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1. INTRODUCTION 

 

1.1 My full name is Timothy James Heath.   

 

1.2 I am a Property Consultant, Retail Analyst and Urban 

Demographer for Property Economics Limited, based in Auckland.  

I hold a double degree from the University of Auckland: 

 

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

(b) Bachelor of Planning 1993. 

 

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

proprietor and founding director of Property Economics Limited, a 

consultancy providing property research services to both the 

private and public sectors throughout New Zealand.  I have 

undertaken such work for eighteen years, with the last twelve 

years of these as director of Property Economics Limited.  

 

1.4 I advise local and regional councils throughout New Zealand in 

relation to retail, industrial and business land use issues as well as 

strategic forward planning.  I also provide consultancy services to 

a number of private sector clients in respect of a wide range of 

property issues, including retail economic impact assessments, 

commercial and industrial market assessments, and forecasting 

market growth and land requirements across all property sectors.  

 

1.5 I have been involved in undertaking an extensive range of 

background retail research and analysis throughout Christchurch 

over the past three years that assisted Christchurch City Council 

(Council) in the formulation of the Commercial and Industrial 

Chapters of the proposed Replacement District Plan (pRDP), 

including a specific report on the New Brighton centre in late 2012.  

Earlier this year I presented evidence to the Independent Hearing 

Panel (IHP) for Council on the Strategic Directions proposal, and 

on the Commercial and Industrial proposal as part of Stage 1 of 

the pRDP hearing process in relation to retail and centre matters.  
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1.6 This evidence was based on research and analysis I had 

undertaken to provide a robust platform for the development of an 

appropriate retail planning framework and suite of provisions in the 

context of the RMA and other relevant planning documents 

including the CRPS, LURP and aspirations of the city in the 

CCRP.   

 
2. CODE OF CONDUCT 

 

2.1 I have read and am familiar with the Environment Court's Code of 

Conduct for Expert Witnesses, contained in the Environment Court 

Practice Note 2014, and agree to comply with it.  Other than where 

I state that I am relying on the advice of another person, I confirm 

that the issues addressed in this statement of evidence are within 

my area of expertise.  I have not omitted to consider material facts 

known to me that might alter or detract from the opinions that I 

express.  

 

3. SCOPE 

 

3.1 I have been engaged by the Council to provide retail evidence in 

relation to Council’s proposal to reduce the extent of the New 

Brighton centre and consolidate it to a smaller land area.  This is 

the main focus of this statement.  

 

3.2 My evidence will also address the specific relief sought by two 

submitters – namely #2176 Ilogan Trust and #2440 G&K Corston 

in relation to retail matters.   

 

3.3 I confirm I have not been party to any expert conferencing in 

relation to the above matters.  

 

4. EVIDENCE PROVIDED AT EARLIER HEARINGS 

 

4.1 As indicated in paragraph 1.5 I have previously provided written 

and oral evidence to the IHP during Stage 1 of the pRDP hearings.   
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4.2 I confirm that I continue to rely on the evidence and analysis that I 

provided at the hearings on the proposals identified in paragraph 

1.5 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 pRDP framework and my evidence on and 

analysis of those wider issues. 

 

5. EXECUTIVE SUMMARY  

 

5.1 New Brighton is a retail centre struggling to maintain its role and 

function in the market, and is too extensive geographically for the 

core market it services.  A more consolidated centre better meets 

market requirements moving forward as the existing centre 

footprint will simply not be able to be sustained by the market, and 

as such is likely to leave a significant proportion of the centre 

either in a state of disrepair or containing low quality poor 

performing space.  

 

5.2 The Ilogan Trust submission (#2176) to ‘upzone’ its proposed local 

commercial zone to a new neighbourhood centre including a 

supermarket is neither required nor supported.  There is significant 

supermarket competition in the area (existing and future) creating 

a healthy competitive environment, which this submission would 

only serve to undermine.  The centre network in the surrounding 

area has a solid basis from a retail perspective and the growth in 

the local area is already accounted for to support the new centres 

planned for in the area. 

 

5.3 The retail relief sought in the Corston submission (#2440) is 

considered inappropriate for an Industrial Park Zone and not 

supported.   
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6. PROPOSAL TO CONSOLIDATE NEW BRIGHTON CENTRE 

 

6.1 My understanding is that the Council seek to downsize the New 

Brighton commercial zone / centre from around 11ha to 3-4ha.  

This is in line with my recommendation from my 2012 research 

and analysis on New Brighton.  The following sections outline the 

key aspects of that report (with the relevant updates) that assist in 

understanding the justification for, first, a reduction in the New 

Brighton commercial zone, and second, the scale of the reduction 

proposed.  

 

7. NEW BRIGHTON’S CORE ECONOMIC MARKET  

 

7.1 Figure 1 illustrates the core economic market for the New Brighton 

centre adopted for the purposes of this analysis.  This has been 

based on the existing and proposed centre network in the pRDP, 

proximity to similar retail and commercial activity (i.e. centres 

fulfilling similar role and function), demographic distribution, 

Statistics NZ meshblock boundaries for statistical analysis 

purposes, the roading network, other natural and physical 

geographic barriers, and my professional opinion factoring in 

known shopping patterns and trade area dynamics for similar 

sized centres I have assessed around NZ over the last 18 years.   

 

7.2 Any marginal reshaping of the catchment boundaries would not 

materially change the population and household base, and 

therefore the catchment and market size. 

 

7.3 Figure 1 represents the core economic market only, and residents 

within this identified catchment will also shop in centres outside of 

the identified catchment and vice versa.  In this regard the 

catchment illustrated in Figure 1 represents the area where New 

Brighton is likely to derive the majority of its customers and sales, 

and the geographic extent of the area the New Brighton Centre is 

primarily designed to service given its role and function in the 

market.  For the purpose of context, the New Brighton Centre as 
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well as other key retail and commercial centres in the surrounding 

area have also been identified on Figure 1. 

