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1. INTRODUCTION 

 

1.1 My name is Philip Mark Osborne. I am a 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 I 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 Commercial and Industrial proposals of the 

proposed Replacement District Plan (pRDP) notified as part of 

stage 2.    

 

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 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.   
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2. SCOPE 

 

2.1 My evidence relates to the economic justification for, primarily, the 

industrial provisions in Chapter 16 of the pRDP.  This includes the 

comparable levels of provision for industrial land and the projected 

demand originating from industrial activities and related ancillary 

activities.  My evidence also addresses the specific relief sought 

by various submitters on these provisions.   

 

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 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 Replacement District Plan framework and 

my evidence on and analysis of those wider issues. 

 

4. EXECUTIVE SUMMARY  

 

4.1 The Christchurch economy has experienced significant upheaval 

over the past 7 years but is displaying signs of recovery and 

growth.  The continued recovery however relies heavily on the 

appropriate provision, location and facilitation of business land.   

 

4.2 Both pre and post-earthquakes industrial locations have seen 

significant levels of competition for land from other ‘non-industrial 

uses’.  This competing demand has changed the form and function 

of areas throughout the City.  A key objective of the pRDP’s 

industrial chapter is the sufficient provision of industrial land to 

accommodate and generate growth.   
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4.3 Historically, with these competing uses, the uptake of industrial 

land has been in the order of 20ha per annum.  This rate of 

demand is expected to continue (albeit unevenly) throughout the 

next 15 years.  This equates to approximately 350ha of land to 

2031.   

 

4.4 There are substantial levels of industrial land provision in the 

pRDP with over 950ha provided for both currently zoned and 

identified in LURP priority areas.  This level of provision is more 

than sufficient to meet potential demand to 2028 (and would 

require uptake rates nearly four times those experienced over the 

past decade annually to absorb this).   

 

4.5 While the undersupply of industrial land presents real economic 

costs to an economy, so too the oversupply of industrial land can 

result in similarly harmful effects.  It is therefore important that a 

balance is maintained and the competitiveness of the Christchurch 

economy is not undermined through the general zoning of more 

industrial land.    

 

4.6 Included in the above supply assessment is the provision of 

industrial land in the North West quadrant of Christchurch.  This 

provision has been made due to the shifting locational demand for 

industrial activity and the attributes identified by existing and new 

businesses regarding the accessibility and efficiencies afforded by 

this area.   

 

4.7 There are a variety of submissions on stage 2 of the pRDP 

regarding the rezoning of additional industrial activity.  These 

submissions refer to both general industrial and industrial park 

zonings.  As outlined above, the pRDP currently provides more 

than sufficient industrial land for future growth within the City.  As 

such any additional rezoning is likely to increase the potential 

economic costs associated with the oversupply of industrial land 
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and compromise the competitive business environment the pRDP 

seeks to foster.   

 

4.8 Finally, consideration has been given to the commercial 

submission made by M & B Properties Ltd on their 20 Twigger 

Street site.  Given the practical constraints that the built form 

places on this site, and the potential economic costs associated 

with removing the activity specific standards accompanying the 

Commercial Local zoning, from an economic viewpoint I consider 

it appropriate to remove these standards.   

 

5. CHRISTCHURCH INDUSTRIAL MARKET 

 

5.1 The Christchurch industrial market has experienced significant 

changes over the past 7 years.  Both the Global Financial Crisis 

(GFC) and the Canterbury earthquakes have put significant 

pressure on businesses within this sector.   

 

5.2 While these events impacted upon the operations and profitability 

of many of these businesses, businesses have also faced 

significant pressure on locational options from other activities that 

have sought to locate on industrial land.   

 

5.3 Figure 1 shows the current distribution of industrial land zoning 

within Christchurch City under the operative plan.  

  



7 
26588132_3.docx 

FIGURE 1: CURRENT CHRISTCHURCH INDUSTRIAL ZONES 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, CCC 
 

5.4 Figure 2 overlays commercial office building consents within 

Christchurch on the industrial zone distribution.  This illustrates 

recent development of commercial activity and where this has 

occurred, and if it has been developed on industrial zoned land.  
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FIGURE 2: COMMERCIAL CONSENTS (GFA) GEOSPATIALLY 2000 - 2012 

 

    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, CCC, Statistics NZ 

 

 

5.5 Although larger developments of commercial office over the last 

12 years have been located within the Christchurch CBD, Figure 2 

shows that there has been a significant level of smaller 

commercial office development within industrial areas in both 

clusters and isolated cases.  

