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1. INTRODUCTION 

1.1 My name is Marius Damian David Ogg.  I am a Director of Valuation and 

Advisory Services at CBRE Limited ("CBRE") located in the Christchurch 

office.  I am responsible for the Christchurch valuation team of CBRE, a role 

I have held for the last 10 years, having been employed by CBRE since 

June 2000. 

1.2 This is the third statement of evidence I have prepared on the Christchurch 

Replacement District Plan (“Replacement Plan”).  My first statement of 

evidence dated 25 November 2014 was provided for the Strategic 

Directions hearing (“my first statement of evidence”).1  My second 

statement of evidence dated 24 April 2015 was provided for the 

Commercial and Industrial hearing (“my second statement of 

evidence”).2  I continue to support the views I expressed in both 

statements of evidence.  Rather than repeating the same, I will adopt that 

evidence for the purposes of this third statement.  A summary of my 

qualifications and relevant past experience is set out at paragraphs 1.2 to 

1.5 of my first statement of evidence.  This statement in part builds on my 

previous evidence. 

1.3 I have been engaged by the Crown, through the Canterbury Earthquake 

Recovery Authority ("CERA"), to provide evidence in relation to the 

commercial property sector within the central city of Christchurch.  This 

evidence is provided to identify the market dynamics in the central city, now 

and into the immediate future, so that the Replacement Plan can provide 

direction for the opportunities that arise and inform decision making 

accordingly. 

1.4 For the purposes of my evidence: 

(a) Where I mention the "central city", I am referring to the area 

bounded by Bealey, Fitzgerald, Moorhouse, Deans and Harper 

Avenues (including Hagley Park)3. 

                                                
1 Available for download at http://www.chchplan.ihp.govt.nz/hearing/chapter-3-strategic-directions-and-strategic-
outcomes/ under the headings "Hearing", "Evidence".   
2 Available for download at http://www.chchplan.ihp.govt.nz/hearing/chapter-15-commercial-and-chapter-16-
industrial-to-be-heard-together/ under the headings "Hearing documents", "Submitter evidence".   
3 As per the definition of "Christchurch central city" and "Central city" on page 44 of the Land Use Recovery Plan – 
Te Mahere Whakahaumanu Tāone. 
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(b) Where I mention the "CBD core", I am referring to the area primarily 

defined by Manchester and Madras Streets to the east, Montreal 

Street to the west, St Asaph Street to the south and just before 

Peterborough Street to the north including Victoria Street up to 

Bealey Avenue. 

1.5 I have been providing the Crown with my expertise in relation to the 

commercial property markets across Christchurch since early 2013, and 

more particularly within the central city since October 2014. 

2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as 

contained in the Environment Court's Practice Note 2014.  I have complied 

with the practice note when preparing my written statement of evidence, 

and will do so when I give oral evidence before the hearings panel.   

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

my opinions are set out in my evidence to follow.  The reasons for the 

opinions expressed are also set out in the evidence to follow. 

2.3 Unless I state otherwise, this evidence is within my knowledge and sphere 

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 asked to provide evidence in relation to the central city 

commercial property market, with a particular focus on the office sector. 

3.2 My two previous statements of evidence concentrated principally on the 

commercial property market.  In particular, amongst other matters, my 

previous evidence addressed the following: 

(a) The impact of the earthquakes on the commercial and industrial 

markets, considered pre-earthquake events, during and post-

earthquakes. 

(b) Supply and demand dynamics. 

(c) The recovery of the commercial and industrial market in 

Christchurch and initiatives to support that recovery. 
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(d) Overview of a detailed analysis of the central city office stock and 

occupancy levels. 

3.3 This statement of evidence: 

(a) Provides an update (from my previous statements of evidence) on 

the supply and demand dynamics for the commercial sector with a 

particular focus on the central city office market. 

(b) Provides an overview of business relocation within the central city to 

date and likely relocations over the short term (within one to two 

years). 

(c) Provides an overview of the central city recovery from a commercial 

property perspective in terms of progress to date and positive and 

negative outcomes. 

(d) Considers the central city recovery and progress by certain 

precincts.  

(e) Provides analysis (by amount and type) of the development activity 

that has occurred within the Central City Mixed Use ("CCMU") zone. 

3.4 I have read the evidence of Mr Philip Osborne4 on behalf of the 

Christchurch City Council.  In general I concur with Mr Osborne’s evidence.  

