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INTRODUCTION  

1 My full name is Gary Russell Sellars. I am the Director of Valuations and 

Consultancy at Colliers International Valuation.  I have been in this position at 

Colliers for over 7 years. Prior to that, I was the Managing Director of Fright 

Aubrey, where I worked for 23 years. 

2 I am a Registered Valuer, Fellow of the New Zealand Institute of Valuers and a 

Fellow of the Property Institute of New Zealand.  I was registered in 1976 and have 

been in continuous practice as a Registered Valuer since that time, including 4 

years employed by the Hong Kong Government.  I have been involved in the public 

sector since 1985 in Christchurch in positions with Fright Aubrey and more recently 

Colliers International Valuation.  I specialise in commercial and industrial valuation 

and consultancy within the CBD and suburban locations of Christchurch and major 

metropolitan areas in the South Island. I have valued a number of heritage listed 

properties at various times. 

3 I have read the Environment Court's Code of Conduct and agree to comply with it. 

My qualifications as an expert are set out above. I confirm that the issues 

addressed in this statement of evidence are within my area of expertise.  

4 The data, information, facts and assumptions I have considered in forming my 

opinions are set out in the part of the evidence in which I express my opinions. 

5 I have not omitted to consider material facts known to me that might alter or 

detract from the opinions I have expressed.  

Impacts of Heritage Listing on building value 

General overview on impacts of heritage listing on building value 

6 Based on my experience, any prudent potential purchaser of a building listed for 

heritage protection would place an extra level of caution in completing the purchase 

due diligence. In 2007 the Category 1 listed Press Building at 32 Cathedral Square, 

Christchurch was offered for sale in conjunction with the adjoining Printing Press 

building. Nine of the ten interested buyers discounted the value of the building due 

to the perceived additional requirements that would be required to complete 

refurbishment and alterations to the building because of the heritage listing.  

7 A certain group of industrial and commercial market participants would not be 

interested in purchasing a listed heritage building due to the perceived additional 

requirements placed on the land owner in terms of maintenance, alterations, 

refurbishment or redevelopment.  The perceived additional requirements associated 

with a heritage listing include the additional hurdles required in terms of consent, 
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timeframe, construction cost and the level of professional advice required, which all 

add to the cost. 

8 In most cases, a heritage protection listing on a building would have a detrimental 

impact on value due to the extraordinary conditions placed on the owner’s future 

property rights in comparison to a property with no such restrictions. William 

Blake’s evidence supports my opinion at para. 4.1 – 4.4. At para 4.4 he sums up 

and states, “It follows therefore, that if a Heritage listing prevents a property being 

developed or used to its full potential, there is a loss in value relative to the 

unencumbered situation”. In limited circumstances, particularly in a case of an 

historic trophy or iconic building, a heritage listing may not have a detrimental 

impact on value.  

9 When a purchaser decides to consider the purchase of a listed building, a major 

consideration is the level of restrictions placed on the future options for a property 

owner such as alteration and extension to the building or potentially development. 

For example, in the case of the Press Building referred to earlier at par 6, the 

building provided dated office accommodation which required refurbishment in the 

short to medium term. Completing major refurbishment involved extensive 

alteration to the interior. Any work of this nature in this listed heritage building 

would require an additional layer of consents and consultants which translates into 

time delays and additional cost.  

10 The primary driver of value for a commercial or industrial investment property is 

the income earning capacity. I agree with the evidence of William Blake at para. 

4.3 where he states, “As a general observation the value of most commercial or 

industrial “investment” property is driven by its potential to produce income. The 

value of commercial property is largely a function of the income that can be 

derived.”  In order for a commercial or industrial property to remain relevant to the 

market, it must be able to be adapted to meet changing tenant requirements such 

as layout, utility and appearance.  As the ability to react to change and adapt the 

building is restricted by rules imposed by the heritage listing then this negatively 

influences value. Any prudent purchaser would consider this in making a purchase 

decision.  I am of the opinion that the pool of purchasers for a 

commercial/industrial heritage listed building would be much less compared to an 

identical property, which did not have a heritage listing. 

11 I have reviewed the statement of evidence of William Blake. I agree with his 

evidence under Executive Summary and Impact on Value of Heritage Listing. 

Specific impacts on the Tait Building 

12 The Tait Building at 558 Wairakei Road was constructed in 1972. The building is 

located in an industrial focussed suburban business district and surrounded by a 
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mix of light industrial and office buildings. In my opinion the Tait building does not 

add any extraordinary value to the immediate area or other buildings in close 

proximity. In the evidence of James Fairgray reference is made at para. 6.3 to a list 

of six reasons why the public and community receive positive externality benefits 

from the existence of historic buildings. In my opinion the Tait building does not 

meet the test of any of these six reasons.   The building is not a tourist destination 

and would not be considered as an important building in the neighbourhood, which 

consists of predominantly other non-descript industrial and commercial buildings. 