 

FIGURE 1: NEW BRIGHTON CORE ECONOMIC MARKET AND SURROUNDING 
CENTRES  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics, Google  

 

 
8. DEMOGRAPHIC PROFILING 

 

8.1 On a comparative basis the fundamental economic and social 

characteristics of New Brighton’s core economic market are 

overall not strong.  The core market has a relatively small 

catchment base (in retail terms), with low growth projected.  It has 

a low annual household income compared to the wider 
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2015 2018 2023 2028 2033
Net Growth

2015 - 2033

Population 16,011 16,382 16,616 16,799 17,064 1,053

Households 7,017 7,250 7,485 7,709 7,917 899

Household Size 2.28 2.26 2.22 2.18 2.16 -0.13

Population Growth (p.a.) 0.77% 0.28% 0.22% 0.31% 6.58%

Household Growth (p.a.) 1.09% 0.64% 0.59% 0.53% 12.82%

Christchurch market, lower levels of education attainment 

proportionally and, on balance, a lower proportion of its 

employment base working in higher paid white collar jobs.   

 

8.2 From a retail perspective these are not considered strong 

demographic attributes and would reduce the overall spending 

power within the catchment. 

 

9. POPULATION AND HOUSEHOLD FORECASTS 

 

9.1 Table 1 displays the population and household growth projections 

for the New Brighton core economic market.  The household and 

population projections utilised for this statement have been based 

on the medium projection series from Statistics New Zealand 

(2015 release), which are considered to represent the most up-to-

date and geographically specific forecasts at present for the area.  

I have no reason to doubt the validity of these forecasts and have 

adopted them as the basis for the further analysis in this 

statement.  An overview of these projections is shown in Table 1.  

 

 

TABLE 1: CATCHMENT POPULATION AND HOUSEHOLD FORECASTS  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Statistics NZ 

 

 
9.2 For the purpose of this report, year 2015 is classified as current 

(colour coded blue), year 2018 is classified as short term (colour 
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coded yellow), year 2023 is classified as medium term (coded 

green), years 2028 - 2033 is classified as longer term (colour 

coded red), and net growth over the assessment period is colour 

coded black. 

 

9.3 The New Brighton core economic market has a current population 

base of approximately 16,000 residing in around 7,000 households 

(rounded).  This is projected to experience a marginal net increase 

to around 17,100 people and 7,900 households over the forecast 

period to 2033.  This represents a relatively stagnant population 

base in real terms.  In essence, the core market size is projected 

to ‘flat line’ in population terms and experiences no material 

growth over the next two decades.     

 

9.4 Comparatively, households in the wider Christchurch City area are 

forecast to grow by around 26% over the same period, which 

suggests the core market is projected to grow at around half the 

rate of that of the wider Christchurch market over the assessed 

period.  This is not surprising given the level of residential 

displacement and ‘red zone’ land in and around the core economic 

market.  Further to this, it is my understanding the area has been 

identified by the Council as an area where sea level rise may give 

rise to some constraints on development.  This may limit further 

residential development within the core economic market.   

 

10. RETAIL EXPENDITURE AND GFA PROJECTIONS 

 

10.1 The methodology adopted in this section follows the same 

approach outlined in paragraphs 10.1 to 10.10 of my primary 

statement in Stage 1 of the Commercial and Industrial hearing of 

the pRDP dated 13 April 2015.  

 

10.2 Table 2 breaks down the total market for New Brighton’s core 

economic catchment by retail sector based on ANZSIC1 codes for 

the assessed period. 

                                                   
1
 Australia New Zealand Standard Industrial Classification 
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2015 2018 2023 2028 2033
Net Growth

2015 - 2033

Food retailing $70 $74 $78 $83 $87 $17

Clothing, footwear and personal accessories retailing $13 $14 $15 $16 $18 $5

Furniture, floor coverings, houseware and textile goods retailing $7 $7 $7 $8 $8 $1

Electrical and electronic goods retailing $7 $7 $7 $8 $8 $1

Hardware, building and garden supplies retailing $3 $3 $3 $3 $4 $1

Pharmaceutical and personal care goods retailing $5 $5 $5 $6 $6 $1

Department stores $16 $17 $18 $19 $20 $4

Recreational goods retailing $7 $7 $8 $8 $9 $2

Other goods retailing $7 $7 $8 $8 $9 $3

Food and beverage services $26 $27 $29 $32 $34 $8

Total $159 $168 $179 $191 $202 $44

 
 

TABLE 2: NEW BRIGHTON CORE MARKET RETAIL EXPENDITURE FORECASTS ($M 
PA) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics 

 
10.3 The core market currently generates approximately $159m per 

annum of retail expenditure, with projected growth in the market of 

over the assessed 18-year period to over $202m per annum by 

2033.  The represents net annual retail expenditure in 2033 nearly 

$44m higher than in the 2015 base year.  

 

10.4 Overall the figures in Table 2 indicate that New Brighton’s core 

economic market is forecast to experience a low level of growth in 

‘real’ terms over the period (largely due to the almost stagnant 

growth in population within the market), with real retail growth 

accounting for the majority of retail expenditure growth in the 

market.  Therefore, the vast majority of the New Brighton’s core 

projected 2033 market is already in the catchment. 

 

10.5 Table 3 illustrates the level of sustainable retail GFA within each 

retail sector in the identified catchment. 
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2015 2018 2023 2028 2033
Net Growth

2015 - 2033

Food retailing 8,035 8,485 8,944 9,462 9,957 1,922

Clothing, footwear and personal accessories retailing 2,517 2,696 2,898 3,136 3,386 869

Furniture, floor coverings, houseware and textile goods retailing 2,683 2,827 2,970 3,130 3,280 597

Electrical and electronic goods retailing 2,745 2,892 3,037 3,201 3,354 608

Pharmaceutical and personal care goods retailing 644 687 734 788 845 200

Department stores 6,350 6,740 7,156 7,635 8,113 1,763

Recreational goods retailing 1,926 2,043 2,168 2,312 2,457 532

Other goods retailing 1,457 1,572 1,707 1,867 2,041 584

Food and beverage services 4,051 4,329 4,639 5,001 5,382 1,330

Total 30,409 32,272 34,253 36,531 38,814 8,405

 

 

TABLE 3: NEW BRIGHTON SUSTAINABLE GFA FORECASTS (SQM) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics 
 

10.6 This analysis assesses retail demand by adopting a sustainable 

retail footprint approach. Sustainable floorspace in this context 

refers to the level of floorspace proportionate to an area’s 

retainable retail expenditure that is likely to result in an appropriate 

quality and offer in the retail environment.  This does not 

necessarily represent the ‘break even’ point, but a level of sales 

productivity ($/sqm) that allows retail stores to trade profitable and 

provides a good quality retail environment. 