However, I have not considered and remain neutral on any site specific 

submitter comments. 

4. EXECUTIVE SUMMARY 

4.1 Numerous buildings have been completed in the ‘first wave’ of new office 

development within the CBD core.  A number of these buildings are now 

occupied, repopulating the location, with numerous other buildings under 

construction and due for completion over the short term. 

4.2 Notwithstanding the positive net absorption (within the CBD core) of 

occupied space by approximately 15,700 sqm since my second statement 

of evidence in April 2015, there remains a considerable level of vacant 

space totalling approximately 41,000 sqm or 19% of the total stock.  This is 

within both recently completed and under construction buildings.  This has 

firmly re-established incentives back in the market to attract prospective 

tenants.  A positive outcome from the resulting more affordable rental levels 
                                                
4 Philip Osborne Statement of Evidence – Economics – 17 December 2015. 
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(after incentives are reflected) is that this is potentially a catalyst for 

alternative occupiers currently in suburban locations to relocate back to the 

central city. 

4.3 In my opinion, the central city is on a promising path of recovery, benefitting 

from a significant amount of investment from the Crown, Christchurch City 

Council ("Council") and the private sector.  Positives include the anchor 

projects and the Crown tenancy relocation commitment, which are helping 

to provide a catalyst for stimulating investment and activity.  There is a 

significant level of new office and retail development either completed or 

under construction, with positive demand for inner city living and prospects 

for a revitalised retail heart to the CBD core. 

4.4 However, risks to recovery remain.  For example, the northern portion of the 

CBD core (to the north of Cathedral Square) remains stagnant with large 

amounts of development land with nominal activity.  Protracted timeframes 

for decision making around the Christchurch Cathedral and definitive 

direction around the Convention Centre, are in part stymying activity in this 

area of the CBD core.  This has the risk of breaking interconnections and 

any agglomeration benefits that may result.   

4.5 Overall, I remain positive about the recovery of the central city not only 

because of the level of development achieved to date, but importantly the 

large amount of buildings that will be completed over the short term. 

4.6 There has also been a considerable level of development activity within the 

CCMU zone.  This is for both new development and refurbished stock, 

where the use has been altered.  Approximately 95,000 sqm of such space 

has been completed since the earthquake events, with a wide range of end 

uses.   

5. UPDATED SUPPLY AND DEMAND DYNAMICS – CBD CORE AND 

CENTRAL CITY 

5.1 My previous statements of evidence provided an overview of the office 

sector across Christchurch with a particular focus on the CBD core5.  This 

evidence in part builds on that overview with updated information, including 

updated building-by-building analysis of CBD core and central city office 

stock. 

                                                
5 Paragraphs 5.3-5.11, 6.2-6.11 and 8.1-8.10 first statement of evidence, paragraphs 5.8-5.18 second statement of 
evidence. 
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5.2 Much of my previous evidence remains current in terms of strength in the 

investment market, the level of office and commercial stock that has been 

constructed post-earthquake events (although the level of construction has 

now slowed due to a supply/demand imbalance), and general levels of new 

build occupancy absorption.   

5.3 In this part of my evidence I will cover two sectors, firstly the CBD core and 

secondly, the balance of the central city (excluding the CBD core) and the 

area to the southern side of Moorhouse Avenue.  The latter is included 

given the occupier view that this pocket of development is in practice part of 

the central city, even though it is not within the "central city" as defined in 

the Land Use Recovery Plan.6  This is therefore how the research has been 

completed.  

CBD core 

5.4 Post-earthquake events, the private sector continued to respond to demand 

and delivered considerable product within the CBD core.  Not surprisingly 

the level of proposed stock has slowed considerably in light of the current 

over-supply position.  Whilst there is still a small measure of proposed 

product, such levels have decreased considerably, primarily given the lack 

of confirmed tenant commitment.  We are witnessing what is known as the 

‘first wave’ of new office development being bedded down from a 

construction perspective with a number of buildings now complete and 

operational, and others under construction, being well advanced. 

5.5 The following table7 (Table 1) shows a summary of the CBD core office 

stock broken down by buildings that are: 

(a) existing (pre-earthquake) and operational;  

(b) existing but with unknown status;  

(c) new builds that are complete; 

(d) under construction; or 

(e) proposed. 

