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1. INTRODUCTION 

 

1.1 My name is Philip Mark Osborne.  I am an Economic Consultant for the company 

Property Economics Ltd, based in Auckland.  My qualifications and experience are 

set out in my evidence in chief for the Commercial and Industrial Proposal (Stage 

1) dated 13 April 2015. 

 

1.2 I have also previously provided evidence to the Independent Hearings Panel on 

the following proposals: 

 

(a) Strategic Directions proposal in stage 1;
1
 and 

(b) Commercial and Industrial Proposals in stages 1
2
 and 2.

3
 

 

1.3 I have read the Panel's decision version of the Strategic Directions, as well as the 

updated versions of the Commercial and Industrial chapters and the Central City 

objectives and provisions of the Christchurch proposed Replacement District Plan 

(pRDP).  I am familiar with the economic environment that currently exists in 

Christchurch City and its surrounds.  

 

1.4 I participated in expert conferencing with Mr Mike Copeland for Pacific Park 

Limited on 9 December 2015.  The outcome of the conferencing on economic 

matters was a limited statement stating that there was agreement on the 

economic benefits of having entertainment activities encouraged into the Central 

City.   

 

1.5 I confirm that I have read the Code of Conduct for Expert Witnesses contained in 

the Environment Court Practice Note 2014 and that I agree to comply with it. I 

confirm that I have considered all the material facts that I am aware of that might 

alter or detract from the opinions that I express, and that this evidence is within my 

area of expertise, except where I state that I am relying on the evidence of another 

person.   

                                                   
1
 Phil Osborne evidence, Strategic Directions hearing, dated 18 November 2014; Phil Osborne rebuttal evidence, Strategic 

Directions hearing, dated 27 November 2014. 
2
 Phil Osborne evidence, Commercial/Industrial Stage 1 hearing, dated 13 April 2015; Phil Osborne rebuttal evidence, 

Commercial/Industrial stage 1 hearing, dated 1 May 2015; 
3
 Phil Osborne evidence, Commercial/Industrial Stage 2 hearing, dated 2 September 2015; Phil Osborne rebuttal evidence, 

Commercial/Industrial stage 2 hearing, dated 24 September 2015. 



 

2 
27175930_1.docx 

 

1.6 In preparation of this evidence I have considered the following documents: 

 

(a) Land Use Recovery Plan (LURP); 

(b) Christchurch Central Recovery Plan (CCRP);  

(c) Canterbury Regional Policy Statement (CRPS);  

(d) Property Economics Commercial Report November 2013; 

(e) Canterbury Development Corporation economic summaries 2014 and 

2015; 

(f) CERA office market review 2014; and 

(g) Statistics NZ business frame data. 

 

2. SCOPE OF EVIDENCE 

 

2.1 I have been engaged by the Council to provide evidence on the economic 

importance that sits behind the Central City provisions within the pRDP.  The 

specific parts of the notified Proposal that my evidence relates to are: 

 

(a) additions to Objective 3.3.8 of the Strategy Directions Proposal as 

notified in Stage 3; 

(b) 13.1 Central City General Commercial Objective;  

(c) 13.2 Central City Business zone;  

(d) 13.3 Central City Mixed Use zone;  

(e) 13.4 Central City (South Frame) Mixed Use zone (referred to hereafter 

as "South Frame"); and 

(f) 13.5 Central City Commercial Local zone. 

 

2.2 My evidence deals with the relevance of economic efficiency, community 

wellbeing and recovery when considering the appropriate location and scale of 

business activity within the City.  It focuses on the economic rationale behind the 

consolidation of commercial activity within the Central City and the zones on which 

the Central City is formed.   

 

2.3 It also addresses the economic value of a centres hierarchy and the need in this 

environment to give primacy to the Christchurch Central Business District (CBD or 
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Central City) to secure and maximise community wellbeing through economic 

prosperity.   

 

2.4 My evidence considers the potential costs and benefits associated with the 

decentralisation of business activity within Christchurch.  This is based on 

identifying the potential adverse effects of allowing this dispersal to continue when 

compared with the potential risks of market intervention as sought in the pRDP 

provisions.  Further to the identification of the Central City as the primary location 

for commercial activity, my evidence outlines the efficiencies relating to the 

concentration of identified commercial activities within defined zones.   