 

10.7 There is also a need to translate net retail trading floorspace into 

Gross Floor Area (GFA) as net retail trading floorspace excludes 

floor area in a retail store used for storage, warehousing, staff 

facilities, office, toilets, etc.  These activities typically occupy 

around 25-30% of a convenience retail store’s GFA.  It is important 

to separate out this ‘back office’ floorspace as it does not generate 

any retail spend and represents an area from which the general 

public is typically excluded. 
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10.8 New Brighton’s core economic market currently generates enough 

retail expenditure on an annualised basis to sustain an estimated 

30,400sqm of retail GFA.  This is forecast to increase to around 

38,800sqm GFA by 2033.  These figures represent the GFA 

sustainable if all retail expenditure generated in the market was 

internalised and annualised net retail leakage / inflow resulted in a 

neutral position2.  Such a position is not usual, but this approach 

provides useful context as a benchmark from which to undertake 

any retail market assessment. 

 

10.9 Applying a practical commercial lens, the New Brighton centre 

primarily performs a convenience and supermarket function (with 

some recreational / visitor orientated retailing given its niche 

beachside location), along with some core commercial and 

community services.  For this reason, the balance of this 

statement of the report will focus on the retail sectors of 

supermarket and convenience retailing, as it is within these 

markets that the New Brighton centre should operate and compete 

in, as anything of a ‘higher order’ is considered commercially 

unrealistic and aspirational rather than practical. The exception to 

this would be stores relevant to the niche environment of New 

Brighton (i.e. surf shops), albeit this should only form a small 

portion of the New Brighton market.  This exception is addressed 

in more detail later in the statement. 

 

10.10 Convenience retailing can be generally defined as stores used for 

quick stop and frequently required shopping, used primarily due to 

their close proximity to the customer.  These stores are not 

exclusive to any one retail category with examples of such stores 

including, dairies, bakeries, fruit and vegetable stores, cafes and 

takeaways.   

 

10.11 Nationwide, convenience retail spend (excluding supermarket 

expenditure) is estimated to represent around 19% of all retail 

                                                   
2
 The represents a theoretical position at this point in the methodology grounded with real spending flows analysis 

later in the statement. 
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Supermarket Retailing 2015 2016 2021 2026 2031
Net Growth

2015 - 2033

Retail Expenditure ($m) $53 $56 $59 $62 $65 $13

Sustainable Net Floorspace (sqm) 4,219 4,455 4,695 4,967 5,227 1,009

Sustainable GFA (sqm) 6,026 6,364 6,708 7,096 7,468 1,441

Convenience Retailing 2015 2016 2021 2026 2031
Net Growth

2015 - 2033

Retail Expenditure ($m) $27 $29 $30 $32 $34 $7

Sustainable Net Floorspace (sqm) 2,998 3,181 3,375 3,599 3,822 824

Sustainable GFA (sqm) 4,283 4,544 4,822 5,141 5,460 1,177

expenditure, and this ratio has been adopted for the purpose of 

this analysis given the minimal variation at a localised level.  

 

10.12 Supermarket retail expenditure, also considered convenience 

retailing (albeit in a large format footprint), is estimated to 

represent 75% of all food and beverage retail spend, and operates 

as a large format food store.  Supermarkets are scattered geo-

spatially around markets and offer a similar range of products and 

services.  As such they predominantly service localised 

catchments. 

 

10.13 Table 4 illustrates the total, supermarket and convenience retail 

expenditure generated in the identified catchment (in 2015 dollars) 

and the resulting level of sustainable retail GFA.  These represent 

the ‘core’ market New Brighton should and could operate in due its 

competitive location (proximity to the consumer) advantages, i.e. 

representing the sectors the New Brighton centre has a natural 

competitive advantage in. 

 

TABLE 4: NEW BRIGHTON CONVENIENCE AND SUPERMARKET RETAIL 
MARKET FORECASTS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 
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10.14 The New Brighton catchment currently generates an estimated 

$27m per annum in convenience retail expenditure in 2015 dollars.  

Over the forecast period this is estimated to increase by $7m to 

approximately $34m pa by 2033.  This translates to a sustainable 

retail GFA of around 4,300sqm currently, increasing to 5,500sqm 

GFA by 2033 (fully internalised).  

 

10.15 Retail expenditure generation for Supermarket retailing is currently 

estimated at $53m per annum, with this forecast to grow over the 

next 18-years to approximately $65m per annum in 2015 dollars.  

This translates to a fully internalised sustainable GFA of around 

6,000sqm currently and 7,500sqm by 2033.  

 

10.16 These figures represent the sustainable GFA if all retail 

expenditure generated in the district was internalised and 

annualised net retail leakage / inflow resulted in a neutral 

position3.   

 

11. RETAIL SHOPPING PATTERNS 

 

11.1 Retail expenditure spending patterns are assessed in this chapter 

using retail transaction data from MarketView (a service provided 

by the Bank of New Zealand (“BNZ”).  Paragraphs 11.1 to 11.4 of 

my primary statement in Stage 1 Commercial and Industrial 

hearing of the pRDP discuss the basis of the MarketView dataset. 

 

11.2 The retail transactional data sources were for the full calendar 

year period of August 2011 – July 2012 to eliminate any seasonal 

variations that occur within the identified catchment while reflecting 

the most current shopping patterns. Given the large sample size of 

MarketView data, it is considered to be appropriate and robust for 

analysis purposes. 

 

                                                   
3
 The represents a theoretical position at this point in the methodology which is ground truthed with real spending 

flow analysis in the following chapter. 
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11.3 For the purpose of this statement, I have sourced the ‘destination’ 

of retail spend of New Brighton’s core market residents.  

