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1. INTRODUCTION 

 

1.1 My name is Philip Mark Osborne. 

 

1.2 I am an Economic Consultant for the company Property Economics Ltd, 

based in Auckland.  My qualifications include – Bachelor of Arts 

(History/Economics), Masters in Commerce, a Masters in Planning 

Practice, and have provisionally completed my doctoral thesis in 

developmental economics.   

 

1.3 For the past thirteen years I have been an economic property consultant 

for Property Economics.  Previous to this I have been a business analyst 

to several large firms both here and in Europe.  I also taught economics 

at both the secondary and tertiary level.   

 

1.4 I have recently advised, and currently advise central government entities 

such as the Ministries for the Environment, Business and Innovation, and 

Housing New Zealand Corporation as well as regional and local 

authorities including Christchurch City, Bay of Plenty, Waikato Regional 

Council, Auckland Council, Wellington City and Wellington Regional 

Councils, and Far North District Council in relation to forward planning 

and resource valuation issues.  I also provide consultancy services to a 

number of large private sector clients in regard to a wide range of 

property issues, including economic impact assessments, forecasting 

market growth, determining future land demand for the residential and 

business sectors, and economic cost-benefit analysis.  

 

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.  

 

1.6 I confirm that I have read and understood the Christchurch City proposed 

Replacement District Plan (pRDP) as well as the relevant documents that 
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form the basis for its direction.  I am also familiar with the economic 

environment that has and currently exists in Christchurch City and its 

surrounds.  

 
1.7 The key documents I have used, or referred to, in forming my view while 

preparing this brief of evidence are: 

 

(a) Strategic Directions, Commercial and Industrial chapters of the 

Christchurch District Plan as decided by the Panel (Stage 1); 

(b) Land Use Recovery Plan (LURP); 

(c) Christchurch Central Recovery Plan (CCRP); and 

(d) Chapter 6 of the Canterbury Regional Policy Statement. 

 

2. SCOPE OF EVIDENCE 

 

2.1 I have been engaged by Christchurch City Council (CCC) to comment on 

the economic importance that sits behind the additional Commercial and 

Industrial Chapters (part) proposal for a proposed maximum limit on 

tenancy size of 500sqm for commercial office activity in Key Activity 

Centres (KACs) and Industrial Park Zone (Tait and Awatea) (Proposal).  

My evidence deals with the relevance of overall economic efficiency and 

community wellbeing for the City, as well as the recovery and growth of 

the Christchurch Central City when considering the appropriate location 

and scale of business activity within the City.  

 

2.2 My evidence also briefly addresses the economic value of the centres 

hierarchy and the need in this environment to give primacy to the Central 

City recovery to secure and maximise community wellbeing through 

economic prosperity.  This evidence addresses the Proposal's role in 

meeting these objectives.   

 

2.3 In particular, I have considered the potential costs and benefits 

associated with the Proposal.  My evidence is based on identifying the 

potential adverse effects associated with an inappropriate impact on the 

competitiveness of the Central City and its overall recovery (both in terms 

of level and timeliness) when compared with the potential risks of market 
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intervention as contained in the Proposal.  This relative position is also 

discussed in terms of the reliance on nominal total office ‘caps’ in the 

KACs and their potential to achieve the pRDP objectives.   

 

3. THE PROPOSAL AND PREVIOUS EVIDENCE  

 

3.1 The Proposal  seeks to place a limit on commercial office tenancies 

outside of the Central City, including KACs and industrial park zones.  

Previously the Commercial and Industrial Chapters permitted the 

development of large tenancies in these locations.   

 

3.2 My previous evidence presented on behalf of the Council for the 

Commercial Chapter identified large tenancies (>500sqm) as key 

contributors to the recovery, growth and primacy of the Central City.1  

While it identified that these potential businesses made up less than 20% 

of Christchurch’s commercial office companies, they contributed nearly 

70% of employment to these sectors. 

 

3.3 In my view, the economic objective of the Proposal is to facilitate the 

recovery of the Central City by targeting keystone businesses that are not 

only fundamental to the Central City but that also result in a more 

competitive market for smaller commercial businesses in the KACs and 

industrial park zones.   