 

3. EXECUTIVE SUMMARY  

 

3.1 A change perpetuated in the Christchurch economy post-earthquake is the 

decentralisation of business activity (specifically commercial) from identified 

centres.  This dilution of activity will have long-term impacts upon the 

competitiveness and economic prosperity of the Christchurch community.   

 
3.2 This change is not simply an effect of the loss of substantial capacity from the 

CBD as a result of the earthquakes.  This trend had been of concern for at least 

10 years prior.   

 

3.3 In 2000 the CBD accounted for 53% of commercial activity within the City.  By 

2010 this figure had fallen by over 20% to under 41%.  The competitive 

deterioration of the CBD has diverted commercial activity throughout the City with 

commercial activity now becoming increasingly dispersed throughout 

Christchurch.   

3.4 The key issue that is of concern within the Christchurch economy is the 

undermining of the wider competitive influence of the CBD and the fact that loss of 

activity from this, and other centres, is likely to reduce Christchurch’s economic 

competitiveness as a City resulting in a fall in community well-being. 

3.5 Economic benefits to the Christchurch economy with regard to the Central City are 

dependent on critical mass (and effective density) that produce improve overall 

productivity.   
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3.6 The spatial extent of the Christchurch Central City has historically disadvantaged it 

as a commercial location.  It is fundamental that the pRDP considers the location 

of business activity within the Central City as a strategic and competitive long-term 

advantage for the community, and regulates accordingly.   

3.7 While the CBD environment is inherently changed due to the proportional loss of 

commercial activity retail too has suffered the same fate.  The result for the retail 

market is clearly outlined in Mr Heath’s stage 1 evidence
4
 where the CBD’s district 

wide retail presence fell by 20% in the last 10 years leading directly to a 

substantial decrease in the CBD's vitality and vibrancy and undermining the 

values outlined above.   

 

3.8 The Central City provisions of the pRDP essentially identify the Central City 

Business zone as the primary focus for large commercial development (> 450sqm 

GFA).  While growth and recovery of the CBD is a clear focus of both the CRDP 

and the pRDP, there is recognition for flexibility with commercial development 

opportunities provided for in the remaining Central City zones.  This provides for 

an efficient utilisation of existing infrastructure and supply while creating levels of 

intensified activity that generate economic benefits.   

3.9 The capacity for commercial development and supply identified by the pRDP is 

not limited to these zones as capacity for commercial activity not only exists in 

other commercial centres and commercial office parks but can also take place in 

industrial areas.   

 

3.10 A clear objective of the Central City provisions is to make the Christchurch Central 

City a more attractive place to do business.  Given the fundamental need for 

recovery in the Christchurch economy, the urgency with which this recovery is 

needed and the structural shortcomings of the current market (need for amenity, 

infrastructure development etc), a less consolidated approach is insufficient to 

generate this change which requires a certainty of direction to reduce investment 

and locational risks.    

 

                                                   
4
 Evidence of Timothy Heath, 13 April 2015, paragraph 14.3.  
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3.11 As with any regulatory intervention into market operations there are likely to be 

associated costs.  In the short term this restriction of significant commercial 

activity outside of the Central City Business zone is an investment into the long 

term prosperity and competitiveness of the economy.    

3.12 The submissions addressed within this evidence include:  

 

(a) Submissions on the Central City (South Frame) Mixed Use zone: 

Colonial Motor Co (3691), Cockram Trusts (3589) and Donnithorne 

Family Trust (3684).  These submissions sought to permit automobile 

sales within this zone.  A clear objective of this zone is to delineate 

activities between the Central City Business zone and Mixed Use zones.  

To achieve this it is important that there is a degree of consistency 

across activities that are likely to improve the Central City’s overall 

efficiency and attractiveness.  Over the long term the activities sought 

would be contrary to this objective.   

 

(b) Submissions on the Central City Mixed Use zone: Otautahi Education 

Development Trust (3638) and Peterborough Village (3233).  These 

submissions sought to increase the permitted level of commercial office 

activity with the zone.  While the Central City in its entirety is crucial to 

the economic wellbeing of Christchurch it is important that activities are 

consolidated in a manner that facilitates agglomeration and efficiency 

gains that aid in its recovery.  As such the Central City Business zone 

has been identified as the zone to accommodate the greatest 

concentration of commercial activity.  This direction requires an 

appropriate relativity between the provisions of the zones.  The 

submissions on the Mixed Use zone would essentially erode a significant 

level of this relative difference thereby having the potential to redirect a 

substantial proportion of commercial activity from the Business zone, 

defusing the intensity of this activity and reducing its overall benefits.    