 

5.6 Figure 3 focuses on commercial office development after the 

Canterbury Earthquakes.  This provides an overview of how 

commercial activity distribution within the city has changed over 

the years following the earthquakes, and the effect this has had on 

industrial zoned land.  
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FIGURE 3: POST EARTHQUAKES COMMERCIAL CONSENTS (GFA) 

GEOSPATIALLY 2010 - 2012 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, CCC, Statistics NZ 
 

5.7 Since the Canterbury Earthquakes there has been an increase in 

commercial development within industrial zones, particularly along 

Blenheim Road.  

 

5.8 Table 1 tabulates floorspace areas of building consents by type 

within industrial zones and shows the proportion of consents by 

type over the period of 2000 – 2012.  
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Year 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012

Commercial Office 3,278 4,687 1,470 6,264 9,722 11,768 16,042 20,397 8,151 6,210 4,748 17,396 38,716

Industrial 66,927 67,465 93,531 102,046 113,190 99,179 91,636 97,580 57,381 32,368 15,844 31,621 82,710

Other 2,337 1,593 2,167 2,366 12,019 811 426 268 2,256 2,209 8,525 967 2,382

Retail & Commercial Service 5,312 2,542 647 8,949 18,142 7,771 2,006 141 1,517 1,590 14,627 6,354 22,416

Total 77,854 76,286 97,814 119,624 153,073 119,528 110,109 118,386 69,304 42,377 43,744 56,337 146,223

Year 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012

Commercial Office 4% 6% 2% 5% 6% 10% 15% 17% 12% 15% 11% 31% 26%

Industrial 86% 88% 96% 85% 74% 83% 83% 82% 83% 76% 36% 56% 57%

Other 3% 2% 2% 2% 8% 1% 0% 0% 3% 5% 19% 2% 2%

Retail & Commercial Service 7% 3% 1% 7% 12% 7% 2% 0% 2% 4% 33% 11% 15%

Total 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Building Consents in Industrial Zones (Floorspace sqm)

 

TABLE 1: BUILDING CONSENTS (GFA) IN INDUSTRIAL ZONES (SQM 2000 – 

2012) 

 
 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

 
5.9 Table 1 shows a clear trend of Commercial Office floorspace 

development in industrial zoned land increasing over the period. In 

the year 2000, only 4% of building consents within industrial zones 

comprised commercial office floorspace, compared to 15% in 

2009.   

 

5.10 The effects of the Canterbury Earthquakes are clearly shown in 

Table 1, with significant shifts in consented activity within industrial 

zones.  Retail and Commercial Service consents within industrial 

zones in 2010 equated approximately to a significant 14,600sqm, 

an increase consented floorspace of over nine fold from the 

previous year.  Similarly, ‘Other’ business consents increased from 

approximately 2,200sqm to 8,500sqm over the same years.  

Industrial floorspace consents were at their lowest in 2010.  This is 

likely due to the high demand for industrial workers as part of the 

immediate Christchurch recovery process.  
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CHRISTCHURCH CITY 2000 2002 2004 2006 2008 2010 2012

A Agriculture, Forestry and Fishing 1,706 1,621 1,605 1,636 1,638 1,660 1,594

B Mining 167 251 180 332 436 325 489

C Manufacturing 28,268 28,833 29,613 29,037 27,990 24,461 23,631

D Electricity, Gas, Water and Waste Services 646 690 586 683 955 1,017 1,234

E Construction 6,963 7,721 9,613 11,778 12,481 10,817 14,715

F Wholesale Trade 9,306 10,084 10,643 11,005 11,705 11,258 11,034

G Retail Trade 17,406 18,158 19,868 21,098 21,349 20,088 19,575

H Accommodation and Food Services 11,408 12,239 13,763 13,845 14,177 13,375 11,213

I Transport, Postal and Warehousing 10,737 9,439 9,635 10,233 10,674 9,263 8,971

J Information Media and Telecommunications 3,779 3,786 4,203 4,328 4,448 3,856 3,018

K Financial and Insurance Services 3,539 3,649 4,383 4,941 5,033 4,496 4,329

L Rental, Hiring and Real Estate Services 2,616 2,603 2,983 3,663 3,529 3,176 2,927

M Professional, Scientific and Technical Services 7,554 8,623 9,938 12,163 12,864 13,178 13,618

N Administrative and Support Services 6,827 7,471 9,234 9,810 10,909 9,386 11,887

O Public Administration and Safety 5,756 5,980 6,870 7,110 7,619 7,897 7,466

P Education and Training 12,314 13,029 14,253 14,221 14,164 15,213 14,934

Q Health Care and Social Assistance 18,941 20,707 21,787 22,259 23,246 24,220 23,774

R Arts and Recreation Services 2,909 3,085 3,439 3,754 3,717 4,142 3,266

S Other Services 5,467 5,616 6,620 6,980 7,006 7,103 6,541

Total All Industries 156,309 163,585 179,216 188,876 193,940 184,931 184,216

5.11 Over the years of 2011 – 2012, a significant level of Commercial 

Office floorspace was consented within industrial zones, totalling 

approximately 56,100sqm. This is likely a relocation of businesses 

into industrial zones due of the closure of the Christchurch CBD.  