                                                
6 See paragraph 1.4(a) above. 
7 Sourced from CBRE Research. 
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5.6 The right hand column of Table 1 provides the previous maximum potential 

CBD core office stock as set out in Table 3 of my second statement of 

evidence dated 24 April 2015. 

Table 1 

CBD CORE OFFICE SNAP SHOT BY BUILDING STATUS

STATUS Existing Existing & New Build Under Proposed Maximum Previous Max.

& Operational Unknown Status Complete Construction Potential Potential

(sqm) (sqm) (sqm) (sqm) (sqm) (sqm) (sqm)

Total Stock 50,300 11,100 54,600 108,500 21,000 245,500 268,500

Occupied / 49,500 0 43,600 79,300 0 172,400 156,700

Tenant Commitment 98% 0.0% 80% 73% 0.0% 70% 58%

Vacant Space 800 11,100 11,000 29,200 21,000 73,100 111,800

2% 100% 20% 27% 100% 30% 42%

 

5.7 Comparing the above analysis with the data I provided in Table 3 of my 

second statement of evidence indicates the following: 

(a) The total maximum potential has decreased by approximately 

23,000 sqm since April 2015 primarily given the reduction in 

proposed stock.  This is not surprising, due to the lack of tenant 

demand and current level of vacant space already available.  

(b) There has been an increase in the new build product completed by 

approximately 31,000 sqm since April 2015 as a result of a number 

of buildings now being finished and occupied. 

(c) A positive for the CBD core is the increase in the net absorption of 

occupied space by approximately 15,700 sqm since my previous 

research in April 2015.  The majority of net absorption has been 

within new product, either built or under construction. 

5.8 The level of vacant space (excluding unknown buildings and proposed 

stock) remains a concern at 41,000 sqm or 19.0% of the total stock.  This 

has resulted in incentives being re-established in the office market (e.g. 

contributions by the landlord by way of fitout, rent free periods or cash 

inducements) to provide attractiveness to prospective tenants.  This has 

had the effect in instances (prime locations excluded) of reducing the 

overall rental obligations that would be payable by a tenant.  A positive 

outcome from this is that the resulting more affordable rentals (exceptions 

noted) are potentially a catalyst for alternative occupiers currently in 

suburban locations to consider relocating back to the central city. 
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Central City  

5.9 As with the CBD core, I have undertaken a building-by-building analysis of 

the office stock within the central city plus the southern side of Moorhouse 

Avenue.   

5.10 The following table8 (Table 2) shows total office stock by occupancy and 

vacancy within the central city plus the southern side of Moorhouse Avenue 

but excluding the CBD core (which I will refer to as the "central city 

fringe").  Only actual office space is included (no retail or hospitality) for all 

buildings greater than 250 sqm.  I have restricted the size to above 

250 sqm to eliminate smaller multi-unit developments dominated by owner 

occupiers. 

Table 2 

CENTRAL CITY FRINGE OFFICE SNAP SHOT BY BUILDING STATUS

STATUS

Total Stock* 68,926 1,207 21,487 2,207 93,826

Occupied 63,605 0 19,938 741 84,284

92.28% 92.79% 33.58%

5,321 1,207 1,549 1,466 9,542

7.72% 100.00% 7.21% 66.42% 10%
Current Vacancy 

Maximum Potential  (sqm)
Existing & Operational 

(sqm)
Existing & Unknown 

Status (sqm)
New Build Complete 

(sqm)
Under Construction (sqm)

 

5.11 Within the central city fringe, there is a total of 93,826 sqm of office stock of 

which approximately 34.44% has been built post-earthquake events, or is 

currently under construction.  Of the overall total, 90% is currently occupied 

with 10% or approximately 9,500 sqm vacant.  In isolation, I do not consider 

a 10% vacancy unreasonable. 

5.12 Importantly, the 10% vacancy is space that is physically vacant as at today.  

However, some of these buildings include occupiers that are committed to 

CBD core stock that is currently under construction.  As such they will be 

occupying space in the CBD core over the short term (next 12-18 months).  