 

(c) Submissions on Objective 13.1.1 (a) from Pacific Park sought greater 

encouragement of entertainment, hospitality and late night alcohol sales 

in the identified precincts within the Central City.  While the vibrancy and 

vitality of the Central City is reliant on these activities it is the level to 
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which regulation is warranted that is potentially under debate.  To a large 

degree the ‘clustering’ benefits of these activities are recognised (and 

sought) in the market and are therefore already included in their 

locational decisions.  Further to this the Council provisions with regard to 

noise, operational hours and impacts on sensitive activities would 

provide a significant competitive advantage for these activities locating 

within the Central City precincts.  These activities are also, generally, 

sensitive to their markets providing a degree of convenience in local 

areas that cannot be replicated in a centralised area.  As such any 

additional restrictions would need to be carefully considered in light of 

increasing costs to the efficient market operations.   

 

4. APPROACH TAKEN IN PRDP TO THE CENTRAL CITY 

 

4.1 Objective 3.3.8 of the Strategic Directions proposal sets out the importance of the 

Central City to the Christchurch community.    

 

4.2 Chapter 13 of the pRDP outlines the objectives and policies in relation to the 

Central City and seeks to strengthen and encourage commercial activity into this 

centre, and specifically into a variety of identified zones.  The policies and rules 

included in Chapter 13 not only seek to reduce the impacts of inappropriate out of 

centre commercial activity but also direct this activity based on the role and 

function (as well as economic benefits) of the Central City.  From a commercial 

viewpoint, the identification of four distinct zones allows for the consolidation of 

commercial office activity within the Central City while managing issues arising 

from conflicting and sensitive activities.  This consolidation of office activity has a 

greater propensity to generate both agglomeration and efficiency gains when 

considered against the alternative distribution throughout the Central City.   

 

5. THE CITY AND CENTRAL CITY ECONOMIES 

 

5.1 My evidence presented for Stage 1 of the Commercial and Industrial chapter 

outlined the significant changes in Christchurch both pre and post-earthquakes.
5
   

This evidence identified the physical dispersal of commercial office (as well as 

                                                   
5
 See in particular Phil Osborne evidence, Stage 1 Commercial/Industrial hearing, section 6. 
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2001 2006 2011 2012 2013 2014

Total City Employment

    Total 158,034 186,570 185,234 185,477 183,105 187,409

    Commercial 35,835 47,066 48,234 49,222 47,720 48,796

Christchurch CBD

    Total 48,615 52,223 46,545 26,998 27,888 30,869

31% 28% 25% 15% 15% 16%

    Commercial 22,079 23,718 20,387 9,697 10,897 12,455

62% 50% 42% 20% 23% 26%

retail) activity that was exacerbated by the earthquakes and the following 

movement of business westward.  This dispersal was not simply geospatial but 

was increasingly locating out of identified centres and the competitive nature of 

these centres were themselves being undermined.   

 

5.2 My stage 1 evidence outlined the need for intervention into the market in order to 

maximise community wellbeing. I refer to and adopt section 7 of that evidence in 

this regard. It also outlined potential impacts on the Central City, and I refer to and 

adopt paragraphs 8.5-8.11 of that evidence. 

   

5.3 Overall for the period 2000 to 2010 commercial activity out of these centres and 

the CBD rose from 36% of the market to over 48%.  This trend was of course 

exacerbated by the earthquakes which increased this to over 66% of all 

commercial activity within Christchurch outside of centres.  Post-earthquake 

centres other than the CBD rose from 11% of the commercial market to 14% 

capturing some of the significant drop experienced by the CBD.   

 
5.4 Table 1 below (and Appendix 1) shows total and commercial employment growth 

within the City and the location of this growth.  As can be seen the Christchurch 

CBD, prior to the earthquakes, had experienced a substantial fall in employment 

from 31% (2001) of the City's jobs to only 25% by 2010  In terms of commercial 

activity, the Christchurch CBD accommodated 62% in 2001 compared to only 42% 

(falling to 26% post-earthquake) of office workers by 2010.  This dispersal of 

economic activity is resulting in two manifest concerns, firstly the deterioration of 

the CBD as a regionally and nationally competitive location and the impact upon 

the overall productivity and growth of the City.   