 

5.12 Table 2 below outlines the changes in employment activity 

experienced by Christchurch City over the 2000 to 2012 period.  

This activity is measured in Employment Count (ECs), an 

employment unit utilised by Statistics NZ.   

 

TABLE 2: HISTORIC CHRISTCHURCH EMPLOYMENT CHANGES (2000 – 2012) 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

5.13 Sectors that have experienced significant levels of change include:  

 

(a) Construction (over 100% growth with 27% of total 

employment growth); 

(b) Professional Services (80% growth with 21% of total 

employment growth); 

(c) Manufacturing (16% drop in employment); and 

(d) Health Care (now the City’s largest employer).  
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5.14 Within this 12 year timeframe total employment within the City has 

increased by 28,000 ECs, a rise of 18%.   

 

 

5.15 Over the same period, industrial activities (as indicated by Table 3) 

have increased just over 3,000 ECs, a rise of 6%.  The 

proportional change has meant that as a proportion of total 

business activity within Christchurch City, industrial sectors have 

fallen from 36% to 32% in this period.  The fall in employment for  

Manufacturing, Transport and Storage has led the way for this 

proportional shift.   

 

5.16 There are two factors that have influenced this dramatic change.  

First, the 2011 earthquake has served to disrupt industrial 

movements throughout the region and has forced the relocation 

(albeit potentially temporarily) of industrial businesses.  The slight 

rise more recently in industrial activity (30% in 2010 to 32% in 

2012) is an indication that some businesses are returning and that 

the current situation is potentially an inaccurate indicator of the 

economic baseline.   

 

5.17 Second, any maturing economy is likely to increase its economic 

base of service activities as high valued sectors replace 

proportionally lower valued ones.  Many factors influence this 

change, from simple growth to increasing land prices.  Given the 

fact that other forms of business activity have not been as 

adversely affected, it is assumed that it is the general market as 

well as the effects of the GFC that have influenced industrial 

activity in Christchurch so dramatically.  To a degree this has been 

felt elsewhere with both Hamilton and Tauranga experiencing 

significant recent downturns in industrial activity.   

 

5.18 As noted above, as the accommodation of commercial activity in 

industrial zones has grown markedly over the past 5 years, the 

ability for industrial activities to compete has declined.   
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CHRISTCHURCH CITY 2000 2002 2004 2006 2008 2010 2012

A Agriculture, Forestry and Fishing 171 162 161 164 164 166 159

B Mining 17 25 18 33 44 33 49

C Manufacturing 28,268 28,833 29,613 29,037 27,990 24,461 23,631

D Electricity, Gas, Water and Waste Services 194 207 176 205 287 305 370

E Construction 6,963 7,721 9,613 11,778 12,481 10,817 14,715

F Wholesale Trade 9,306 10,084 10,643 11,005 11,705 11,258 11,034

I Transport, Postal and Warehousing 10,737 9,439 9,635 10,233 10,674 9,263 8,971

Total All Industrial 55,655 56,471 59,858 62,455 63,344 56,303 58,930

 

TABLE 3: HISTORIC CHRISTCHURCH INDUSTRIAL EMPLOYMENT CHANGES 

(2000 – 2012) 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

5.19 Figure 4 illustrates the spatial distribution of industrial employment 

throughout the City.  It shows strong influence throughout the 

western edges of Christchurch.  However this distribution of 

activity has not always been the case in Christchurch.  In fact, the 

12 year period has seen a significant shift from central areas 

westward.   
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FIGURE 3: CHRISTCHURCH INDUSTRIAL EMPLOYMENT DISTRIBUTION 2012 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

5.20 Figure 5 demonstrates the marked movement of industrial activity 

over the period.  Although over this period there has been growth 

of only 3,000 ECs (as noted above), the movement indicates that 

the net shift of industrial ECs within Christchurch City is 

significantly more.  Over the 2000 – 2012 period there was a total 

movement of over 24,000 industrial ECs, and of these the net 

movement was over 18,000 ECs or 31%.  This is a very significant 

internal shift of activity within the City that has occurred throughout 

the period and has been simply exacerbated by the earthquake. 
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FIGURE 4: CHRISTCHURCH INDUSTRIAL EMPLOYMENT CHANGES (2000 -

2012) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

5.21 This position is reinforced by the vacant industrial land uptake 

rates over the past 12 years.  Figure 6 illustrates these and shows 

uptake of industrial land intensifying towards the western side of 

the City.  This, of course, is driven nominally by the availability of 

vacant industrial land.  However when considering the uptake rate 

in comparison to the total quantum of available vacant industrial 
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land in the North West and South West of Christchurch City, there 

is clearly higher demand in these areas than any other area.   

