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1 Introduction 

1.1 My full name is name is Timothy James Heath. I am a Property Consultant, Retail 
Analyst and Urban Demographer for Property Economics Limited, based in 
Auckland. I hold the following degrees from the University of Auckland: 

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

(b) Bachelor of Planning 1993. 

1.2 I have 22 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ŀǎ ŀ Property Consultant, Retail Analyst and Urban 
Demographer. I advise district and regional councils throughout New Zealand in 
relation to retail, industrial and business land use issues as well as strategic 
forward planning.  I also provide consultancy services to a number of private 
sector clients in respect of a wide range of property issues, including retail 
economic impact assessments, commercial and industrial market assessments, 
residential and business NPS UDC capacity modelling, and forecasting market 
growth and land requirements across all property sectors. 

1.3 I was instructed by Foodstuffs North Island Limited όάFoodstuffsέύ in March 2019 
to prepare this statement of evidence addressing matters raised in Foodstuffs 
resource consent application for the construction and operation of a new 
supermarket with an associated fuel facility, at-grade car parking and all other 
ŀǎǎƻŎƛŀǘŜŘ ŜƴŀōƭƛƴƎ ǿƻǊƪǎ όάProposalέύ ŀǘ фул ¢Ŝ wŀǇŀ wƻŀŘΣ tǳƪŜǘŜ όάSiteέύΦ  The 
site is located at the corner of Te Rapa Road and Eagle Way, and has a site area of 
2.0012 hectares.  

1.4 My involvement to date has been to undertake an economic impact assessment 
ƻŦ ǘƘŜ ǊŜǘŀƛƭ ƛƳǇƭƛŎŀǘƛƻƴǎ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ƴŜǿ tŀƪ Ωb {ŀǾŜ ǎǳǇŜǊƳŀǊƪŜǘ. I am very 
familiar with the area to which the application for resource consent relates and 
the wide Hamilton market having undertaken retail economic assessment across 
the city for private and public sector organisations for nearly two decades. One of 
my more recent projects was to provide the economic analysis and justification 
for the new strategic direction and Business Chapter with the now Operative 
District Plan, and successfully defend the economic positions through the 
Environment Court process. 

1.5 I have reviewed the submissions made in respect of the Proposal and the Council 
hŦŦƛŎŜǊΩǎ ǎ пн! ǊŜǇƻǊǘ όcollectively hŦŦƛŎŜǊΩǎ wŜǇƻǊǘ), and the Council Addendum 
to the S42A report dated 16 September 2019. I respond to matters raised in 
ǎǳōƳƛǎǎƛƻƴǎ ŀƴŘ ƛƴ ǘƘŜ hŦŦƛŎŜǊΩs Report later in my evidence. 

1.6 I have read the Code of Conduct for Expert Witnesses Contained in the 
Environmeƴǘ /ƻǳǊǘΩǎ Practice Note 2014. I have complied with the Code of 
Conduct in preparing this evidence and agree to comply with it while giving oral 
evidence before the Hearing Commissioners, as if this were a hearing before the 
Environment Court.  I have considered all material facts that I am aware of that 
might alter or detract from the opinions that I express.  This evidence is within my 
area of expertise, except where I state that I am relying on the evidence of 
another person. 

2 Scope of evidence 

2.1 My evidence addresses the retail economic aspects of the Proposal. 
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2.2 In my evidence I will: 

(a) Identify and illustrate the geo-spatial extent of the core retail economic 
ƳŀǊƪŜǘ ŎŀǘŎƘƳŜƴǘ ŦƻǊ ǘƘŜ ǇǊƻǇƻǎŜŘ ¢Ŝ wŀǇŀ tŀƪΩ b {ŀǾŜ ǎǳǇŜǊƳŀǊƪŜǘ ŀƴŘ 
determine its indicative market size. 

(b) Provide a detailed profile of the key economic and social demographic 
characteristics in the core catchment. 

(c) Project catchment population and household growth over the period to 
2038. 

(d) Calculate the level of food retailing expenditure generated by the core 
catchment and project this out to 2038. 

(e) Determine the amount of retail floorspace that can be sustained by the 
core catchment both currently and in the future, considering the 
influence of the wider retail network and shopping patterns.  

(f) Analyse the composition of food retailing expenditure within Hamilton 
City between Te Rapa and the balance of the City.  

(g) Determine the supply of retail activity in the Core Catchment in GFA 
terms, and cross reference the food retailing sector with current and 
forecast demand. 