‘Destination’ spend identifies where New Brighton residents are 

spending their retail dollars - both inside and outside the New 

Brighton market. Destination spending patterns is important to 

understand for strategic planning purposes in the New Brighton 

area due to the under-performing localised retail offer currently, 

and therefore a more detailed breakdown of the ‘where and how 

much’ in terms of retail leakage provides a valuable information 

silo for forward retail planning of the centre. 

 

FIGURE 2: NEW BRIGHTON RETAIL SPENDING BY DESTINATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics, MarketView 

 

11.4 The CBD, for the purposes of this analysis, includes all retailing 

located within the ‘four Avenues’ and as such includes large 

format retailers on the northern side of Moorhouse Ave.  Balance 

of Christchurch in Figure 2 groups all Census Area Units where 
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less than 3% per area unit of New Brighton resident spending was 

captured.  

 

11.5 Overall, a substantial 81% of retail dollars generated in New 

Brighton’s core economic market is currently spent outside the 

identified New Brighton catchment (i.e. typically termed ‘retail 

leakage’).  There are a variety of factors contributing to the current 

level of leakage from New Brighton, but primarily the lack of quality 

retail offer, breadth of offer and environment at the local level, i.e. 

key retail brands and store types are simply not in New Brighton.   

 

11.6 While there is a noteworthy retail supply in New Brighton in terms 

of GFA, the quality and goods being sold is not meeting the 

requirements of the community and a very high proportion of local 

New Brighton shoppers prefer to undertake their retail shopping in 

other more competitive locales. 

 

11.7 Interestingly, Figure 2 shows a wide distribution of expenditure 

across Christchurch City without any one centre in particular 

capturing the large majority of New Brighton’s ‘destination’ 

spending.  This reinforces the fact that the leakage experienced is 

not one dimensional and based on proximity of competition, but 

due to a wide variety of reasons with shoppers dispersing to all 

centres around Christchurch to undertake their shopping once 

outside of New Brighton. 

 

11.8 While not shown in Figure 2, supermarket expenditure typically 

accounts for a significant proportion of total retail expenditure in 

the market.  Supermarkets are generally viewed as being relatively 

homogenous in nature, providing very similar product ranges, 

albeit with some brand shopping.  Due to this, with all other things 

being equal, people typically shop at the supermarket that is most 

convenient to them (i.e. in nearest proximity) with easiest 

accessibility.  

 

11.9 This is clearly seen in the proportion of expenditure being spent in 

Aranui (the vast proportion of which is at the Aranui Pak‘N Save).  
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At 10% of total New Brighton expenditure, this represents the 

centre capturing the second highest proportion of New Brighton 

spend and is clearly a very popular supermarket for New Brighton 

residents. 

 

11.10 Given the supermarket spend ‘destination’ proportion can skew 

shopping patterns for the balance of retail sectors, Figure 3 

depicts the New Brighton’s ‘destination’ of total retail expenditure 

excluding the supermarket sector.  

 

11.11 This is considered to provide a more representative proportional 

picture of where retail leakage from New Brighton is being spent.  

Something of note is that of the proportion retail spending 

internalised, over 60% is spent within the supermarket sector (i.e. 

at Countdown New Brighton).  This highlights the importance and 

dominance of this particular store in New Brighton and the ‘anchor’ 

tenant role it plays within the centre, making it a crucial store type 

to include as part of New Brighton’s future plans. 

 
FIGURE 3: NEW BRIGHTON RETAIL SPENDING BY DESTINATION (EXCL. 
SUPERMARKET SPENDING) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 
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11.12 Some of the salient points to note in Figure 3 are highlighted 

below: 

 

11.13 With the exclusion of supermarket expenditure, a substantial 88% 

(i.e. nearly $9 out of every $10 spent on retail) by New Brighton 

residents is spent outside of the New Brighton catchment.  In retail 

leakage terms this is one of the highest levels that I have identified 

anywhere in New Zealand. 

 

11.14 To put this level of leakage into context, New Brighton residents 

spend more on retail goods outside of the city altogether than 

within their local New Brighton catchment (16% vs. 12% 

respectively).  This is probably slightly amplified as a result of the 

earthquake damage to the retail sector and centres within the city, 

however no matter what the reason is, such a statistic is 

concerning from a retail leakage perspective. 

 

11.15 By excluding the supermarket sector in the analysis, Figure 3 

shows an even more dispersed retail spending distribution.  

Without a preferred centre in close proximity, New Brighton 

residents appear comfortable travelling further and utilising a 

variety of both centre and non-centre destinations to fulfil their 

retail requirements.  Such an evenly dispersed spend pattern is 

unusual but is likely to be a reflection of The Palms and Eastgate 

having limited operational capacity during this period, and a 

consumer mind-set of ‘shop where you can’ dominating the 

market. 

 

11.16 Overall, these shopping patterns with a ‘dartboard effect’ appear to 

be more reflective of the post-earthquake retail environment that 

prevailed in New Brighton and Christchurch at the time, rather 

than a ‘true’ reflection of ‘normal’ shopping patterns, which is likely 

to encapsulate higher proportions, for The Palms, Eastgate and 

the CBD (once redeveloped). 
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12. RETAIL LEAKAGE 

 

12.1 Retail leakage can be generally termed as the level of retail 

expenditure generated by residents within a defined catchment (in 

this case New Brighton) but spent outside of that catchment.  This 

section of the statement drills down in more detail on a sector by 

sector basis and assesses the proportional level of leakage (or 

outflow of retail dollars) leaving New Brighton’s core market by 

sector.  This provides a more comprehensive picture of the issue 

and is helpful in identifying sectors of opportunity and ‘gaps’ in the 

current New Brighton offer. 

 

FIGURE 4: NEW BRIGHTON PROPORTIONAL RETAIL LEAKAGE BY SECTOR 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 

 

 
12.2 Some of the salient points to note in Figure 4 are highlighted 

below: 
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12.3 81% (or $4 in every $5) of total retail expenditure generated in 

New Brighton’s core economic market on an annual basis is spent 

outside the area (retail leakage). 