 

Table 1: Comparative Employment Changes in Christchurch City (2001 – 2014) 
 

 

 

 

 

 

5.5 A key consideration in regard to the potential recovery of the CBD and the 

Christchurch economy in general is the expected growth in business activity over 
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the next 10 years.  While the current business activity composition within the City 

has been perpetuated and dominated by the City's rebuild this composition is 

likely to regain some normality over the life of the pRDP.  Having regard for these 

changes and the fundamental drivers of growth outlined in Appendix 2 it is 

expected that Christchurch City will experience growth of approximately 5,500 

commercial EC's (Employee Count as defined by Statistics NZ) by 2026.  The 

significant growth in the commercial sector within the City over the past 3 years 

has in large part been generated by Professional Services led by the Construction 

sector.  It is important to understand this level of growth as it pertains to potentially 

new and expanded businesses which often exhibit greater locational mobility.   

 

6. ECONOMIC BENEFITS OF A FOCUSSED AND CONSOLIDATED CENTRAL CITY 

BUSINESS ZONE 

 

6.1 There are varying levels of these benefits given the overall size and role of a 

centre within an economy.  The Christchurch CBD represents a unique 

opportunity for Christchurch City to provide these benefits at a level that will create 

a more productive economy, increasing the well-being of the entire community 

and resulting in greater levels of competitiveness for the Region as a whole.   

 

6.2 A key consideration when consolidating business activity is the economic benefits 

associated with agglomeration.  The economic evidence I have presented at stage 

1 for the Commercial and Industrial Chapters outlined these benefits in greater 

detail, and I refer to and adopt section 9 of my evidence from that hearing. That 

section of my evidence also outlined efficiencies with regard to: 

 

(a) Community Infrastructure; 

(b) Transportation; 

(c) Amenity; and 

(d) Land efficiencies. 

 

6.3 While many of the benefits identified above relate to centres in general, to differing 

degrees, Christchurch's CBD potentially represents a driving perception for 

Christchurch as a whole.  Negative images of decline in central cities have 

plagued entire regional economies over time as this is often seen as a regional 

decline.  In other words, markets consider it a 'matter of time' before central city 
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decline pervades suburban areas.  The dramatic fall of Detroit's economy has 

been cited as an example
6
 of distant suburbs failing to attract skilled labour or 

achieve growth due to the negative image of the central city.   

 

6.4 A CBD profile achieves more than simply the economic role of attracting 

businesses, but also provides the community with a vibrant and legible focal point.   

 

6.5 Spatially, it is important to note that decentralisation also refers to the sprawl of 

centres, as opposed to the growth of centres, where capacity exists within the 

identified centre but activity often takes the path of least individual resistance and 

spreads throughout the periphery.  This in effect undermines the potential 

efficiencies of intensified land use.  The argument that some businesses require 

these locations to operate effectively simply reflects an individual position and 

does not consider the net impacts on the economy as a whole.  This consideration 

is fundamental in providing for the long-term wellbeing of the community.   

 

6.6 An economic objective of the Central City Proposal is to create a Central City that 

provides for the vitality and vibrancy of the CBD, encouraging growth and 

efficiency of investment and business productivity.  

 

6.7 A significant historical issue regarding the Central City's ability to remain 

competitive in terms of business activity and thereby gain these economic benefits 

has been the spatial extent of the Central City itself.  As outlined above, the 

agglomeration benefits and the impacts upon vitality and vibrancy are a result of 

spatial density (effective density in economic terms). The approach by the pRDP 

to this issue has been the introduction of zones set out in the provisions relevant 

to the Central City in sections 15.3 to 15.8 in the proposed plan.   

 

6.8 These zones attempt to consolidate activity into more compact areas not only to 

improve efficiencies but also to avoid conflicting activities and to provide increased 

certainty regarding investment.  The recovery of the Christchurch Central City and 

indeed the Christchurch economy is reliant on these efficiencies and 

agglomeration benefits.  The introduction of zones within the CBD, such as the 

                                                   
6
 R. Voith, “Do Suburbs need Cities?”, Federal Reserve Bank of Philadelphia, 1992. 
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Business zone and Mixed Use zones, are likely to speed this recovery over the 

short to medium term.   