 

FIGURE 5: CHRSITCHURCH VACANT INDUSTRIAL LAND UPTAKE 

DISTRIBUTION (2004 – 2012) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, CCC 

 

5.22 It is of interest to note that although the Construction sector has 

driven net industrial growth in the City, the west is undoubtedly the 

recipient of much of this development.   
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Building Type 2000 2002 2004 2006 2008 2010 2012 Total

Cool Store 594           4,571        2,347        -            2,500        371           -            25,381        

Factory 17,693      11,973      22,718      8,357        9,614        1,983        27,168      176,344      

Freezing Works and Abattoir and Other 

Structures e.g. Covered Yards
-            383           -            -            -            270           788             

Industrial 8,342        5,684        5,854        20,135      5,726        2,089        13,162      100,687      

Other Factory and Industrial Building 3,443        1,500        4,007        3,637        5,317        149           1,776        27,962        

Other Storage Building 6,975        28,182      10,997      8,841        7,262        4,474        37,724      188,041      

Parking Building -            3,695        -            10,664      2,233        6,020        37,210        

Sawmill 543           1,935        3,141          

Warehouse 56,418      52,782      77,341      55,219      42,124      16,328      25,485      599,696      

Workshop e.g. Electrical or Vehicle Repairs 3,162        10,986      16,365      4,981        5,144        695           2,080        66,030        

Total 97,170    121,691  139,629  111,834  79,920    26,359    113,415  1,225,280 

5.23 There is clearly increasing demand for industrial space in the 

western side of Christchurch.  It is highly accessible, well located, 

and crucial to the recovery of the City’s economic base.   

 

TABLE 4: CHRISTCHURCH CITY INDUSTRIAL BUILDING CONSENTS (2000 – 

2012) 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

5.24 In terms of total average uptake rates for Christchurch City per 

annum, on average approximately 100,000sqm of industrial 

floorspace has been consented each year since 2000 (Table 4).  

Given the natural replacement of some buildings, conversions of 

existing space to commercial activity and the smaller percentage 

of consents not actioned, this is in line with the rates of 

employment growth (to the height of activity in 2008, 63,000 ECs) 

and vacant land uptake rates (21ha per annum).   

 

5.25 It is important to note that, in general, the market will supply space 

for the highest level of industrial ECs over a given period, i.e. the 

market will have to have accommodated 63,000 industrial ECs at 

one point, however the 2011 earthquake has altered this capacity 

somewhat.  It is expected that given the rapid increase in industrial 

consents through 2012 the expected level of latent supply of 

industrial floorspace does not exist at normally anticipated levels.   
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Zone Vacant Area (ha) Total Area (ha)

B3

Addington / Cc South 1.33 1.46

Phillipstown 1.68 1.69

Sydenham 1.64 2.26

B3 Total 4.65 5.42

0 0.00 0.00

B3B

Addington / Cc South 0.96 2.95

Avon Loop 0.40 0.40

Phillipstown 1.35 1.51

Sydenham 0.85 0.90

B3B Total 3.56 5.77

0 0.00 0.00

B4

Belfast(Ind) 3.81 16.34

Bromley 0.37 0.38

Chisnall 1.80 2.07

Ferrymead 0.36 0.62

Hornby North 1.35 1.42

Hornby South (Ind) 10.80 35.26

Islington 2.95 13.60

Islington South 3.31 3.38

Mandeville / Addington 2.09 2.48

Northcote 1.75 10.11

Opawa / Woolston 40.70 55.82

Papanui / Casebrook 0.33 0.33

Rawhiti 0.04 0.04

Russley / Harewood 3.53 3.58

Styx Mill 1.24 1.53

Wigram / Hillmtn / Mdltn 28.96 51.36

B4 Total 103.37 198.32

0 0.00 0.00

B4P

Islington South 6.56 36.75

B4P Total 6.56 36.75

0 0.00 0.00

B4T

Russley / Harewood 0.76 0.76

B4T Total 0.76 0.76

0 0.00 0.00

B5

Belfast(Ind) 9.96 9.96

Bromley 11.84 13.64

Hornby North 24.19 34.80

Hornby South (Ind) 30.00 88.41

Islington 32.95 63.98

Opawa / Woolston 8.52 8.69

Wigram / Hillmtn / Mdltn 17.39 23.68

B5 Total 134.85 243.17

0 0.00 0.00

B6

Chaneys 46.53 48.63

Johns Road 8.09 8.99

B6 Total 54.62 57.62

0 0.00 0.00

B7

Wilmers Road 44.86 98.46

B7 Total 44.86 98.46

0 0.00 0.00

SP(ARPT)