 

12.4 However, removing the Supermarket sector (which has a higher 

proportion of internalised spend), the retail leakage percentage 

increases to a substantial 88%. 

 

12.5 Across eight of the defined ANZSIC retail sectors, less than $1 out 

of every $5 is spent in New Brighton, and across five of these 

sectors, less than $0.50 out of every $5 is spent in New Brighton.  

 

12.6 The only retail sectors with a 30% or higher level of retention are, 

Supermarket and grocery stores, Liquor retailing and Recreational 

Goods retailing. Interestingly, the Recreational Goods retail sector 

has the highest level of retail retention at 45% despite New 

Brighton only having a small number of surf shops classified in this 

sector.  

 

12.7 Figure 4 also shows that the sectors of Electrical and Electronic 

Goods and Department Stores have no representation within the 

New Brighton Centre.  Department Stores represent an important 

tenant for a town centres activity, as they act as ‘retail anchors’ 

and draw more customers into the centre in which they reside than 

the centres would otherwise. 

 

12.8 Overall, the MarketView data is considered to paint a fairly bleak 

picture on the level of performance of the retail activity and centre 

of New Brighton generally, with the potential for ‘upside’ and 

improved store productivity ($/sqm) within New Brighton centres 

considerable.  This is discussed in more detail later in the 

statement.  

 

12.9 The MarketView retail transaction data shows a very dispersed 

retail expenditure pattern in centres across the city, particularly for 

the larger ‘higher order’ centres, while the level of the New 

Brighton catchment’s internalised spend is minimal.  This suggests 
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New Brighton residents are ‘in’ the Primary Catchment of a 

number of centres in the post-earthquake market and highlights 

the potential for increased performance and productivity with New 

Brighton if a better quality centre offer and environment were 

provided, as at this stage New Brighton is struggling to attract 

even an appropriate proportion of the core market’s convenience 

expenditure at the local level.  

 

12.10 New Brighton previously played a district / town centre role 10-15 

years ago with it being one of the first centres to adopt Saturday 

morning shopping, however developments both within New 

Brighton itself (i.e. removing traffic flow from a portion of the main 

street) and elsewhere in the city during the intervening period 

(most notably The Palms, Eastgate, Riccarton and Northlands 

shopping mall developments) have led to New Brighton’s role 

being reduced and its function and retail status dropping to that of 

a supermarket based neighbourhood centre.  Its reduced role has 

meant a lot of the retail floorspace that was previously ‘in demand’ 

is no longer occupied or commercially viable.   

 

12.11 In effect, New Brighton has been in somewhat of a downward 

spiral in terms of attractiveness, environment, retail store quality 

and offer over this period, which has flowed onto significantly 

reducing the number of shoppers being attracted to and utilising 

the centre and retailer productivities and sales performance of the 

centre as a whole.  As such, the centre fell ‘out of favour’ with the 

market, and did not offer stores, retail brands or products that 

satisfied modern day community shopping requirements or 

incentivised shoppers to visit the centre, and therefore New 

Brighton could not compete with other centres in the market that 

were redeveloping and reinventing themselves commercially 

speaking.  

 

13. NEW BRIGHTON TEMPORAL EMPLOYMENT TRENDS 

 

13.1 This section of the statement assesses the temporal employment 

trends within New Brighton’s core economic market.  The 
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movement in employment composition provides insight into the 

changing business environment and function of New Brighton 

since the year 2000. 

 

13.2 I utilise the most up-to-date version of the Statistics New Zealand 

Business Frame and ANZSIC systems as guidance when 

assessing centres, with businesses assigned an industry sector 

according to their predominant economic activity.  For the 

purposes of this statement I have grouped these classifications 

into industrial, commercial and retail sectors, which closely 

correspond to the zoning of industrial, commercial and retail land 

by Council (with some non-material ‘give and take’ for individual 

zoning differences).  

 

13.3 ‘Other’ employees refer to those working in businesses or 

organisations that would not typically be located on business 

zoned land. These include hospitals, schools, fire stations, 

community facilities, etc.  The employee numbers are generated at 

the Statistics NZ meshblock level which is the lowest and most 

fine grain level available.  Therefore the employment numbers 

may include business activity outside of the defined area.   

 

13.4 Table 5 shows the current employment composition of the New 

Brighton core market and provides a high-level overview of the 

temporal employment trends over the last 14 years.   
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Year Industrial Retail Commercial Other Total

2000 492 564 389 515 1,959

2001 467 496 349 511 1,822

2002 469 448 317 510 1,744

2003 446 461 336 497 1,740

2004 471 466 433 574 1,944

2005 427 490 570 750 2,237

2006 473 504 600 746 2,322

2007 427 546 535 725 2,232

2008 445 540 559 781 2,325

2009 361 470 499 809 2,139

2010 379 479 507 844 2,208

2011 376 499 399 531 1,804

2012 545 448 417 485 1,895

2013 722 420 446 493 2,080

2014 828 445 386 483 2,142

Net Growth 336 -118 -3 -32 183

Net Growth % 68% -21% -1% -6% 9%

TABLE 5: CORE MARKET EMPLOYMENT COMPOSITION 2000 – 2014 

 

 

 

 

 

 

 

 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 

 

 

Source: Property Economics, Statistics NZ 

 

 
13.5 Table 5 shows that the current number of employees within the 

New Brighton catchment totals 2,140, indicating net growth over 
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the last 14 years of around 180 employees across all sectors.  

This is however a decrease from its peak in 2006 of approximately 

2,320 employees.  Like the rest of New Zealand, since the Global 

Financial Crisis (GFC) in 2008, most sectors in New Brighton have 

experienced a fall in employment in response to a weaker 

economic environment.  

 

13.6 Typically, on top of retail provision, centres provide a range of 

domestic commercial services such as post offices, accountancy 

services and real estate services.  The high proportion of ‘Other’ 

employment is a reflection of the non-commercial activity located 

within the catchment, including the New Brighton Catholic School, 

Golf Course and Library.  