(h) Assess whether there are likely to be any retail distributional effects 
generated on the existing centres that are considered to be significant in 
their nature in context of the RMA.   

(i) Identify the current distribution of industrial zone land within Hamilton 
City, and quantify industrial land capacity.  

(j) Determine the quantum of industrial land available for future 
development and compared this against current capacity levels.  

(k) Assess whether there are likely to be any material economic effects 
generated from the ΨlossΩ of industrial land due to the proposed 
development, and   

(l) Respond to matters raised in submissions made on the Proposal and the 
hŦŦƛŎŜǊΩǎ wŜǇƻǊǘ. 

2.3 I have reviewed the other statements of evidence provided for Foodstuffs 
including that of by Mr Mark Tansley.  I refer to and rely on those statements 
where relevant in my evidence.  

2.4 Attached to this evidence is:  

(a) Appendix 1: Proposed ¢Ŝ wŀǇŀ tŀƪΩ N Save Concept Plan 

(b) Demographic profiling for the Core Catchment, Hamilton City and New 
Zealand for comparative context 

(c) Property Economics Retail Expenditure Model 
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3 Executive Summary 

3.1 ¢ƘŜ ŎƛǊŎŀ сΣпллǎǉƳ DC! tŀƪΩ b {ŀǾŜ ¢Ŝ wŀǇŀ ƛǎ ǇǊƻǇƻǎŜŘ ǘƻ ōŜ ǎƛǘǳŀǘŜŘ ƻǇǇƻǎƛǘŜ 
The Base / Te Awa sub-regional centre and adjacent to the existing Countdown 
and Kmart developments on Te Rapa Road. All this activity in effect works as a 
single retail destination and forms part of the sub-regional centre. 

3.2 The proposed store is designed to service the growing northern Hamilton market 
and the northern rural environs surrounding the city. This is a high growth 
catchment with an additional 28,200 people projected and 42% increase in the 
ŎŀǘŎƘƳŜƴǘΩǎ ƘƻǳǎŜƘƻƭŘ ōŀǎŜ by 2028. This level of growth equates to an 
estimated increase in annual retail expenditure of $175m to nearly $500m 
annually by 2038. 

3.3 In respect of supermarket GFA, projected growth in annual retail expenditure 
enables an estimated 15,000sqm GFA of supermarket floor space to be sustained 
by the catchment in 2038. 

3.4 Estimated annual sales ŦƻǊ ǘƘŜ ǇǊƻǇƻǎŜŘ tŀƪΩ b {ŀǾŜ ¢Ŝ wŀǇŀ ǎǘƻǊŜ ƛǎ ϷсоƳ ƛƴ ƛǘǎ 
first year of operation. The current supermarkets anticipated to incur the highest 
ƭŜǾŜƭ ƻŦ ǘǊŀŘŜ ŎƻƳǇŜǘƛǘƛƻƴ ƛƳǇŀŎǘǎ ŀǊŜ /ƻǳƴǘŘƻǿƴ ¢Ŝ wŀǇŀ ŀƴŘ tŀƪΩ b {ŀǾŜ Mill 
Street. However no existing supermarkets are considered likely to close and 
therefore there is likely to be no significant retail distributional effects generated 
ŀǎ ŀ ǊŜǎǳƭǘ ƻŦ ǘƘŜ ǇǊƻǇƻǎŀƭΣ ŀƴŘ ǘƘŜ 5ƛǎǘǊƛŎǘ tƭŀƴΩǎ ōǳǎƛƴŜǎǎ ƘƛŜǊŀǊŎƘȅ not 
undermined.  

3.5 Lƴ ǊŜǎǇŜŎǘ ƻŦ ǇƻǘŜƴǘƛŀƭ ŜŦŦŜŎǘǎ ƻƴ ǘƘŜ ŎƛǘȅΩǎ ƛƴŘǳǎǘǊƛŀƭ ȊƻƴŜŘ ƭŀƴŘ ǎǳǇǇƭȅΣ IŀƳƛƭǘƻƴ 
City has sufficient existing vacant industrial zoned land to satisfy projected 
industrial demand until beyond 2050 with 173ha industrial zoned supply more 
than projected industrial land demand by 2047. In essence, industrial land supply 
is not an issue from an economic perspective and a long term (30yr+) demand / 
supply outlook.  