Airport 143.73 317.48

SP(ARPT) Total 143.73 317.48

0 0.00 0.00

Grand Total 496.95 963.74

Zone Vacant Area (ha) Total Area (ha)

B3

Addington / Cc South 1.33 1.46

Phillipstown 1.68 1.69

Sydenham 1.64 2.26

B3 Total 4.65 5.42

0 0.00 0.00

B3B

Addington / Cc South 0.96 2.95

Avon Loop 0.40 0.40

Phillipstown 1.35 1.51

Sydenham 0.85 0.90

B3B Total 3.56 5.77

0 0.00 0.00

B4

Belfast(Ind) 3.81 16.34

Bromley 0.37 0.38

Chisnall 1.80 2.07

Ferrymead 0.36 0.62

Hornby North 1.35 1.42

Hornby South (Ind) 10.80 35.26

Islington 2.95 13.60

Islington South 3.31 3.38

Mandeville / Addington 2.09 2.48

Northcote 1.75 10.11

Opawa / Woolston 40.70 55.82

Papanui / Casebrook 0.33 0.33

Rawhiti 0.04 0.04

Russley / Harewood 3.53 3.58

Styx Mill 1.24 1.53

Wigram / Hillmtn / Mdltn 28.96 51.36

B4 Total 103.37 198.32

0 0.00 0.00

B4P

Islington South 6.56 36.75

B4P Total 6.56 36.75

0 0.00 0.00

B4T

Russley / Harewood 0.76 0.76

B4T Total 0.76 0.76

0 0.00 0.00

B5

Belfast(Ind) 9.96 9.96

Bromley 11.84 13.64

Hornby North 24.19 34.80

Hornby South (Ind) 30.00 88.41

Islington 32.95 63.98

Opawa / Woolston 8.52 8.69

Wigram / Hillmtn / Mdltn 17.39 23.68

B5 Total 134.85 243.17

0 0.00 0.00

B6

Chaneys 46.53 48.63

Johns Road 8.09 8.99

B6 Total 54.62 57.62

0 0.00 0.00

B7

Wilmers Road 44.86 98.46

B7 Total 44.86 98.46

0 0.00 0.00

SP(ARPT)

Airport 143.73 317.48

SP(ARPT) Total 143.73 317.48

0 0.00 0.00

Grand Total 496.95 963.74

5.26 There exist some difficulties in assessing the current level of 

industrial land supply.  Inappropriate locations have emerged 

given geotechnical difficulties and there have been shifts in activity 

towards the west of the city.  Table 5 lists the levels of most up-to-

date vacant industrial land in Christchurch.  It is important to note 

that the area located in the Specific Purpose (Airport) Zone 

(SPAZ) at the Christchurch Airport has restricted uses currently 

attributable to it.  Without this land, Christchurch would have 

approximately 353ha of vacant industrial land.  Additionally over 

23% of this vacant land exists in land holdings less than 1ha, 

leaving 272ha in sites greater than 1 hectare.   

 

TABLE 5: CHRISTCHURCH CITY VACANT INDUSTRIAL LAND BY ZONE  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: CCC 
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5.27 Additional to the currently vacant industrial land in Christchurch 

City, Chapter 6 of the Regional Policy Statement seeks to identify 

for industrial rezoning a further 487.9ha of land currently with a 

variety of zonings.  These are identified as Greenfield business 

priority areas in the Land Use Recovery Plan (LURP) and are 

coloured blue in Figure 7, while the green areas identified 

represent Greenfield residential priority areas.     

 

FIGURE 6: LURP GREENFIELD PRIORITY AREAS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: CERA Land Use Recovery Plan 
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5.28 As with the supply of industrial land in Christchurch the 

assessment of future demand also presents some difficulties.  

There is no doubt that the current economic environment in the 

Region is in a state of flux, with growth in some industrial sectors 

still curtailed and uncertain, while growth in others is artificially 

enlarged due to the recovery process.  These factors must be 

taken into consideration when projecting potential employment 

growth by sector for the City.   