 

13.7 In terms of retail employment, there have been relatively low levels 

of growth since 2000, with 2014 levels of employment lower than 

at the year 2000.    

 

13.8 Industrial employment, over the last three years, has seen a 

significant increase, indicating the entrance of new players within 

the New Brighton market. This is potentially due to the fall in land 

values and rents within the area as other industry sectors such as 

Retail and Commercial provision have exited the market.  

 

13.9 Commercial employment in New Brighton peaked in 2006 (with 

approximately 600 employees) following the ‘boom’ of the 

economic market but has since trended downwards since the GFC 

to just under 390 employees in 2014.  

 

13.10 In terms of the employment performance of the New Brighton 

centre specifically over the 2000-2011 period, Table 6 tracks the 

centre’s employment count by sector. 
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Year Industrial Retail Commercial Other Total

2000 30 348 193 158 729

2001 30 337 182 173 722

2002 27 295 176 175 673

2003 12 267 175 164 618

2004 24 269 202 155 650

2005 39 282 267 172 760

2006 36 265 266 147 713

2007 27 214 221 148 610

2008 24 283 220 177 704

2009 21 240 184 145 591

2010 24 251 189 155 620

2011 15 294 180 144 633

2012 21 276 184 136 617

2013 55 266 253 142 717

2014 72 250 179 135 636

Net Growth 42 -99 -13 -23 -93

Net Growth % 156% -33% -8% -13% -14%

TABLE 6: NEW BRIGHTON CENTRE EMPLOYMENT COMPOSITION 2000 – 
2014 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 

 
13.11 New Brighton Centre’s employment performance, relative to the 

wider core market, has been markedly worse, with -14% vs. +9% 

respectively.  This suggests, proportionally, New Brighton Centre 
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has experienced the ‘bulk’ of the ‘hurt’ in the catchment and 

performed significantly worse than the balance of the catchment in 

employment terms over this period. 

 

13.12 With respect to retail employment, the picture is even worse for 

the New Brighton centre, with a 33% net drop in retail employment 

since 2000, and the New Brighton centre accounting for 84% of 

the wider catchment’s fall in retail employment over the period. 

 

13.13 These statistics clearly show a centre in sustained decline, and to 

give these figures some relevant context, New Brighton Centre’s 

33% net fall in retail employment from 2000-2014 was at the same 

time as the wider Christchurch retail employment market grew by 

a net 10%. These percentages are considered to highlight the 

enormous gulf and divergence in performance between New 

Brighton and the wider city, and shows New Brighton as a centre 

is in material decline. 

 

14. CURRENT RETAIL SUPPLY 

 

14.1 In August 2015 Property Economics undertook a retail audit of 

New Brighton.  This is an update to an audit undertaken in 2012.  

This involved measuring the net retail floorspace of all retail stores 

within the centre by sector.  These figures were then translated to 

GFA using an average 70% net to GFA ratio.  

 

14.2 The results of the audit are displayed below in Table 7 and show 

the GFA supply within the centre and the proportion of retail 

supply within each ANZSIC retail sector.   
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Store # Store % GFA (sqm) GFA %

Supermarket Retailing 1 1% 1,900 10%

Food retailing 5 6% 956 5%

Clothing, footwear and personal accessories retailing 3 4% 593 3%

Furniture, floor coverings, houseware and textile goods retailing 2 2% 1,520 8%

Electrical and electronic goods retailing 0 0% 0 0%

Pharmaceutical and personal care goods retailing 1 1% 224 1%

Department stores 0 0% 0 0%

Recreational goods retailing 4 5% 840 4%

Other goods retailing 18 22% 4,953 26%

Food and beverage services 28 34% 2,871 15%

Vacant 20 24% 5,081 27%

Total 82 100% 18,939 100%

TABLE 7: NEW BRIGHTON RETAIL AUDIT AUGUST 2015 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 

 

 
14.3 Table 7 indicates that, significantly, nearly a quarter of stores in 

New Brighton (20 stores or around 27% of GFA) are currently 

vacant.  This is one of the highest vacancy percentages I have 

come across in my 18 years of undertaking retail centre audits 

around the country.  Current operating stores or functioning GFA 

encompasses approximately 13,900sqm GFA and equates to 

around 62 stores, albeit the quality of much of these stores is 

considered low quality, compounding the ‘vacancy’ problem.  

 

14.4 The high proportion of vacant stores can be partly attributed to the 

effects of the downturn in of the post-GFC economic climate and 

damage resulting from the Canterbury Earthquakes.  However 

factoring in these issues, the New Brighton market is still 

comparatively high in terms of vacancy levels and is a reflection of 
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an underperforming retail offer that fails to attract shoppers in the 

quantities required to sustain the level of GFA provided, and thus 

can be considered ‘over supplied’ in terms of its retail footprint. 

 

14.5 Figure 5 below illustrates the current New Brighton retail 

composition by store count and GFA distributed by retail sector.  

This is a graphical representation of the information in Table 7. 

 

FIGURE 5: NEW BRIGHTON RETAIL COMPOSITION AUGUST 2015 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 
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14.6 Food and Beverage services (i.e. cafes, restaurants, and 

takeaways) make up the largest proportion of the centre 

composition by store type representing 34% of stores, followed by 

Other Goods retailing (i.e. $2 shops, op shops, variety stores, etc.) 

with 22%.  A high proportion of Food and Beverage, and Food 

Retailing stores is not unusual for convenience centres, and it is in 

fact desirable for such centres to play their role and function 

successfully in the market, however the quality and scope of the 

offer is also important. 

 

14.7 ‘Other Goods’ stores represent the second largest proportion of 

the market in terms of store count with 18 stores, or 22% of the 

market.  This proportion is of some concern as ‘Others Goods’ 

stores typically represent smaller, low quality, second hand and 

unbranded store types that do not perform or generate the same 

level of retail productivity as stores in other sectors.  These stores 

lack the ‘pulling power’ of national banner brands and are often 

classified in this category as these stores are not easily classified, 

i.e. they often contain a mix of products across a range of sectors, 

and therefore have no definitive focus or offer 

 

14.8 These store types can affect the long term vitality and ‘health’ of 

the centre, whereby the trading productivity per sqm is generally 

lower for ‘Other Goods’ stores, requiring lower rental rates for 

sustainability while lowering overall attractiveness and amenity of 

a centre.  As this happens rental rates for other locations can fall 

as a result leading to more ‘Other Goods’ stores causing a 

snowballing downward effect. 