 

6.9 While limiting the extent of these zones will facilitate increased intensity, vitality 

and competitiveness for the Central City, awareness is required regarding the 

potential costs associated with such limitations.  My Stage 1 evidence outlined 

some potential costs associated with such limitations that are relevant to the 

Central City and should be monitored over the medium to long term, including:
7
 

 

(a) the retention or increase in the price of business land; 

(b) congestion leading to reduced accessibility and therefore a 'crowding out' 

of the benefits outlined; 

(c) potential exclusion of some development models; 

(d) reduced flexibility in centres that previously had more permissive 

standards; and 

(e) unviable increases in the cost of business operation. 

 

6.10 A crucial consideration is the provision of sufficient business development 

potential within the identified zones and the flexibility of the surrounding provisions 

to meet demand in the medium (10 to 20 years) to long term (20 years plus).   

 

7. RELATIONSHIP OF CENTRAL CITY PROPOSAL TO HIGHER ORDER PLANNING 

DOCUMENTS 

 

7.1 When considering the appropriateness of the Objectives and Rules that pertain to 

the Central City Chapters within the pRDP, it is crucial to have regard to the higher 

level documents that guide the aspirations of the community.   

 

7.2 Several key founding documents have been utilised in my understanding of the 

directions and aspirations sought by the Christchurch and Regional communities.  

These include the LURP, the CCRP, the CRPS and, as it pertains to the Central 

City, Chapter 3: Strategic Directions, of the pRDP.   

 

                                                   
7
 Phil Osborne evidence, Commercial/Industrial Stage 1 hearing, dated 13 April 2015, paragraphs 10.11-10.23. 
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7.3 In my view the CCRP represents a key document as it outlines the community 

aspirations for its primary centre, calling for a vibrant, compact and diverse central 

city with a strong and sustainable built form.   

 

7.4 A key outcome of the LURP was the introduction of Chapter 6 into the CRPS 

which, in my view, gives a clear directive to support commercial activity within the 

Christchurch CBD.  Section 6.2 of Chapter 6 outline directions for commercial 

activities that are consistent with my evidence above and the direction of the 

pRDP Central City objectives and policies including: 

 

(a) Reinforcing the role of the Christchurch central business district within 

the Greater Christchurch area as identified in the CCRP (Objective 

6.2.2(3)).  

 

(b) Support and maintain the existing network of centres below as focal 

points for commercial, community and service activities during the 

recovery period: 

 

(i) The Central City; 

(ii) Key Activity Centres; and 

(iii) Neighbourhood Centres. 

 

The development and distribution of commercial activity will avoid 

significant adverse effects on the function and viability of these centres 

(Objective 6.2.5). 

 

(c) New commercial activities are primarily directed to the Central City, Key 

Activity Centres, and Neighbourhood Centres (6.2.6).   

 

7.5 The above objectives, in my view, recognise a key factor that will contribute 

significantly to the ability for the Canterbury and Christchurch economies to 

recover and sustain growth in a way consistent with the RMA.  This is the specific 

recognition of the Central City both in Objectives 6.2.2(3) and 6.2.5.  This 

recognition, in my view, highlights my position that commercial activity within the 

Central City creates a value that is not replicated for the community elsewhere.   
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7.6 It is clear that the pRDP has a requirement to direct commercial activity into the 

Central City.  Objective 3.3.8 of the Strategic Directions Chapter identifies the 

Central City as the primary community focal point that requires amenity and vitality 

facilitated through private and public investment.  Issue 3.4.1 (b) of the same 

chapter identifies a key issue as providing certainty regarding the location of future 

activities, recognition of which is found in section 3.5.2.2 which outlines the 

primacy of the Central City supported by a network of complementary centres.  

This is turn is supported through Objective 3.6.2 (iii), (vii) and (ix) which support 

the role of the Central City as well as KACs as focal points for commercial activity.   

 

7.7 The objectives of the Central City Chapter within the pRDP clearly address the 

concerns and issues raised in the LURP and CCRP.  Each zone within the Central 

City seeks to achieve a distinct objective in terms of its function and role in 

facilitating growth within the Central City.  Objectives 13.2.1.1.1 to 13.5.1.1.1 

highlight the hierarchical role within the zones.   