3.6 In my opinion the retail report relied upon by the s42A reporting planner, whilst 
agreeing with the final conclusion I reach, relies on assumptions that result in it 
overstating the ŜǎǘƛƳŀǘŜŘ tŀƪΩ b {ŀǾŜ ¢Ŝ wŀǇŀ ŀƴƴǳŀƭ ǎŀƭŜǎ ŀƴŘ ǇǊƻŘǳŎǘƛǾƛǘȅ, 
potential effects on the Nawton shopping centre and travel efficiency implications 
of the proposed store. 
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4 Proposed Development 

4.1 The application involves the development of a new tŀƪΩ b {ŀǾŜ supermarket at 
980 Te Rapa Road with a GFA of 6,358sqm. This total floor area can be broken 
down into:  

¶ 3,925sqm of retail trade area; 

¶ 607sqm mezzanine floor space for office / administrative purposes;  

¶ service areas (deli, bakery, butchery) of 581sqm; 

¶ storeroom of 877sqm; 

¶ a small back of house staff room of 155sqm, and 

¶ a delivery area of 213sqm.  

4.2 The development also includes an ancillary tŀƪΩ b {ŀǾŜ on-site fuel facility in the 
carpark, as seen in many other existing tŀƪΩ b {ŀǾŜ offerings around the country, 
where discounted fuel for tŀƪΩ b {ŀǾŜ shoppers can be sourced.  

5 Indicative Core Economic Market 

5.1 Figure 1 illustrates the geospatial extent of the indicative core economic market, 
or core catchment, for the proposed tŀƪΩ b {ŀǾŜ supermarket, Te Rapa. This has 
been based on the existing and proposed centre network, demographic 
distribution (current and future), Statistics NZ meshblock boundaries for 
statistical analysis purposes, the roading network, other natural and physical 
geographic barriers, current supermarket spend transaction data, location of 
existing tŀƪΩ b {ŀǾŜ supermarkets in Hamilton, and my professional opinion 
factoring in known shopping patterns and trade area dynamics for centres in NZ.   
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FIGURE 1: t!YΩ b {!±9 TE RAPA ECONOMIC MARKET AND SUPERMARKET DISTRIBUTION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.2 Any marginal reshaping of the catchment boundaries would not materially change 
the population and household base, and therefore the catchment and market 
size.  

5.3 CƛƎǳǊŜ мΦм ǇǊƻǾƛŘŜǎ ŀ ΨȊƻƻƳŜŘ ƛƴΩ ǾƛŜǿ ƻŦ ǘƘŜ IŀƳƛƭǘƻƴ /ƛǘȅ ǎǳǇŜǊƳŀǊƪŜǘ ƴŜǘǿƻǊƪ 
for ease of reference. 
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FIGURE 1.1: HAMILTON SUPERMARKET NETWORK DISTRIBUTION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.4 It is important to note that this is an indicative catchment only, and residents 
within this catchment will also shop in supermarkets / centres outside of the 
catchment and vice versa.  In this regard the catchment illustrated in Figure 1 
represents the area (core economic market) where the proposed tŀƪΩ b {ŀǾŜ is 
likely to derive the majority of its customers, sales and generate most frequent 
visitation.  

5.5 The proposed tŀƪΩ b {ŀǾŜ ŎŀǘŎƘƳŜƴǘ ōƻǳƴŘŀǊȅ ƛƴ IŀƳƛƭǘƻƴ /ƛǘȅ ƛǎ ōŀǎŜŘ ƻƴ ǘƘŜ 
halfway point between the ǇǊƻǇƻǎŜŘ ǎǘƻǊŜ ŀƴŘ ǘƘŜ ƴŜŀǊŜǎǘ Ŧǳƭƭ ǎŜǊǾƛŎŜ tŀƪΩ b {ŀǾŜ 
ǎǘƻǊŜ ƛƴ IŀƳƛƭǘƻƴ όtŀƪΩ b {ŀǾŜ aƛƭƭ {ǘύΣ ǿƘƛƭŜ ǘƘŜ ǊǳǊŀƭ ŎŀǘŎƘƳŜƴǘ ōƻǳƴŘŀǊƛŜǎ to 
the north, east and west of the city are based on ǿƘŜǊŜ tŀƪΩ b {ŀǾŜ aƛƭƭ {ǘǊŜŜǘ 
currently draws shoppers utilising MarketView retail transaction data. The 
identified catchment represents the areas that would be closer to the proposed 
tŀƪΩ b {ŀǾŜ ¢Ŝ wŀǇŀ ǎǘƻǊŜ όǘƘŀƴ ǘƘŜ tŀƪΩ b {ŀǾŜ aƛƭƭ {ǘǊŜŜǘ ŀƭǘŜǊƴŀǘƛǾŜύ ŀƴŘ 
therefore where the proposed store would have a locational advantage in respect 
of accessibility.  