If such occupiers are taken into account, this increases the potential 

vacancy9 by 15,870 sqm to approximately 25,400 sqm or alternatively 27% 

                                                
8 Sourced from CBRE Research 
9 Sourced from CBRE Research 
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of the total central city fringe stock.  This is clearly more substantial.  Table 

3 refers: 

Table 3 

CENTRAL CITY FRINGE OFFICE SNAP SHOT BY BUILDING STATUS

STATUS

Total Stock* 68,926 1,207 21,487 2,207 93,826

Occupied 63,605 0 19,938 741 84,284

92.28% 92.79% 33.58%

5,321 1,207 1,549 1,466 9,542

7.72% 100.00% 7.21% 66.42% 10%

13,685 0 2,184 0 15,869

19.85% 10.16% 17%

19,006 1,207 3,733 1,466 25,411

27.57% 100.00% 17.37% 66.42% 27%

* Excludes CBD Core Stock

Current Vacancy 

Known Future Vacancy 

Combined Vacant Space

Maximum Potential  (sqm)
Existing & Operational 

(sqm)
Existing & Unknown 

Status (sqm)
New Build Complete 

(sqm)
Under Construction (sqm)

 

5.13 The status of ‘known future vacancy’ pertains to analysis (by proposed 

lease area) of actual occupiers who have committed to space in the CBD 

core that is currently under construction.  Such data is sourced by the 

research completed by CBRE on the CBD core (under construction) office 

stock.  An example of this is Meridian which currently occupies 104 

Moorhouse Avenue but has committed to space in the Awly development 

along Durham Street that is under construction.  Once complete they will 

vacate the Moorhouse Avenue site and locate to Durham Street. 

5.14 Buildings with "known future vacancy" status totals 15,869 sqm for the 

central city fringe.  Combined with current vacancies, this will result in 

vacant space of approximately 25,411 sqm over the next one to two years.  

It is possible some of the current vacant space could be leased in the 

interim however. 

6. BUSINESS RELOCATION 

6.1 I have been asked to comment on the level of business relocation within the 

central city to date and what is likely over the short term. 
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6.2 As the gradual completion of buildings takes place, we have witnessed 

businesses and tenants relocating back within the central city.  To date, 

much of this repopulation has taken place to the west of the Avon River, 

where many of the developments commenced construction earlier than 

within the CBD core.  This is for a number of buildings from the Victoria 

Street gateway south, down along Durham and Montreal Streets.  There is 

also a small scattering of completed buildings within the CBD core and 

northern fringe such as the Stranges Building to the corner of Lichfield and 

High Streets, and around Kilmore Street. 

6.3 Much of the businesses that have relocated to date are top tier office 

occupiers (such as accounting and law firms).  However, complementary to 

this has been ground floor retailers, particularly of hospitality use, that have 

also established or relocated into completed stock.  This has provided 

additional amenity that has proved successful, with the Victoria Street 

precinct being an example of this. 

6.4 Importantly, whilst a modest range of occupiers are back within the CBD 

core, given the sheer volume of construction activity, this landscape will 

change dramatically over the next one to two years as buildings are 

completed.  By my analysis, for office occupiers alone, there will be the 

equivalent of approximately 65,000-75,000 sqm of office space occupied 

over the next one to two years.  This is by tenants who already have lease 

commitments to under construction stock. 

6.5 The 65,000-75,000 sqm of office space pertains solely to office occupiers 

and excludes a considerable amount of retail and hospitality tenants who 

have also committed to space within the central city (examples of this 

include The Terrace, Cashel Square, ANZ Centre and The Crossing within 

Cashel Mall).  

6.6 In my opinion, the landscape within two years will be considerably different 

to that existing, representing a CBD core that in part will be heavily 

repopulated and well on the path to a thriving and self-sufficient centre. 

7. CENTRAL CITY RECOVERY 

7.1 I have been asked to provide an overview of the central city recovery from a 

commercial perspective, outlining my views on the progress to date and 

associated positives and negatives.   
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7.2 Overall, I believe the central city is on a promising path to recovery and 

there appears to be a positive feeling about the central city in the market.  

There has been a significant amount of investment from the Crown, the 

Council and the private sector, with all of these contributing to recovery 

momentum.  However, in my opinion, risks do remain. 

7.3 The central city recovery had (in part) a slow start exacerbated by the CBD 

core being in effect under ‘lock down’ in the period immediately post-

earthquakes whilst demolition was undertaken.  This enabled other parts of 

the central city to get a head start on development, such as to the west of 

the Avon River and along Victoria Street.  In the initial period post-

earthquakes, there was a high level of uncertainty about the central city 

(and CBD core in particular) from both developers and occupiers alike.  The 

release of the Blueprint provided a directional pathway for investment 

decisions to be guided by actual information.  The rebuild is now well 

underway within the central city.  We have witnessed a number of 

completed and repopulated developments, numerous other buildings under 

construction and a CBD core that is slowly regenerating, albeit in pockets. 