 

4. RESULT OF CAUCUSING 

 

4.1 Caucusing was undertaken by telephone on the 16 May 2016 between 

myself and Mr Mike Copeland for AMP Capital Investors (New Zealand) 

Ltd.  As recorded in the Joint Statement there was significant agreement 

regarding the Christchurch economic environment as well as the need for 

recovery and growth within the Central City.   

 

 
 
1  Evidence of Mr Osborne dated 13 April 2015, at paragraph 4.12. 
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4.2 It is my understanding that the primary point of disagreement relates to 

the provisions utilised to meet the objectives of this recovery.  Mr 

Copeland appears to suggest that a total office ‘cap’ for all office activity 

placed outside of the Central City is an appropriate approach to direct 

activity into the Central City.  I disagreed with this position and indicated 

that the recovery of the Central City is dependent on it accommodating 

medium to large commercial office businesses.   

 

5. ECONOMIC ENVIRONMENT  

 

5.1 My economic evidence presented in Stage 1 of the Commercial Chapter 

outlined the economic environment for the commercial office market, as 

well as the locational distribution of commercial business and the Central 

City's position both pre and post-earthquake.2  This assessment outlined 

the following: 

 

(a) Christchurch saw employment growth rates similar to the 

national average but below that of Auckland and Wellington to 

2010; 

(b) The 2011 earthquake resulted in the loss of significant levels of 

business capacity within the Central City area.  This loss 

however, originated well before the necessary exodus; 

(c) In 2000 28% of total employment was accommodated within the 

Central City boundaries, by 2011 this number had fallen to only 

22% a proportional loss of nearly 4,000 jobs.  The loss was 

primarily felt in both retail and commercial activity where 

proportionately 3,000 jobs were lost; 

(d) In 2001 the Christchurch Central City accounted for 62% of 

commercial activity, by 2010 this figure has fallen to only 42%, 

with this drop also representing a nominal fall in business 

activity accommodated within the Central City.  By 2015 this 

figure was only 26% with many remaining businesses being 

forced to locate elsewhere due to the CBD rebuild; and 

 
 
2  Evidence of Mr Osborne dated 13 April 2015 at section 6. 
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(e) Commercial business activity has seen a continued and 

significant move to decentralised locations (between 2000 and 

2010 40% of all consented commercial floorspace was located 

in industrial zones) resulting in conflicting uses, increased land 

values driving out identified industries, decreased productivity 

and a Central City exhibiting economic inefficiencies.   

 

5.2 The current situation facing Christchurch is one of dislocation with 

businesses operating in locations that are driven by individual decisions.  

This reflects a City that does not currently possess the economic benefits 

within centres to drive the market appropriately.  The key centre in 

providing this centralised activity is the Central City.   

 

5.3 Some of the costs of business dislocation in the case of Christchurch’s 

economy include: 

 

(a) A decline in centre amenity and a social value potentially not 

achieved elsewhere i.e. a net loss of value.  There is a social 

value placed by the community on a vibrant Central City, if this 

activity is simply dispersed throughout the City this value is 

likely to be lost altogether; 

(b) Loss of agglomeration benefits.  The proportional decline of 

commercial activity within the Christchurch Central City and the 

dispersal of this commercial activity throughout Christchurch is 

likely to have impacted upon productivity, which decreases both 

the value and competitiveness of businesses in Christchurch; 

and 

(c) With over $3.5m spent through the City Heart project on 

upgrading public Central City assets, the loss of activity within 

the Central City increases the marginal cost of this infrastructure 

while reducing the social value attributable to these public 

goods and services.   

 

5.4 The Christchurch economy is poised to experience some significant 

changes over the next few years driven by the Government’s 

commitment to its recovery.  Given the ability for Christchurch to 
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overcome historical ‘hang-ups’ it has the potential to dramatically improve 

its competitiveness and capture growth from the wider South Island as 

well as nationally and internationally.  However, for the Christchurch 

economy to truly prosper it is fundamental that business locations are 

competitive.   

 

5.5 High value added employment requires high amenity, accessible 

locations exhibiting convenience to other services, agglomeration 

benefits and often high profiles.  In terms of competitiveness it is 

important to recognise that these larger businesses servicing larger 

national markets often have locational options in most major centres.  

The Christchurch community must therefore consider carefully the 

business environment its planning direction is producing and, where 

appropriate, intervene to facilitate greater community wellbeing through 

this development.   