 

7.8 The direction of the pRDP would suggest that the Business zone is to 

accommodate the greatest concentration of retail, commercial and residential 

activity within the centre.  The Mixed Use zone operates as a support area for the 

Business zone providing for smaller businesses and greater diversity.  The Mixed 

Use zone (South Frame) operates to delineate between the Mixed Use and 

Business zones, while the Commercial Local Zone fulfils the important role of 

servicing the local market and providing for smaller businesses not necessarily 

required to facilitate the profile nor function of the Business zone.   

 

7.9 In considering whether the Central City chapter achieves the objective of 

economic growth primarily within a network of commercial and industrial areas in 

appropriate locations (pRDP 3.6.1.3) it is important to consider whether the 

proposed rules go too far or indeed far enough.  A simple analysis of the benefits 

of intensification of the Christchurch CBD would suggest that the greater the level 

of business growth accommodated here, the greater the economic benefits.  

These benefits are in turn compared to the potential costs identified in paragraph 

6.9 of this evidence.   

 

7.10 While it is also important that other initiatives are undertaken to improve the 

attractiveness and competiveness of the Christchurch CBD, given the market's 
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reluctance to locate in centres under a more permissive planning structure, it is 

crucial for the future growth and recovery of the Christchurch economy that the 

pRDP directs commercial activity into the centres network proactively.   

 

8. ADDRESSING SPECIFIC SUBMISSIONS 

 

8.1 There are a variety of submissions that have been made both in favour and 

against the Central City objectives and policies (as it pertains to commercial 

activity).   

 

8.2 My evidence addresses several submissions that relate to business activities and 

their appropriateness within the Central City and the identified precincts including: 

 

(a) Submissions on the Central City Mixed use and (South Frame Mixed 

use) zone provisions: 

 

(i) 3691 Colonial Motor Co.; 

(ii) 3589 Cockram Trusts; 

(iii) 3684 Donnithorne Family Trust; 

(iv) 3638 Otautahi Education Development Trust; and 

(v) 3233 Peterborough Village. 

 

(b) Submissions on the Entertainment and Hospitality objectives and 

provisions (3459 Pacific Park). 

 

 Submissions 3691, 3589 and 3684 

 

8.3 Submissions 3691, 3589 and 3684 on the (South Frame) Mixed Use zone seek to 

secure changes that would retain the current automobile retailing as a permitted 

activity.  The objective of the zone is to provide a transition of activities between 

the Central City Mixed use and Business zones to allow for small to medium 

businesses that typically service the larger organisations within the Central City 

Business zone.   

 

8.4 This ‘transition’ zone meets both a spatial vision for the Central City and a 

functional vision allowing a legible, accessible and balanced Central City that 
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provides for varying densities while utilising the efficiencies of a consolidated 

central business area.  The submissions seek to maintain activities that would be 

contrary to the objective of restricting higher and better uses for this land that 

would ultimately improve the efficiencies and competitiveness of the Central City 

area.  It is also necessary for the zone to include provisions that provide for 

appropriate levels of amenity and legibility to facilitate the development of 

activities that are in keeping with the functional direction of the area.   

 

8.5 It is necessary for these efficiencies to be realised so that the Christchurch Central 

City operates as a cohesive business location. I therefore reject the relief sought 

in the submissions from an economic perspective. 

 

 Submissions 3638 and 3233 

 

8.6 Submissions 3638 and 3233 seek to expand the scope of commercial office 

activities and development that is permitted under the Central City Mixed Use 

zone of the pRDP.  Both submissions seek to increase the commercial office 

quantum permitted under 13.3.2.2.1 that restricts the total office permitted per site 

(or per 500sqm of land area) to 450sqm either through the nominal expansion of 

this figure to 1,000sqm (3233) or through restricting each individual tenancy to 

450sqm.   

 

8.7 With each submission the result is a Central City Mixed Use zone that is more 

permissive and ultimately competes at a higher level with commercial office 

activity that the pRDP seeks to direct towards the Central City Business zone.   

 

8.8 In considering whether it is economically appropriate to essentially provide 

additional Central City office space, at this level, it is important to understand the 

likely impacts upon the objectives of the pRDP and the economic ‘health’ and 

recovery of the Christchurch CBD and economy.   