7.4 From a recovery perspective, I am of the opinion that there are a number of 

positives that are worthy of comment including:  

(a) The anchor projects and the Crown's commitment to the central city 

have been a catalyst for stimulating investment and activity.  The 

Bus Interchange has recently been completed, and the adjacent 

Justice and Emergency Precinct is well advanced from a 

construction perspective. 

(b) Commitment by Crown tenants to locate within the CBD core. 

(c) I remain of the view there is a clear chain of reliance on activity.  

The retail supply for the CBD core will principally be on the back of 

office stock.  Therefore, the early catalyst for re-establishing the 

CBD core will be office development.  This will boost the CBD core 

population which will be a key driver for supplementary retail 

offerings.  Retail in turn provides an amenity base to support 

proposed inner city living (with eventually both retail and residential 

supporting each other). 
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(d) The level of new office and retail developments either completed or 

under construction within the CBD core.  This is crucial in providing 

support to additional amenity and ultimately repopulation. 

(e) CBD core retailing.  Cashel Mall is showing positive signs of 

revitalisation as the heart of central city retailing.  Being anchored by 

the Ballantynes department store, the level of development under 

construction will over the short term provide a significant retail and 

hospitality offering. 

7.5 Variables I am of the opinion that are (or have the potential to be) negative 

in the recovery process include the following: 

(a) The northern portion of the CBD core (to the north of Cathedral 

Square) for the large part remains stagnant with large amounts of 

development land with nominal activity.  The lack of definitive 

direction around the size, style and timing of the Convention Centre, 

is in part a catalyst for this inactivity.  I am aware of parties/land 

owners waiting for a decision to be made on the Convention Centre 

prior to commencing any development in this area. 

(b) Delays in the making of a final decision over the future of 

Christchurch Cathedral within Cathedral Square.  Historically, 

Cathedral Square was considered the heart of the CBD.  At present, 

the Cathedral combined with a large part of the city to the immediate 

north surrounding land is sitting idle. 

(c) There is potential for a segmented CBD core between developed 

and undeveloped precincts.  Segmentation risks breaking 

interconnections and any agglomeration benefits that may result. 

(d) Whilst the lack of pedestrian numbers is likely to be alleviated over 

the short term once more developments are completed, at present 

there are instances of low pedestrian numbers during the week that 

is (in part) hurting inner city revitalisation, forcing certain pockets to 

struggle from a business viability perspective.  An example of the 

issue with low pedestrian numbers is the reasonably high turnover 

of retail tenancies along New Regent Street since the street 

reopened in early 2013.  I acknowledge pedestrian numbers have 

rebounded around New Regent Street since the opening of the 
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Margaret Mahy Family Playground in late 2015.  This is considered 

a positive. 

(e) Carparking.  Inner city carparking is seen as crucial to support 

office, retail and hospitality activities within the central city.  There is 

currently a perceived lack of permanent carparking within the CBD 

core.  Whilst there are ample temporary carparks available, these 

remain classified as a temporary activity.  I am aware that 

carparking has proved an issue in instances for decision makers for 

both investors and occupiers alike.  I acknowledge this concern may 

in part be alleviated by two carparking buildings under construction, 

one within the Innovation Precinct, the other on Lichfield Street 

opposite the Bus Interchange.  Further there is likely to be a fine 

balance over the medium term to achieve the right level of 

carparking.  Too little and we have resistance as noted above.  Too 

much and we potentially impact other modes of transport. 

7.6 I have read the MacroPlan Dimasi Report, titled ‘The New Christchurch City 

Centre’ dated July 2013.  Within this document, two risk factors for the 

central city (amongst others)10 are noted as follows: 

(a)  “A piecemeal common non-descript retail core – this will occur if 

what is delivered is an indiscriminate collection of retail bits and 

pieces; and if urban design/ambience are not conducive to people 

wanting to spend time in the retail core.” 

(b)  “A retail core which is not user friendly, i.e. difficulties with access, 

carparking (including cost) or getting around the total precinct as a 

pedestrian/shopper.” 

7.7 Both of these risk factors align with some of the negative factors outlined 

above as part of the recovery to date.  In my opinion, decision makers need 

to be mindful of the risk of CBD core segregation. 