 

5.29 Using population forecasts, historical business demographic 

trends, and the changing demographic profile of Christchurch City, 

industrial employment for Christchurch has been projected out to 

2031 factoring in changing labour force participation rates over the 

period.  

 

5.30 Estimates of the quantity of future industrial land demand based 

on the employment projections on a sector by sector basis have 

been compiled based on projected employment and sustainable 

land efficiencies. As a result, the projections presented represent 

the industrial land demand of efficiently used land.  

 

5.31 It is important to note that these projections do not factor in 

changes in industrial land prices resulting from changes in the 

level of potential over or under supply in Christchurch and price 

changes in surrounding areas. These factors can influence where 

businesses decide to locate, however given the unpredictability of 

land values, for the purpose of this statement it has been assumed 

that relative prices between Christchurch and surrounding areas 

remain constant over the forecast period.  Based on these factors 

it is expected that Christchurch City will accommodate 

approximately 216,000 ECs by 2031.   

 

5.32 Table 6 illustrates the forecasted industrial employment growth for 

Christchurch City under a trended scenario.    
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CHRISTCHURCH CITY 2000 2008 2011 2012 2021 2026 2031

A Agriculture, Forestry and Fishing 171 164 152 159 161 176 143

B Mining 17 44 34 49 52 49 47

C Manufacturing 28,268 27,990 24,032 23,631 25,091 26,944 28,253

D Electricity, Gas, Water and Waste Services 194 287 337 370 371 370 389

E Construction 6,963 12,481 11,309 14,715 17,013 17,596 16,822

F Wholesale Trade 9,306 11,705 11,245 11,034 11,604 12,374 12,647

I Transport, Postal and Warehousing 10,737 10,674 8,922 8,971 9,116 9,371 9,176

Total All Industries 55,655 63,344 56,031 58,930 63,407 66,881 67,476

 

 

 

TABLE 6: SCENARIO 1 CHRISTCHURCH INDUSTRIAL EMPLOYMENT 

PROJECTIONS (2031) 

 

 

 

 

 

Source: Property Economics 

 

5.33 This shows growth in the order of 8,500 industrial ECs to 2031.  

Although the growth in construction is expected in the short to 

medium term to be driven by the recovery process, the medium to 

longer term prospects will eventually need to be supported by 

normal growth and a normal population base. It is expected that, 

although Manufacturing has experienced a significant decline over 

the past 12 years, given Christchurch is the production hub for the 

South Island, this capacity will rebound slightly.   

 

5.34 A position raised in a report undertaken in 2013 by Property 

Economics was the potential for the Airport to induce greater 

levels of growth in the City through improving the competitiveness 

of the Airport environment.  The basis for potential growth levels 

was outlined in the PWC Freight Report of 2011.  Based on this 

potential an alternative industrial growth scenario has been 

developed.  The foundation for this potential increase in 

employment growth would be an increase in population.   

 

  



22 
26588132_3.docx 

CHRISTCHURCH CITY 2000 2008 2011 2012 2021 2026 2031

A Agriculture, Forestry and Fishing 171 164 152 159 161 176 143

B Mining 17 44 34 49 52 49 47

C Manufacturing 28,268 27,990 24,032 23,631 25,133 28,034 28,421

D Electricity, Gas, Water and Waste Services 194 287 337 370 371 370 389

E Construction 6,963 12,481 11,309 14,715 16,523 17,666 16,892

F Wholesale Trade 9,306 11,705 11,245 11,034 11,684 12,514 12,893

I Transport, Postal and Warehousing 10,737 10,674 8,922 8,971 9,232 9,918 10,302

Total All Industries 55,655 63,344 56,031 58,930 63,155 68,727 69,087

TABLE 7: SCENARIO 2 CHRISTCHURCH INDUSTRIAL EMPLOYMENT 

PROJECTIONS (2031) 

 

 

 

 

 

Source: Property Economics 

 

5.35 This scenario is a result in part of an Airport business environment 

that is competitive at both a national and international level, and 

projects net industrial EC growth of around 10,200, at an average 

growth rate of around 530 ECs per annum. 

 

5.36 Based on the two scenarios outlined above, the level of expected 

industrial EC growth spread equates to 8,500 – 10,200 

employees.  This projected growth is expected to generate (or 

absorb) an industrial land requirement to meet the changes and 

accommodate the anticipated industrial sector growth of between 

288ha and 350ha respectively. 

 

5.37 This equates to an average uptake rate, or velocity of absorption, 

of between 16 to 20ha of industrial land per annum.  