 

5.6 It is also important to understand that while the past business trends 

experienced by Christchurch would indicate a move of activity away from 

the Central City, the earthquakes have left the future role and contribution 

of the Central City even more vulnerable as it no longer possesses the 

critical mass to sustain itself.  While the decentralisation of activity is of 

concern, immediate emphasis should be placed on the recovery of the 

Central City.  As a highly influential competitive asset it is critical to the 

recovery of the Christchurch economy as a whole that significant stress 

should be placed on generating appropriate activity within this principal 

centre.   

 

6. NEED FOR INTERVENTION 

 

6.1 The need for exogenous intervention into a market is necessitated by the 

fundamental intent of seeking to maximise community wellbeing either 

through improvements in equity or an improvement in economic 

efficiency.  The Commercial chapter of the pRDP seeks to improve 

economic efficiency within the district’s business environment 

consequently enhancing community wellbeing.  In simple terms the fact 

that the market will not seek to maximise community wellbeing but 
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pursue individual party interests is key in understanding whether the 

market requires a balancing mechanism in order to redress the potential 

imbalance between community interests and individual interests.  It is 

important to note that this is not simply an academic exercise; the result 

of an individual party or parties gaining an additional proportion in profits 

(or simply a decrease in costs) could result in the loss of a tangible 

resource for the community which is potentially hundreds of times more 

valuable.   

 

6.2 There are two objectives that endure through the Commercial and 

Industrial Chapters of the pRDP that relate to the Christchurch Central 

City.  Firstly, it is clear from the CCRP that there is a priority to facilitate 

the recovery of the Central City.  Not only is this prioritised by the 

community through the pRDP but is fundamental in terms of 

Christchurch’s economic well-being.  A vibrant and vital Central City 

offers a unique environment for economic activity that is unlikely to be 

replicated elsewhere in the City.  The timely recovery of the Central City 

is fundamental in driving recovery for the rest of the Christchurch, and 

Canterbury economies.   

 
6.3 The second objective relates to the primacy of the Central City for 

commercial activity.  Policy 6.3.6(3) of the RPS “reinforces the role of the 

Central City, as the City’s primary commercial centre..”. Chapter 15 of the 

pRDP also identifies the Central City as the “Principal employment and 

business centre for the city” (Policy 15.1.2.1).  It is clear that while these 

documents identify KACs as important in terms of business activity to the 

city, the Central City is elevated in terms of its importance and the need 

for not only recovery but also to be established as the primary 

commercial centre for the City.   

 
6.4 The submission made on behalf of AMP states that it believes  the 

Central City is currently in a position that recovery is no longer dependent 

on limiting development elsewhere.  While the development in the 

Central City is showing encouraging signs, it has not recovered.  

Continued development investment is both crucial and dependent on the 

certainty that large tenants will relocate back into the Central City.  The 
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provision of commercial office capacity and opportunities in other centres, 

where such activity is intended to be located in the Central City, will 

jeopardise both the timely recovery of the Central City and its long term 

sustainability.   

 

6.5 Evidence presented by Mr King for the Christchurch Central 

Development Unit (CCDU) stated that ‘Whilst progress and momentum to 

date is readily measurable, challenges still exist and there is a need to 

continue to foster conditions and promote frameworks that aid recovery in 

the Central City.  A regulatory framework which recognises the 

importance of and gives primacy to the central city of Christchurch will 

support a faster and more sustained recovery of Christchurch’ 

(Paragraph 4.2 and 4.3 Commercial Chapter Stage 1).   

 
6.6 The commitment from central and local government to invest into the 

Central City provides a clear indication to the market of the objectives 

sought for the Central City's role, however the Central City continues to 

face significant hurdles.  An insufficient supply of B and C grade office 

space, high rebuild costs, and uncertainty coupled with the current 

dispersal of its previous tenants combine to place pressure on the timely 

recovery of the Central City.   

 
6.7 The situation currently experienced by Christchurch is unique in that 

commercial office activity has been unavoidably removed and relocated 

from the Central City.  Historical provisions in the previous City Plan 

resulted in commercial office activity declining in the Central City both 

proportionally and nominally.  While both central and local governments 

are committed to the recovery of the Central City through innovation and 

development there is a need to establish the Central City at a competitive 

level.  For both the recovery and primacy of the Central City it is 

necessary (and envisaged by higher order documents) for the pRDP to 

facilitate this relative competitiveness.   
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7. QUANTUM AND TENANCY PROVISIONS 

 

7.1 While the need for intervention to stimulate the recovery and growth of 

the Central City appears to be accepted through the expert Joint 

Statement it is the form that this intervention takes that seems the point 

of contention.   