7.8 Overall, I remain positive about the direction of recovery of the central city, 

not only with the level of development that has been achieved to date, but 

also importantly the large amount of buildings that will be completed over 

the short term (one to two years). 

                                                
10 Page 40 – 3.4 Risk Factors 
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8. PROGRESS BY AREA 

8.1 I have been asked to expand my recovery comments on certain precincts 

within the central city.  I comment on three areas as recovery examples. 

The Victoria Street Precinct and West of the Avon River 

8.2 The Victoria Street precinct and west of the Avon River along Durham/ 

Montreal Streets down to Lichfield Street was the first mover in terms of 

central city recovery.  This is emphasised by large parts of this area having 

completed buildings that are repopulated and revitalising these localities. 

8.3 Victoria Street is now a well established office precinct with a number of 

new and significantly refurbished office buildings and complementary 

hospitality and retail offerings.  There is minimal vacant land available for 

further development.  This area has become a thriving part of the central 

city. 

8.4 Further south in and around Durham Street, there remains a mixture of new 

buildings that have been constructed such as Deloitte House, the adjacent 

Lane Neave building and Tavendale & Partners House, amongst a number 

of other developments that remain under construction (Ngai Tahu’s King 

Edward Barracks site, the PWC building and the Awly Development by way 

of example).  Combined, these developments provide a significant offering 

of primarily high end office stock transforming this location into the western 

boundary anchor of the CBD core. 

Central City Retail Precinct 

8.5 The central city retail primarily along Cashel Mall, will within the short term 

re-establish itself as the prime retailing precinct within the CBD core.  Whilst 

there is a more limited retail offering at present (outside of Ballantynes and 

the temporary Re-start Mall), there is a substantial amount of development 

underway and well advanced from a construction perspective that is due for 

completion over the next 12-18 months.  Such development includes the 

following: 

(a) Carter Group’s The Crossing development located to the corner of 

Colombo and Cashel Streets continuing through to High and 

Lichfield Streets.  With construction recently commenced, the multi-

level carparking building structure (with 600 plus carparks) is taking 

shape along Lichfield Street.  The Crossing will provide for 
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approximately 12,000 sqm of high quality retail space over two 

levels in addition to approximately 1,500 sqm of office space.  ASB 

Bank have recently announced they will anchor the office 

component of this development.  There will be a mix of retail 

offerings from high level fashion boutiques through to food and 

beverage outlets and a small supermarket fronting Lichfield Street.  

There have been a number of tenant commitments to date, with 

significant interest from others. 

(b) Tim Glasson’s ANZ Centre situated on the opposite corner of 

Colombo and Cashel Streets with High Street frontage is also well 

advanced from a construction perspective.  This will provide 

approximately 2,100 sqm of retail space and approximately 8,000 

sqm of office space.  Key anchor tenants announced include ANZ 

and Beca, with completion expected in early 2017.  The majority of 

this development has been pre-leased. 

(c) Cashel Square is a substantial development by Nick Hunt fronting 

both Hereford and Cashel Streets.  The Hereford Street component 

(Stage One) is near completion.  Combined, the two stages will offer 

approximately 4,400 sqm of retail space and 16,000 sqm of office 

space.  Key tenants include BNZ, Government departments and law 

firm Cavell Leitch.  I understand that much of the Cashel Mall retail 

frontage has been pre-leased. 

(d) Antony Gough’s The Terrace is a four stage development fronting 

Oxford Terrace, Cashel Mall and Hereford Street.  This is to provide 

a mixed retail, hospitality and office development that will have 

approximately 7,350 sqm of office space and 4,500 sqm of retail and 

hospitality offerings.  The key anchor tenant for the development is 

Westpac with a sizeable proportion of the hospitality space also 

being pre-leased. 

8.6 Combined, the above developments are significant in scale and will 

transform the Cashel Mall retail precinct locality.  They are not alone with 

other small developments taking place and various proposals to the 

southern side of Cashel Mall being mooted, although they remain at an 

embryonic stage. 
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Innovation Precinct 

8.7 The Innovation precinct is located to the south eastern corner of the central 

city in three blocks bound by Lichfield, Manchester, St Asaph, High, Tuam 

and Madras Streets.  It covers an area of approximately 3.60 hectares and 

is an anchor project initiative. 

8.8 In my opinion, the Innovation precinct can only be described as a success 

story having some established occupiers and a significant level of new 

development both under construction and proposed.  The aim of the 

precinct is to provide a key location for innovative and high-tech firms. 