 

8.9 Expanding the Central City Mixed Use zoning further and providing for offices 

greater than 450sqm as a permitted activity in this location is unlikely to have any 

positive impact on the overall attractiveness of the Christchurch Central City as a 

business location.  In fact, the resulting decrease in competitive advantage on the 

Central City Business zone is likely to result in a: 



 

15 
27175930_1.docx 

 

(a) decrease in the Central City Business zone’s effective density; 

(b) decrease in associated agglomeration benefits; 

(c) negative impact upon efficiency gains resulting from centralised office 

activity and a condensed CBD (through the identification of zones); 

(d) disaggregation of office activity leading to lower Central City value, 

decreasing the potential for development and improved quality; and 

(e) negative impact on certainty for investment in the Christchurch CBD and 

decrease the viability of offices located in the CBD. 

 

8.10 The appeals simply act to reduce the effectiveness of Central City provisions to 

provide for an intense and consolidated Central City Business zone and in doing 

so disperse office activity within the Christchurch Central City thereby reducing its 

overall attractiveness and competitiveness.   

 

8.11 There are also wider issues relating to the provisions sought by the submissions.  

Permitting greater levels of office floorspace to compete with an area that is 

already focussed on recovery (and as set out above has historically lost significant 

office activity both proportionately and nominally through dispersed commercial 

activity) without any recognised need is likely to result in a proliferation of similar 

claims for additional activity that would completely erode the direction of the pRDP 

and any level of competitiveness in Christchurch’s economy.   

 

8.12 Facilitating the dispersal of office activity either in out-of-centre locations or in the 

unnecessary expansion of centres is likely to result in the diffusion of activity, 

economic inefficiencies and a fall in Christchurch’s overall productivities and 

competitiveness.   

 

8.13 The continued economic development of Christchurch City requires competitive 

changes to occur.  It is now, more than ever, crucial that the economic 

environment within the Central City is as competitively and efficiently managed as 

possible.  Business location and the consolidation of commercial activity is key in 

the creation of this environment.   

8.14 I therefore reject the relief sought in submissions 3638 and 3233 from an 

economic perspective. 
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 3459 Pacific Park 

 

8.15 The submission of Pacific Park is in relation to Objective 13.1.1(a) specifically with 

regard to entertainment, hospitality and the sale of late night alcohol.   

 

8.16 This submission seeks to provide a greater degree of encouragement for these 

activities within the precincts identified within the Central City.   

 

8.17 The CCRP, in my view correctly, identifies these activities are necessary for the 

recovery and development of a vital and vibrant Central city.  These activities 

have a symbiotic relationship with retail and commercial activities in that they 

provide important levels of amenity that are necessary for the Central City to 

remain the focal point for the community.  In generating this activity this in turn 

improves the inherent competitiveness of the Central City for other activities such 

as retail, offices and residential developments.   

 

8.18 The development of these entertainment activities within the Central City has a 

distinct role in its recovery and so should be encouraged.  It is my understanding 

that the submission relates to the level to which this activity should be directed 

into defined precincts in the CBD and by this nature limited elsewhere.   

 

8.19 There are several considerations when assessing the appropriate level of these 

provisions.  Firstly the market in which these activities operate is quite distinct 

from other commercial and retail operations sought in the Central City.  There is a 

clear recognition of the locational advantages of being located within a precinct 

that offers a greater range of entertainment options and therefore this already 

ranks highly in locational decision making.  Also these activities are, generally, 

sensitive to their markets providing a degree of convenience in local areas that 

cannot be replicated in a centralised area.  The market itself is also a product of 

supply as the greater the range and convenience of these activities, generally the 

greater the level of discretionary spend they attract.   

 

8.20 While it is appropriate that the Central City precincts are afforded a competitive 

advantage over other locations I believe that the current Council provisions 
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achieve this with higher levels of tolerance for noise, extended hours and 

locational sensitivities inside of the precincts.   

 

8.21 As with the regulation of commercial office activity there are costs associated with 

the muting of market indicators through regulation that must be weighed against 

the potential market inefficiencies that result in the absence of this regulation.  It is 

my opinion that the level of intervention must be balanced against these potential 

costs.  Further limitations on the development of entertainment and hospitality 

outside of the identified Central City precincts could result in lost opportunities to 

meet community needs outside of the precincts while producing no additional 

demand within them.   