 

14.9 A typical proportion for this sector for a centre in New Brighton’s 

position in the retail hierarchy would be around 10%.  In this case, 

due to the high level of vacancy, ‘Other Goods’ stores are 

underrepresented in Table 7 and Figure 6.  Excluding ‘Vacant’ and 

‘Under Construction’ store, ‘Other Goods’ stores in New Brighton 

currently compose 36% of centre tenancies.  Assuming retail 

demand in New Brighton will be adequately catered for, as the 

critical mass of New Brighton market grows over time, more 
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branded stores may be attracted to New Brighton, which should 

reduce this proportion. 

 

14.10 Despite having a wide range of retail tenancies, I consider New 

Brighton’s retail offer overall is of low quality, due to its oversized 

nature for the role New Brighton now plays within the wider centre 

network of Christchurch.  New Brighton’s historical position as the 

first centre in New Zealand to trade on Saturdays / Sundays 

resulted in the centre being developed for a market well beyond its 

current trade catchment.   

 

14.11 In essence, ‘demand’ was artificially high relative to the size of its 

local catchment, which lead to the centre being vulnerable to 

changes in shopping patterns and it being ‘overdeveloped’ for 

today’s retail environment.  As the ‘normalisation’ of weekend 

trading occurred across all centres, the inflow of shoppers and 

retail spending into New Brighton rapidly decreased, and as such 

retail expenditure fell at a similar rate.  

 

14.12 With New Brighton developed to sustain more than its local 

catchment, the drop in retail expenditure ‘inflow’ forced New 

Brighton retailers to compete against each other for a significantly 

smaller retail ‘pie’.  In this type of retail environment the retail offer 

typically gets degraded in terms of quality as retail rents are forced 

down to maintain tenancies and capital reinvestment in the centres 

subside.  

 

14.13 In more entrenched cases, such as in this instance, this can lead 

to a snowballing of the downward spiral as mentioned earlier, as 

the overall quality of the centre also suffers.  In this case, New 

Brighton shows classic signs of being such a centre as indicated 

by its high proportion of vacant and ‘Other Goods’ tenancies, lower 

quality stores and environment and lack of meaningful capital 

investment into its built form and public realm.  
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15. LAND AREA REQUIREMENTS 

 

15.1 This section assesses the approximate land requirement for the 

identified catchment, based on market growth and sustainable 

floorspace analysis (retail and commercial) outlined earlier in the 

statement.  Land area calculation needs to ‘factor in’ areas such 

as parking, outdoor amenities, landscaping, walkways and other 

facilities given their fundamental requirement in centres, and 

therefore the determined hectares represents a gross land area.  

 

15.2 It is assumed, for the purpose of the calculation and based on the 

size, layout and function of the centre, that all retail and 

commercial activity will operate ‘at grade’ i.e. trade at ground level. 

 

15.3 Consideration has also been given to the retail environment of 

New Brighton and the wider retail network.  ‘Other Retailing’ is a 

reflection of these considerations, allocating land provision to cater 

for a small catchment of comparison retailing such as surf 

equipment and lifestyle fashion retailers to acknowledge the 

unique beach location of New Brighton and the attraction this may 

have to some specialty retail store types.  

 

15.4 Table 8 shows the estimated sustainable retail and commercial 

land area for the catchment, based on what I consider are both 

practical and commercially realistic assumptions of a 50% portion 

of commercial activity to convenience retailing, 50% GFA to land 

area ratio for convenience and other retailing and community and 

commercial services, and a 40% GFA to land area ratio for 

supermarket activity.  These proportions are based on similar, 

albeit more successful, centres in terms of role and scale analysed 

around the country. 
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Centre Provision GFA (sqm) Land Area (sqm) Land Area (ha)

Supermarket 7,468 18,669 1.87

Less 40% Leakage (Appoximate) -2,987 -7,468 -0.75

Supermarket Sub-Total 4,481 11,202 1.12

Convenience Retailing 5,460 10,920 1.09

Less 50% Leakage -2,730 -5,460 -0.55

Convenience Sub-Total 2,730 5,460 0.55

All Other Retailing 1,988 3,976 0.40

Retail Total 9,198 18,397 1.84

Commercial Services (sqm) 2,730 5,460 0.55

Total 11,187 22,374 2.24

TABLE 8: NEW BRIGHTON RETAIL CENTRE LAND REQUIREMENTS (2033) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics 

 
15.5 At a high level approximately 2.5ha of ‘efficiently developed’ gross 

developable land is required in the New Brighton Centre to meet 

the supermarket, retail and commercial service convenience 

needs of the community by 2033, with over two-thirds of this 

provision allocated to retail activities.  The analysis shows that just 

over 1ha of land should be allocated for a supermarket, which 

would accommodate a typical sized modern ‘full-department’ 

supermarket.  
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15.6 As mentioned earlier, convenience activity should be one of the 

main roles and functions of the New Brighton centre.  As such, 

approximately half a hectare of land is assessed as appropriate to 

allocate to convenience retailing, with an similar amount of land 

allocated  to commercial services to provide for a more 

comprehensive convenience offer for the community, and allow 

New Brighton to successfully perform its position in the market.  

 

15.7 Given the coastal characteristics of New Brighton, 10% of 

sustainable retail activity excluding convenience and supermarket 

retailing within the catchment has been allocated to account for 

additional retailing opportunity given its unique coastal setting (i.e. 

surf and beach related good retailing).  As indicated in Table 9 

around 15% or roughly 0.4ha of the New Brighton centre’s land 

area should be focused on accommodating niche retail of this 

type. 