 

7.2 The Proposal seeks to add more specific direction to the quantum limits 

already outlined by the pRDP.  These quantum limits have been 

proposed so as to manage the level of commercial office capacity that 

exists outside the Central City, while developing a ‘hierarchy’, providing 

for greater levels of activity based on the centre’s role and function.   

 
7.3 These limitations are themselves important, the level of commercial office 

provision outside of the Central City and KAC’s will determine not only 

overall capacity and efficiency but will dictate the level of price 

competition for more appropriate centres-based activity.  As outlined in 

my evidence in the Commercial Stage 1 Chapter, the provision of greater 

levels of capacity encourages some businesses to locate less efficiently 

(often due to the immediate cost of development or rent).  This in turn 

decreases the level of activity in centres reducing agglomeration benefits 

and perpetuating the loss of further business activity.   

 

7.4 In order to achieve the economic benefits of a centralised city and 

facilitate the recovery of the Central City it is necessary to implement 

these limits on the basis of a hierarchy, with the Central City possessing 

the greatest development opportunity followed by the identified KAC’s.   

 
7.5 This hierarchy is based on the primacy of the Central City in terms of its 

role and function.  The Central City fulfils a regional role providing a level 

of profile and potential agglomeration benefits that typically attract and 

sustain medium to large businesses.  In fact, comparative CBDs such as 

Auckland and Wellington are comprised of over 80% medium to large 

commercial office businesses that would typically locate in premises of 

500sqm plus.  While Christchurch's Central City accommodated 75% of 
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such businesses in 2010, this number has since fallen as businesses 

were forced to relocate following the earthquakes.   

 

7.6 It is clear from this that in seeking to facilitate the recovery of the Central 

City, businesses of this size are crucial.  Given that over 70% of medium 

to large commercial office businesses that once located in the Central 

City have relocated over the past 5 years, there is a clear need for 

provisions that actively seek to redirect this activity into the Central City.   

 

7.7 A further limitation of the simple quantum approach is that it lacks 

discernment.  Without identifying generally the businesses that are more 

appropriate in the Central City, commercial office floorspace will compete 

evenly with that in the Central City.  Typically, larger businesses are more 

competitive for office space, as such these would represent a more than 

proportionate uptake of District centre capacity.  As a consequence, this 

means that there is a higher risk that those businesses that cannot afford 

to locate in the Central City and those that are less appropriate will seek 

to locate in District centres.  In this case one of two things happen: these 

businesses apply for a resource consent and locate elsewhere or they do 

not locate in Christchurch.  A more targeted set of provisions reduces the 

competitive effect of other commercial floorspace on the demand for the 

Central City while allowing a more efficient market for local commercial 

businesses.    

 

7.8 The potential results of such provisions are likely to be determined by the 

Central City's ability to accommodate these businesses and the level of 

market acceptance.   

 

8. POTENTIAL ECONOMIC OUTCOMES 

 

8.1 For the Central City to recover and grow it remains necessary, amongst 

other activities, to regulate commercial office activity in other locations.  

Appropriate levels of competition will ultimately curtail or prolong this 

recovery.   

 



27917972_1.docx  12 

8.2 While limitations on total office floorspace provision in other locations set 

a hierarchy and direct activity to the Central City, there is a need to 

specifically target larger office tenancies many of whom are currently 

located in other areas and centres.   

 

8.3 As with any intervention the Proposal is likely to have some economic 

costs associated with it.  While seeking to facilitate the recovery of the 

Central City and improve economic efficiencies, the Proposal is ultimately 

intended to redirect commercial office activity from the KACs and 

Industrial Park zones into the Central City.  By its nature this may result 

in short-term costs for individual businesses.   

 

8.4 While the provisions provide for a degree of flexibility for those 

businesses that cannot appropriately be located within the Central City, 

this provision is likely to result in some transactional costs through the 

need for such businesses to obtain resource consents.  These costs are 

the result of maintaining the objective of the provisions and providing a 

means by which commercial office businesses of this size can still locate 

outside of the Central City.  Generally, transactional costs accompany 

appropriate regulation.  In the case of the Proposal these costs will 

inevitably be outweighed through the Central City's timely recovery.   