 

8.22 In terms of the Pacific Park submission it is my opinion that increasing the 

limitations (or relative attractiveness of the Central City) for these activities outside 

of the Central City precincts has the potential to increase these community costs 

beyond the potential benefits.  However, without a detailed understanding of the 

scope of these limitations, it is difficult to assess the magnitude of these potential 

impacts.  However at this stage it is my opinion that the Council’s provisions for 

these activities within the entertainment precincts are appropriate. 

 

9. CONCLUSION 

 

9.1 The Christchurch economy faces significant challenges over the next decade not 

least of which is the reestablishment of a functioning and competitive Central City 

that meets the social and economic needs and aspirations of the City’s 

community.   

 

9.2 While the objectives provided by higher level documents such as the LURP and 

CCRP outline clear directions for the strengthening and development of 

commercial activity within the Central City, there is also clear economic evidence 

that this will enhance community well-being. 

 

9.3 In order to facilitate this recovery in a timely and sustainable manner the pRDP 

has identified four zones within the Central City that seek to consolidate activity 

while managing potential conflicts and providing a legible and functional business 

location.  From a commercial standpoint the intensification of commercial activity 
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with the Central City Business precinct is fundamental to achieve agglomeration 

benefits that will perpetuate the recovery, growth and competitiveness of the 

Central City and Christchurch as a Regional and National business location.   

 

9.4 The reestablishment of the Central City already faces significant hurdles and is 

likely to take well beyond the life of the pRDP. Even with a mindset of recovery, it 

is under these conditions that the Central City provisions of the pRDP must seek 

to direct commercial activity into the Central City to improve and sustain vibrancy, 

vitality, social value and economic prosperity. 

 

 

 

Philip Osborne  

16 December 2015  
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APPENDIX 1  

Commercial Employment Changes Christchurch City 

 

The Map below illustrates the spatial changes in net commercial employment activity throughout 

Christchurch City.  Figure 1 shows the movement of commercial activity over the 14 year period 

2000 to 2014.  This illustrates significant dispersal of activity throughout the City.  Prior to the 

2011 earthquake the CBD still captured a degree of growth, albeit a decreasing level.  The 

dispersal of activity shows the sprawl perpetrated not only by the earthquake but also by a more 

permissive planning framework.  It is this market movement that the Central City provisions of 

the pRDP seek to address.   

Figure 1: Commercial employment Changes for Christchurch City (2000 – 2014) 
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APPENDIX 2  

 

Commercial Employment Projection Methodology   

 

Employment Projection: 

Commercial employment has been projected through: 

1. Assessing the national growth level of GDP and employment to 2026 by sector 

2. Assessing Christchurch City's proportional growth based on population projections and 

historical trends (relationship to national growth by sector) 

3. Christchurch's total employment projections are broken down into first level ANZSIC 

categories through local trends from 2000 to 2014 

4. Commercial employment (indicating office based activity) growth is based on the 

categories outlined above.   

Further outline of employment projection assessment: 

 

Using the Statistics NZ Medium Series population forecasts, historical business demographic 

trends and the changing demographic profile of the Christchurch City, Property Economics have 

projected commercial employment for Christchurch out 2026 factoring in changing labour force 

participation rates over the period.  

The sector projected employment for the following areas is based on a variety of factors 

including: 

• National and Regional GDP and employment projections 

• Population projections – these are key both to labour force projections and population 

based employment.   

• Labour Force projections (skilled / unskilled) 

• Labour Force participation rates for Christchurch City have been increased throughout 

the 2014 – 2026 period leading to a rate 10% higher than the current national average.   

• Regional ability to accommodate growth, especially the potential relocation of business 

(commercial) activity from the wider area.   

• Christchurch's sub-national relative business land supply and prices 
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• Trended growth from at least the past 14 years at a Census Area Unit level 

• Economic development directions 

• Locational criteria by sector 

• National / Regional and local supply of inputted goods and location of market 

• Business sector analysis 

• Increasing working age 

It is also important to note that these projections do not factor in changes in land prices resulting 

from changes in Christchurch's competitiveness and price changes in surrounding areas. These 

factors can influence where businesses decide to locate, however given the unpredictability of 

land values, for the purpose of this assessment it has been assumed that relative prices 

between Christchurch and surrounding areas remain constant over the forecast period. 

 