8.9 The precinct has a mix of occupiers and offerings with significant anchor 

projects under construction including the Vodafone and Kathmandu 

buildings, the Wynyard Group retail and office development and a 

carparking building to the corner of Lichfield and Madras Streets. 

8.10 The precinct supports established occupiers including the EPIC (Enterprise 

Precinct Innovation Centre) building to the corner of Manchester and St 

Asaph Streets, the C1 Café building to Tuam Street and the established 

Christchurch Polytechnic Institute of Technology towards Madras Street. 

8.11 Interspersed in the precinct are a number of hospitality businesses that 

have recently opened including Dux Central and Pot Sticker Dumpling Bar 

on Lichfield Street, and Smash Palace Bar along High Street, with others 

proposed. 

9. DEVELOPMENT ACTIVITY WITHIN THE CENTRAL CITY MIXED USE 

ZONE 

9.1 I have been requested to provide an overview of development activity that 

has occurred in the Central City Mixed Use ("CCMU") zone post-

earthquake events.  Research11 on such development activity has been 

isolated to new development, or buildings that have been significantly 

refurbished, altering their previous use.  The strength of this research is that 

it has been completed on a building-by-building basis.  The weakness is 

that it is difficult to separate those buildings that were completed following 

the release of the Blueprint (and therefore the CCMU zoning) from those 

completed following the earthquake events.  However, all stock forming part 

                                                
11 Sourced from CBRE Research 
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of this analysis has been constructed (or significantly refurbished) following 

the earthquake events. 

9.2 The research is isolated to new buildings or those that have undertaken 

significant refurbishment.  However, there have been numerous other 

buildings that have had earthquake repairs completed, with the previous 

use being maintained. 

9.3 The CCMU zone covers a significant land area principally between 

Moorhouse Avenue and Tuam Street in the south west, Fitzgerald Avenue 

and Madras Street (south of Hereford Street) in the east and pockets to the 

north of the CBD between Cambridge Terrace and Bealey Avenue.   

9.4 The following table12 (Table 4) outlines the status of new development and 

significantly refurbished buildings that have been completed post-

earthquake events. 

Table 4 

Development Status

Total Stock 71,327 23,517 94,844

Occupied 62,640 19,416 82,056

% Occupied 88% 83% 87%

Vacant Space 8,687 4,101 12,787

% Vacant 12% 17% 13%

New Development (sqm) Refurbishment (sqm) Total (sqm)

CCMU  - DEVELOPMENT STATUS

 

9.5 Table 4 shows that there has been a total of 94,844 sqm of new 

development and significantly refurbished product completed in the CCMU 

zone since the earthquakes.  Importantly, there has been a significant 

quantum of other buildings that have been repaired.  However, these 

buildings do not fit the category of a significantly refurbished or new build.  

Of the new development stock, approximately 87% or 82,056 sqm is 

occupied with the remaining 13% or 12,787 sqm vacant. 

9.6 Examples of significantly refurbished buildings include The Baretta Bar at 

174 St Asaph Street, and Clarendon Chambers at 184 Durham Street 

                                                
12 Sourced from CBRE Research. 
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South.  New development examples include the Layburn Hodgins building 

to the corner of Durham and Walker Streets, and the Forte Health building 

on Kilmore Street. 

9.7 Locationally I have broken the CCMU zone down into three precincts being 

the East, West and Northern Precincts13.  The Precincts are shown on the 

attached plan as Appendix MDDO 1.  The following table (Table 5) shows a 

breakdown of new development activity by precinct post-earthquake events: 

Table 5 

Location Eastern Precinct Western Precinct Northern Precinct

Total Stock 33,769 30,215 30,860

(SQM)

Occupied 27,039 25,697 29,320

% Occupied 80% 85% 95%

Vacant Space 6,730 4,518 1,540

% Vacant 20% 15% 5%

CCMU DEVELOPMENT ACTIVITY BY LOCATION

 

9.8 Table 5 provides alternative analysis from Table 4, splitting the data into 

locational precincts by floor area.  The purpose of this analysis is to 

determine the split of new development and refurbished buildings by 

location.  As can be seen there is a relatively even spread of development 

across each precinct. 

9.9 Whilst there are only small pockets of CCMU zoned land to the north of the 

CBD core, there has been a reasonable level of activity anchored by larger 

developments such as the:  

(a) Forte Health complex on Kilmore Street.   