 
8.5 Additional risks associated with the Proposal include:  

 

(a) Decreased choice; 

(b) Insufficient capacity; 

(c) Increased operational costs; and 

(d) Impact upon KAC efficiencies. 

 

8.6 Placing limitations on the development of large commercial tenancies 

outside of the Central City will reduce the choice available to businesses 

in terms of locations.  However, currently over 90% of these businesses 

are located outside the Central City.  Most of these tenancies would have 

existing use rights and as such this percentage is likely to remain high.  

Increasing choice between these locations will only serve to retain a 
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higher percentage of medium to large commercial office businesses 

outside the Central City.   

 

8.7 Additionally, along with choice comes competition.  As outlined earlier an 

increasing proportion of commercial consents have been accommodated 

outside the Central City and in locations such as Industrial zones.  The 

pRDP seeks to limit the level of commercial activity that takes place in 

these locations.  By default, however, as these locations are restricted, 

demand is most likely to shift significantly to other locations such as 

District Centres.  Providing this outlet, in an unrestricted manner, is likely 

to result in a proliferation of commercial activity in these centres rather 

than the Central City, due in part to the ‘hurdles’ outlined previously.   

 

8.8 A further risk relates to the level of potential capacity within the Central 

City and specifically the Business Precinct.  Provisions that direct activity 

into a specified area must have consideration for its ability to supply 

sufficient capacity to meet the likely demand.   

 

8.9 As outlined in my previous evidence commercial growth in Christchurch, 

to 2026, was expected to be in the order of 5,500 jobs.  This would 

equate to an additional 160,000sqm of office space (of which 70% is 

expected to be in businesses requiring 500sqm or more).   

 

8.10 When considering capacity, the vacant land area, within the Commercial 

Central City Business zone alone is 8.5ha.  Developed at a maximum 

height and site coverage, this would equate to some 560,00sqm of 

capacity.  Demand for this space, however, originates from several 

sources including residential, entertainment and community facilities.  

When considering the Auckland and Wellington CBDs, over 50% of 

employment is commercial office based.  Allowing for a lower floorspace 

to EC (Employee Count) ratio would mean that, conservatively, 30% of 

floorspace is occupied by commercial office.  In the case of vacant 

capacity within the Central City zone this would allow for some 

168,000sqm of office capacity.   
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8.11 It is clear that there exists more than sufficient capacity for office 

development within the Central City to meet future demand.   

 

8.12 The potential increase in business costs relate primarily to rents.  This 

also occurs in a free market where the agglomeration benefits are 

recognised and realised by the market and considered in their locational 

decisions.  These increases are generally a market reaction to the 

increases in productivity achieved.  However, these benefits are not 

always recognised and as such their value is reduced in the market 

leading to a spiralling fall, such as has been experienced in Christchurch 

over the past decade.  Without intervention into the market through the 

proposed changes there would be no corresponding increase in 

production to outweigh the potentially higher rent levels.  Overall the 

potential to increase business costs is more than met through the 

increased density while additional economic benefits would accrue to the 

community as a whole.   

 

8.13 Finally, limiting commercial office development in KACs has the potential 

to decrease the overall demand for commercial office space in these 

locations.  While this may be the result if all other factors remained 

constant, in reality they do not.  The provisions in the Commercial and 

Industrial Chapters of the pRDP seek to reduce the level of dispersal of 

commercial activity throughout the City.  As identified earlier in my 

evidence, from 2000 to 2010, 40% of commercial consents were in 

industrial zones.  The restriction of these activities in such locations 

redirects the commercial activities to more appropriate locations such as 

KACs.   

 

8.14 The Proposal would essentially ‘free up’ space in the suburban centres 

providing a more competitive space for smaller commercial businesses 

and those that are less appropriate in the Central City.  The fact that the 

Proposal would provide greater choice for smaller commercial 

businesses is likely to result in greater efficiencies for these businesses.  

These efficiencies would also be realised through other factors, as 

smaller businesses typically have geospatially smaller markets and 
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employee origins.  This reduces travel times and infrastructure costs as 

businesses can locate closer to their employment base and clients.   