13 I have been involved in valuations on this property since 2004 and have witnessed 

significant changes to the interior and exterior of the building that have been 

required to meet the changes that Tait has required for their business operation. 

These changes consisted of multiple reconfigurations of the interior layout and 

internal walls, conversion of manufacturing areas into office accommodation, 

refurbishment and external extension of a feature entrance. Flexibility of use is a 

key requirement for a large industrial property such as this.  

14 The building was originally constructed as a factory for Millers.  Since that time the 

needs and requirements of the occupant has continued to change over time.  I am 

of the opinion this rate of change is likely to continue in the future with less 

requirement for manufacturing and a greater requirement for research and 

development and administration by Tait.  This will likely require further alterations 

to the interior layout of the building and potentially the exterior. 

15 Up until this process, I did not know that the building had any heritage value. In 

my opinion the valuation profession, property investors and the wider Christchurch 

investment property community would have been unaware of the heritage value of 

the building.  

16 I have read the amended Heritage Assessment completed by Amanda Ohs. She 

refers under the heading Cultural and Spiritual Significance to a claim that this 

building is of significance due to its connection to well-known Christchurch based 

companies. Through my work, I am conversant with the history of a large number 

of commercial and industrial building in the city. Based on this experience I 

strongly dispute her claim because I consider that the connection relied on is not at 

all well known. It is best in my view described as an obscure connection. 

17 Under the heading Historical and Social Significance Ms Ohs records her view that 

”the building is a well-known landmark on account of its use by high profile 

companies Miller’s in the past and Tait Communications presently.”  Based on my 

experience I dispute that the building is a well-known landmark.  I think describing 

this building as a landmark is a significant over reach and is not accurate. As I said 

above the historic connection with Millers is not at all well understood or commonly 

known. In my opinion when viewed from public areas such as the road frontage, 
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there is nothing that identifies the building with any landmark type qualities such as 

an imposing facade or frontage. In my view when the building is viewed from public 

areas, it presents as being no different in terms of landmark qualities from the 

buildings that surround it. 

18 Further, in my view occupation of the building by Tait Communications does not 

make the building into a landmark.  Tait Communications is a very well known 

company, but, based on my experience in the valuation field, its occupation of the 

building has not elevated the building into a landmark. In my area of expertise, the 

building is not known as the Tait building, which would suggest that occupation has 

given the building some level of notoriety or landmark type status. Instead, it is 

simply referred to and identified by a street address, as most building are. I do 

think that over time as the Tait Campus develops and becomes more well known 

that the wider Campus may become a landmark but I do not see that has occurred 

for this building specifically, nor will it in the future.  

19 Tenant demand for a building of this size, configuration and accommodation type is 

limited. The building is outdated in terms of quality of the accommodation 

provided. The building now forms part of the Tait Campus following completion of 

the building complex at the rear at 245 Wooldridge Road. The Tait Campus Precinct 

is likely to assist in attracting tenants, but these are likely to required significantly 

smaller floor areas. If Tait did not occupy this building then finding an alternative 

tenant or occupant would in my opinion prove challenging due to the size, shape 

and standard of accommodation offered. Attracting alternative occupants or 

activities will most likely require significant alterations and subdivision into smaller 

self-contained areas. Any purchaser of the property would be mindful of this 

likelihood. 

20 Imposing heritage-listing restrictions on this property would further reduce its value 

to a prudent purchaser who would require a higher yield on investment to reflect 

added risk relating to tenant appeal, and heritage related costs. 

Heritage controls 

21 I am of the opinion that it is not the heritage listing that creates an impact on 

value, but it is the controls imposed through the City Plan rules on heritage 

buildings that creates the issue.  When a building is listed as a heritage property, 

there are some restrictions placed on activities associated with the building.  The 

activities below would require resource consent to be carried out: 

(a) Repair and maintenance 

(b) Alterations and additions 

(c) Subdivision, signage, earthworks, new buildings within the setting of the 

listed heritage place 
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(d) Relocation or partial demolition 

(e) Demolition or destruction 

22 If a building was not listed as a heritage property then many of the above activities 

could be completed without the requirement for a resource consent. The 

requirement for a resource consent slows down the process and makes it more 

onerous to achieve. Any prudent purchaser of the property would not want to have 

to go through that process. 

23 All of the above rules have an impact on value in terms of the Tait Building. 

24 If the rules were changed so that controls were reduced or more limited, but the 

building remained heritage listed, then this would lessen the impact on the value of 

the building. 

CONCLUSIONS 

25 I am of the opinion that the proposed Heritage listing on the Tait building will have 

a significant detrimental impact on value. The proposed Heritage listing will affect 

the ability of the owner to easily alter the building to meet the changing 

requirements of Tait. Any purchaser of the building would be mindful that it is large 

and would likely require significant alteration and subdivision to re lease if Tait has 

no longer occupied the building. 

 

Gary Russell Sellers 

Dated this 10th day of December 2015 

 