 

5.38 A key objective of Chapter 16 of the pRDP is that it provides 

‘sufficient (industrial) land to 2028 (16.1.1.1 Policy 1 (a)’.  It is 

important therefore for the pRDP to consider the potential balance 

between the supply and demand of industrial land through this 

period.   

 

5.39 It is essential to consider this balance due not only to the obvious 

potential costs to growth of undersupplying industrial land for 

development but also because of the significant potential impacts 

of oversupplying land.  These impacts have the potential to take 

the form of land, infrastructure and production inefficiencies as 
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well as adversely impacting upon the land market itself.  Potential 

economic impacts include: 

 

(a) Disjointed industrial development; 

(b) High marginal development and servicing costs; 

(c) Underutilised infrastructure; 

(d) Failure to capture agglomeration benefits; 

(e) Inappropriate land prices;  

(f) Reduction in the level of productive land; 

(g) Investment uncertainty through low relative demand and 

price fluctuations; 

(h) Reduced redevelopment (reduction in redevelopment of 

existing floorspace to new uses; 

(i) Attraction of transitory business (price driven industry that 

is likely to prioritise land price for a small period of time); 

(j) Low amenity through decreased densities; 

(k) Duplication of infrastructure; and 

(l) Low economies of scale for infrastructure leading to poor 

quality. 

 

5.40 With a vacant land register indicating a vacant industrial land 

supply of nearly 500ha within Christchurch City alone and an 

additional 488ha identified in Chapter 6 of the Regional Policy 

Statement, there is more than sufficient industrial land supply 

(potentially 50 years of supply) to facilitate and enable efficient 

economic functioning and growth of the city’s industrial market out 

to 2028 under both assessed industrial growth scenarios.   

 

North West Review Area (NWRA) 

 

5.41 As outlined above there is a large proportion of industrial land 

supply in the general Christchurch area.  With the current supply 

of land and the expected rezoning that would occur under the 

LURP there is currently more than sufficient land (950ha plus) to 

accommodate the expected growth to 2028.  However there is an 

important consideration when comparing supply and demand.  

The potential in industrial activity that the City can expect over the 
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next two decades is inherently tied to the type, location and quality 

of industrial land that is on offer within the City.  This land must 

provide a competitive advantage for businesses that have the 

opportunity to locate outside the City as well as providing 

efficiencies for the success of those that cannot.   

 

5.42 Over the past 10 years there has been a significant shift in the 

location of both new and existing business within the City.  This 

geospatial redistribution of industrial activity was well underway 

prior to the shift necessitated by the 2011 earthquake.   

 

5.43 The west of Christchurch City has seen a substantial shift in 

industrial activity due to its accessibility, infrastructure, amenity 

levels, land prices, site flexibility and stability.  The introduction of 

this level of activity has in fact perpetuated itself with greater levels 

of support services and greater degrees of agglomeration and 

economies of scale present within the area.   

 

5.44 While the south west represents a considerable proportion of this 

growth potential, the location of the Airport and access to northern 

markets and resources presents a real opportunity for the City to 

provide for expected and potential growth in industrial sectors that 

are reliant on access to these variables.   

 

5.45 The provision of appropriately zoned land in the North West 

quadrant has the potential to provide the City with competitive 

industrial land that will improve the growth expectations for the 

City.  Of the potential 350ha to 2031 (along with the additional 

growth potential given the competitiveness of the western area for 

industrial activity) the North West has the potential to 

accommodate up to 180ha of industrial land.  While it is expected 

that the Airport's Dakota Park will accommodate a large proportion 

of this demand, the Park itself is likely to also continue to supply 

industrial land after this period.  This figure of 180ha is based on 

the alternative growth scenario which includes the establishment 

of an industrial airport ‘hub’.  Additionally, employment projections 

for the NWRA include retention of industrial activity, which will 
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support this growth and is likely to seek to be accommodated 

within a close proximity.   

 
5.46 The fact that an increasing proportion of industrial growth is 

locating in both the South and North West illustrates the attributes 

that make the NWRA a positive location for industrial supply.  The 

positive economic benefits provided to the City through this 

potential rezoning include both an increase in competitively 

located industrial land (providing greater regional and national 

competitiveness) thus maintaining the level of business activity 

within the City and the ability for this competitive land to create an 

environment, with the potential SPAZ land, that increases 

expected growth thus producing unique employment growth.   

 

5.47 Therefore there is potential for additional demand within the 

NWRA within the 2031 period.   

 

5.48 The level of appropriate supply will be based on the attributes 

displayed by the area and in particular the three sites identified 

through the ‘North West Review Area Background Report’ 

provided by the Council.   