 

8.15 Two key considerations are weighed against these potential costs.  The 

first is the likely impact on the recovery of the Central City.  While Mr 

Copeland's suggestion of limiting total commercial floorspace3 is likely to 

play a role in providing a degree of certainty to the market and directing 

commercial activity back into the Central City, the limit is arbitrary and is 

likely to result in inappropriate levels of competition from KACs and 

industrial park zones.   With over 90% of commercial businesses (of this 

approximate size) already outside of the Central City the environment 

already disadvantages the Central City.  The location of these existing 

businesses will already play against the timely recovery of the Central 

City as businesses make decisions based on their current circumstances, 

it is therefore essential that new development is directed towards the 

Central City.   

 

8.16 The second consideration is the primacy of the Central City in the 

hierarchy of centres.  This primacy is important to sustaining the Central 

City’s profile.  The two other main centres, Auckland CBD and Wellington 

CBD, contain over 80% of these larger businesses.  A current identified 

shortfall of the CBD recovery is its ability to provide for B and C grade 

office space.  The provision of this space is, in part, the result of certainty 

for demand without which the Central City will not operate efficiently.  It is 

important that for this market to be sustainable, larger commercial 

businesses that currently choose to operate from District Centres (and 

would continue to proliferate there) must be directed to the Central City.  

Without an appropriate level of commercial activity, the Christchurch 

Central City is likely to suffer in terms of regional and national profile, 

reducing its economic significance and ultimately the performance of the 

wider region.   

 

 
 
3  Expert Conferencing Joint Statement (Economic Matters) dated 17 May 2016 at paragraphs 3.9 to 3.10. 
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9. SUBMISSION SUMMARY 

 

9.1 As outlined in section 5 above, caucusing was undertaken by economic 

witnesses for submitters on the proposed commercial floorspace limit.  

The submission for AMP Capital outlined one key difference, which is 

that only a total cap should be set on commercial office across all? KACs.   

 

9.2 In the joint statement I stated I believe “that the ‘type’ of office activity 

directed into the CBD is important for its recovery.  Simply limiting the 

total quantum of office space outside the CBD is likely to delay the CBD 

recovery.  There is a real risk that the provision of office space outside of 

the CBD will be taken up by larger tenancies leaving a higher proportion 

of smaller businesses expected to locate within the CBD.  These smaller 

businesses are typically not those which will add greatest value (nor 

receive greatest value) from locating in the CBD.” 

 

9.3 Not only does this proposal target the activities that will facilitate the 

recovery of the Central City but in doing so would release capacity in 

District Centres for smaller and more vulnerable commercial businesses.    

 

9.4 In the context of the Belfast centre, the AMP submission cites distance as 

a factor in the potential impact on the Central City.  While I agree that 

distance does indeed play a role in the impact of larger scale office 

development of the Belfast centre, it does not negate the potential impact 

that 12,000sqm of office space, particularly in large tenancies, could have 

on diverting activity away either directly or indirectly from the Central City.  

This level of impact will, in part, be based on the type of commercial 

businesses that locate in Belfast of which size is an important 

consideration.  In my opinion, the accommodation of smaller businesses 

at Belfast has significantly less risk of adverse impact upon the Central 

City.   

 

10. CONCLUSION 

 

10.1 There is clear guidance in the CCRP, as well as the CRPS and the 

Commercial and Industrial Chapters of the pRDP that seeks to facilitate 
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the Central City in terms of both recovery and terms of its primacy for 

commercial office activity.   

 

10.2 The current situation in Christchurch is one in which the vast majority of 

large commercial business lie outside the Central City as a result of a 

decade of decentralisation as well as significant relocations due to the 

earthquakes.   

 

10.3 It is fundamental to the Central City’s recovery that not only are 

commercial offices directed into the Central City, but that such offices are 

primarily medium to large offices.  This targeted approach not only 

provides greater certainty for Central City investment, greater efficiencies 

and higher profile for the Central City, but also would have the positive 

effect of releasing capacity within KACs and, to an extent, Industrial 

Parks for more appropriate commercial activities that seek more localised 

locational attributes.   

 

10.4 In my view the utilisation of the proposed 500sqm tenancy cap as notified 

in the present Proposal is the most appropriate means by which to 

achieve the objectives of the CRPS and pRDP.    

 

 

 

Philip Mark Osborne 

8 June 2016 

 

 