 

15.8 In addition to the considerations above, community facilities, a 

civic square or similar, and light industrial and trade activity would 

add further land requirements to the centre and might be 

appropriate to include in or around the centre.  Determination of 

this amount is outside the scope of this statement, however this 

may add a further 1 - 1.5ha depending on the exact facilities or 

activities (new or redeveloped) required in New Brighton.  This 

would give a total ‘efficiently developed’ and developable land 

requirement in the order of 3.5 - 4.0ha.  

 

15.9 From an economic perspective, it would be optimal and more 

efficient to accommodate any additional facilities or activities in or 

around the New Brighton centre to maximise synergy between the 

land uses and New Brighton centre’s relatively central location in 

relation to the core market the facilities will primarily service.  

 

15.10 Given the reduction in business zone requirements in the New 

Brighton centre, compared to the existing provision of around 

11ha, there should be ample opportunity to integrate retail, 
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commercial and community activity in the ‘new’ New Brighton 

centre. 

 
16. SUBMISSIONS 

 

16.1 This section assesses the relief sought in two submissions I have 

been requested to assess in relation to retail and centre matters.  

 

16.2 Submission 2176 – Ilogan Trust  

 

16.3 This submission relates to the property located at 2 Carrs Road, 

Hornby.  A portion of this property’s road frontage is proposed by 

the Council to be rezoned for local convenience centre activity.  

The Ilogan Trust seeks the proposed commercial zone to be 

extended to encompass a larger area (approximately 2.5 ha) of 

land and reclassified as a new Neighbourhood Centre 

(supermarket based).   

 

16.4 I acknowledge the surrounding Wigram / Awatea area is forecast 

to be, and is currently, a high growth area of Christchurch.  

However, without any associated retail economic analysis to 

support the proposed new neighbourhood centre zoning the 

request by itself does not provide the requisite foundation to justify 

such a zone. 

 

16.5 To assist in my evaluation of the submission I undertook an 

assessment of the wider South-West market of Christchurch for 

the Council (which encompassed the subject site and surrounding 

markets) in late 2012, factoring in projected growth, and the 

existing and proposed centre network.  The recommendations, 

and justification for those recommendations, were part of both my 

primary and rebuttal Stage 1 Commercial and Industrial evidence 

addressing Submission #966 Terrace Development Services in 

relation to the proposed North Halswell KAC.  

 

16.6 In short, based on my analysis, my recommendation for the area 

sought for rezoning was a local convenience centre, given that a 
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new neighbourhood centre was being developed in very close 

proximity in Wigram, and the proposed North Halswell centre 

would also service this market.  Both these centres service the 

localised area in which the land subject to this submission is 

located. 

 

16.7 Both these centres have supermarkets (Wigram under 

construction and North Haslwell proposed) on top of the existing 

Halswell New World, and Hornby Pak’N Save and Countdown 

supermarkets.  Once the Wigram supermarket is open, in total 

there will be four supermarkets servicing this market (excl. North 

Halswell) within a few minutes’ drive of the Ilogan Trust property. 

 

16.8 My analysis has shown that this market is well covered with 

supermarket provision, and has planned the future supermarket 

provision of the area in new centres.  The projected growth for the 

area, and the additional supermarket demand it will generate, is 

already provided for in existing and new centres within close 

proximity.  In fact, the area’s growth is designed to sustain these 

centres and was used as a basis to support their development. 

 

16.9 As such, I am comfortable a small local convenience commercial 

zone is the most appropriate zone for the subject land over the 

period to 2033, and any unforeseen demand or opportunity that 

may arise in the future can be dealt with through the usual 

resource consent process where the merits of an application can 

be appropriately tested.  

 

Submission 2440 – G&K Corston 

 

16.10 This submission relates to land at Russley Road (approx. 3.5ha) 

and 733 Harewood Road (approx. 3ha).  The combined land area 

subject to this submission is approximately 6.5ha (rounded).  This 

submission seeks ‘Industrial Park Zone’ for the subject land.  

 

16.11 On top of the Industrial Park Zone sought, the submission seeks 

the zoning to also allow for more commercial (retail and hotel) 
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uses primarily due to many of these restrictions being lifted 

recently on land west of Russley Road.  I understand the land 

being referred to here is the Christchurch International Airport land 

and the Special Purpose Airport Zone (PC84) that was recently 

approved.   

 

16.12 The location of the land subject to this submission is a few 

hundred metres north of the proposed MAIL Industrial Park Zone 

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

Avenue intersection.  My position on the proposed MAIL plan 

change and Council's proposal for the site, in respect of the 

additional retail activity sought on that land, is highlighted in my 

primary statement for that hearing dated 26 August 2015.  My 

position for the subject submission is consistent with the views 

held in my MAIL evidence, and I will refrain from repeating it in this 

statement to avoid duplication. 

 

16.13 Overall there is no justification provided to support the submission 

and I remain firm in my view that retail activity within Industrial 

Park Zones is inappropriate and undermines the role of Industrial 

Park Zones (other than where retail activity is ancillary to industrial 

activity and enabled within the general industrial provisions of the 

pRDP).  This is particularly so given the planning framework and 

capacity in existing centres, and retail activity is not required on 

this site given the minimal surrounding market in retail terms.  

 

16.14 For the foregoing reasons, I do not support the retail relief sought 

in this submission.  

 

17. CONCLUSION 

 

17.1 New Brighton on almost every measure portrays a centre in 

decline, and is too big for the realistic role and function it can now 

sustainably play in the market.  The existing 11ha commercial 

extent of the centre is well beyond the market’s ability to support 

both currently and over the foreseeable longer term future. 
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17.2 In such markets, having a more consolidated centre that enables a 

smaller GFA footprint to trade at higher productivity levels is 

considered the most appropriate pathway forward.  This way the 

level of economic wellbeing and social amenity afforded to the 

community is increased, as the ability for New Brighton to sustain 

a higher quality offer and public realm is greatly enhanced. 

 

17.3 In respect of the two submissions assessed in this statement, both 

are considered to fall short of the requisite analysis to support the 

relief sought.  However this in itself does not dismiss the 

respective merits of the submissions.  It is my own analysis of the 

retail aspects in each submission that informs my view that the 

retail activity sought is not appropriate.     

 

 
 
 
 
 
Timothy James Heath 

2 September 2015 

 