 

5.49 The obvious cost related to the rezoning of this land is the 

additional level of competition created in a market that currently 

has sufficient industrial land.  The key consideration here then 

becomes whether or not the proposed rezoning improves the 

economic wellbeing of the Christchurch community.  The symbiotic 

relationship this land has in both an area of high demand and an 

area of significant potential would suggest that the additional 

employment potentially created here is unlikely to be replicated 

elsewhere in the City or Region and is necessary to maximise the 

benefits of this area in terms of its potential economic value as 

support for Airport activity.   

 

5.50 In short there is potential for a degree of additional industrial land 

in this area that can operate in relationship with the potential 

development at the Airport.  This land provision is likely to have 
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some impact in terms of redistribution of activity but is likely also to 

produce a more efficient outcome.  The level of land required 

should be balanced against the level of additional activity attracted 

to the Airport and specifically the SPAZ opportunities.   

 

5.51 Having regard to this and the timeframes under which this land will 

be required, there is no need to develop any more than 100ha of 

additional industrial land.  It is difficult to assess the exact amount 

of land that will facilitate growth in this area and support the Airport 

development, however there are factors relating to each site that 

may adjust this total amount or the timeframes in which they are 

released.   
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6. SPECIFIC STAGE 2 SUBMISSIONS 

 

6.1 I have assessed the specific relief sought by submitters and 

further submitters, insofar as it relates to my area of expertise.  As 

a result of this assessment I have come to a conclusion where I 

consider that it is appropriate for the relief sought to either be 

accepted or rejected.  

 

Industrial Submissions 

 

6.2 There are a variety of stage 2 submissions that seek the rezoning 

of specific sites for the purpose of industrial activity.  The spectrum 

of these submissions include additions to existing industrial and 

industrial park zones through to new standalone industrial parks 

(2440).   

 

6.3 These submissions on Chapter 16 of pRDP must be considered in 

the context of the assessment outlined in the section above.  It is 

important that the pRDP provides for the development of sufficient 

industrial land so as not to restrict competitive growth in the City.  

However as outlined above it is also important to provide balance 

to the market so as not to potentially lead to an oversupply that 

impinges on the City’s growth prospects.   

 

6.4 From an economic viewpoint a fundamental concern of Chapter 16 

of the pRDP should be the provision of sufficient industrial land, 

while still considering the costs involved of ‘over-supplying’ this 

land.  It is clear from the above assessment that the land areas 

provided for under the pRDP are more than sufficient to achieve 

the former.   

 

6.5 Given that the level of industrial land provided for under the pRDP 

already significantly exceeds the projected requirements to 2028, 

the rezoning of any additional industrial land, unless meeting a 

specific need (or demand) that is not currently met, is likely to be 
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accompanied by a high propensity for reduced economic 

efficiency.   

 

6.6 Given the limited nature of industrial growth (and the provision 

already made in the pRDP) any further rezoning of land at a 

general level will inevitably redistribute that growth from existing 

and planned industrial areas thereby simply increasing the level of 

vacancies and potentially rendering some areas undesirable.   

 

6.7 A further issue with regard to the addition of industrial park zoning 

(e.g. submission 2440) is that of the level of other activities 

permitted in the zone.  The potential rezoning of additional 

industrial park zones carries with it the risk of an additional 

5,000sqm of ‘standalone’ office provision.  This provision (under 

the current zoning) represents a further and significant risk to 

existing and planned centres.   

 

6.8 Given the level of provision in the pRDP I can see no economic 

reason supporting the rezoning of additional industrial or industrial 

park land within Christchurch.  As such, it is my opinion from an 

economic viewpoint, that submissions seeking to rezoning of 

additional land for this activity should not be accepted.   

 

Commercial Submissions 

 

6.9 While the majority of commercial submissions have been 

addressed in my Stage 1 commercial evidence, here I address the 

submission by M & B Properties Ltd on the property at 20 Twigger 

St.   

 

6.10 This submission is in support of the notified rezoning of the site to 

Commercial Local.  However the specific activity standards require 

that commercial office activities be restricted to 250sqm tenants 

and primarily first floor activity.  In terms of the physical structure 

associated with this site, these restrictions are not practical and 

the submission seeks to remove them.   
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6.11 I agree with the submission regarding the practical application of 

the activity standards and the likely impact on the implementation 

of the proposed zoning.  While I still consider the activity standards 

wholly appropriate for the zone, I would agree that for this zone to 

be appropriately applied to the subject site, the suggested removal 

of these standards presented by this submission should be 

accepted.   

 
 
 

 

 

Philip Osborne 

2 September 2015 

 