(b) Development by Richard Peebles under construction on the corner 

of Kilmore Street and Cambridge Terrace.  

                                                
13 The East Precinct runs from Madras Street in the west through to Hagley Avenue in the east, bounded by 
Moorhouse Avenue and Tuam Street north-south.  The West Precinct runs from Fitzgerald Avenue in the west 
through to Madras Street in the east and from Hereford Street south to Moorhouse Avenue.  The North Precinct is 
the pockets of CCMU zoned land to the north of the CBD core. 
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(c) New Southern Hospitality premises on the corner of Aberdeen and 

Manchester Streets. 

9.10 There has been a mix of uses for new or refurbished product depending 

upon location and proposals.  I have analysed the total stock use (by 

square metres) for both new developments and refurbished buildings post-

earthquake events.  The purpose is to show the different end uses of such 

stock.  The following table (Table 6) provides a breakdown of new 

development and refurbished stock: 

Table 6 

Location Office Hospitality Motor Vehicle Medical Mixed Retail Showroom

Total Stock 17,925 3,791 2,295 9,016 55,899 4,211 1,706
(SQM)

Occupied 14,663 3,791 2,295 9,016 47,228 4,211 852
% Occupied 82% 100% 100% 100% 84% 100% 50%

Vacant Space 3,262 0 0 0 8,671 0 854
% Vacant 18% 0% 0% 0% 16% 0% 50%

CCMU  - ANALYSIS BY USE

 

9.11 Table 6 shows a spread of uses within the zone.  The total stock category is 

the cumulative total of the individual building areas with a mix of sizes.  All 

individual uses excluding the ‘mixed use’ category have one dominant 

purpose, be it (by way of example) retail, hospitality or medical.  The mixed 

use category incorporates buildings that do not have one dominant use.  

Examples include a two level building with retail on the ground floor and 

office on the first floor, or with showroom and industrial components 

combined.  Industrial/service use type properties (often having a mixture of 

showroom, office and warehouse use) fall into this category. 

9.12 Overall, there has been a range of development activities scattered 

throughout the CCMU zone for both new build and refurbished product.  

There also remains vacant land within each of the precincts (though I 

cannot say precisely how much). 

10. DESIRABLE OUTCOMES FOR CENTRAL CITY RECOVERY 

10.1 In section 9 of my first statement of evidence, I commented on what I 

consider to be desirable outcomes for the city and in particular the 

commercial and industrial market to prosper and benefit.  I continue to 
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support the views I expressed in my earlier evidence.  Specifically for the 

central city, I consider that the desirable outcomes for the recovery of the 

commercial market can be summarised as follows: 

(a) A thriving and self-sufficient central city and CBD core with a strong 

office and retail precinct. 

(b) The property sector having enough scope, flexibility and opportunity 

to assist with the rebuild and revitalisation of the central city, 

including the re-establishment or relocation of businesses. 

(c) Simplified and streamlined consenting process with clear and 

concise requirements that can be easily understood and respected 

by participants in the market. 

10.2 I continue to agree with the conclusions in Mr King's earlier evidence for the 

Crown in support of a regulatory framework that gives primacy and support 

to the central city, and his view of the need for a "strong and vibrant central 

city" that "will support local, regional and national economic well-being"14. 

10.3 There is an opportunity to provide a planning framework that is 

understandable and easy to use, and that sends the right message of 

desired recovery outcomes for the central city to the business and 

investment markets. 

11. CONCLUSION 

11.1 Overall I am positive about the progress and redevelopment of the central 

city, including in particular the CBD core, notwithstanding that there remains 

some risks and challenges, particularly from a supply and demand 

perspective and the potential for isolated undeveloped pockets of land.  

Managing the recovery process can in part be supported in conjunction with 

the outcomes of the Replacement District Plan. 

 
 

_________________ 

Marius Damian David Ogg 

14 January 2016 

                                                
14 Statement of evidence of Benjamin John King for Stage 1 Proposals 15 and 16 (Commercial and Industrial), 
dated 24 April 2015.  Mr King's evidence can be downloaded from 
http://www.chchplan.ihp.govt.nz/hearing/chapter-15-commercial-and-chapter-16-industrial-to-be-heard-together/ 
under the heading "Submitter evidence". 
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APPENDIX MDDO 1:     CCMU – SHOWING PRECINCT LOCATIONS 
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