5.6 In general, the tŀƪΩ b {ŀǾŜ Te Rapa will predominately service the northern 
component of Hamilton City and its northern rural environs given there are two 
other tŀƪΩ b {ŀǾŜ supermarkets in Hamilton servicing the central and southern 
components of the city.  
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5.7 For the purpose of context, the wider supermarket network (which correlates 
closely to the key retail and commercial centres in the surrounding area) have also 
been identified on Figure 1. 

5.8 Another key focus I have assessed is the Te Rapa CAU (coloured red in Figure 1) 
which encompasses the proposed site and the current provision of supermarkets 
within the Te Rapa area. 

6 Core Catchment Demographics 

6.1 Some of the relevant economic and social characteristics that are base inputs into 
the retail modelling and impact analysis for the identified core market, with 
comparative context to the wider Hamilton City and the Waikato Regional 
averages have been attached in Appendix 2. 

6.2 Some of the salient findings include: 

(a) The identified core catchment currently has a population base of around 
83,000 people comprising nearly 29,000 households (rounded). This 
equates to approximately 2.88 persons per household, significantly high 
than the wider City average of 2.74 and wider Regional average of 2.6 
persons. This is a reflection of the higher proportion of family-based 
households comparatively in the identified core market relative to its 
surrounding areas.  

(b) Within the Core Catchment, over a third of households are Two Parent 
Families (34%), while conversely Singles only comprise 18%. This is 
materially different from the Hamilton City averages of 29% and 23% 
ǊŜǎǇŜŎǘƛǾŜƭȅΣ ƘƛƎƘƭƛƎƘǘƛƴƎ ǘƘŜ /ƻǊŜ /ŀǘŎƘƳŜƴǘΩǎ ƳƻǊŜ ŦŀƳƛƭȅ ƻǊƛŜƴǘŀǘŜŘ 
demographics.  

(c) Households within the Core Catchment also typically earn higher incomes 
than the Hamilton City and wider regional average with a third of 
households generating an annual income level over $100,000, compared 
27% of the Hamilton City households and just 24% across the wider 
region. Having higher household income and more families (larger 
households), supermarket spend on a per household unit basis would be 
higher on average than the households of Hamilton City and the region. 

7 Population and Household Projections 

7.1 The future success of most retail centres often depends on the projected growth 
of its core economic market over time. Figure 2 displays the population and 
household growth profile for the Core economic market. This includes actual 
growth over the last one and half decades, and projected growth over the next 
20-years to 2038. These projections are derived from the Property Economics 
Growth Model with the base inputs being the Statistics New Zealand Medium 
series projections and residential building consent data 2000-2017. 
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FIGURE 2: CORE CATCHMENT POPULATION AND HOUSEHOLD FORECAST 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Property Economics, Statistics NZ 

7.2 The core economic catchment of the proposed tŀƪΩ b {ŀǾŜ supermarket currently 
has population base of approximately 83,000 people and nearly 29,000 
households (rounded). This base population is forecast to grow to around 111,000 
people and 40,700 households by 2038. This equates to an increase of around 
1,350 new residents (on average) per annum over the next 20-years. By 2038 the 
household base of the core market is projected to be 42% larger than its current 
household base.  

7.3 Updated 2018 growth projections from Statistics New Zealand estimate the 
current 2018 population base of the core economic catchment to be 3.3% higher 
than represented in Figure 21 (85,330), and the projected 2038 population to be 
around 115,000 people. This latest Statistics New Zealand data with its higher 
population within the core economic catchment indicates the retail expenditure 
and sustainable GFA analysis relied on in my retail modelling to formulate my 
evidence is considered conservative.  

7.4 This indicates that this northern area of Hamilton is projected to be a high growth 
area in Hamilton on a comparative basis and will require additional GFA to meet 
its retail and commercial requirements. 

7.5 As identified, the Core Catchment is forecast to experience strong growth over 
the forecast period with population increasing by 34% over the 2017 ς 2038 
period. This is significantly higher than both Hamilton City (26%) and the wider 
Regional forecast of just 14%. Nominally the Core Catchment is currently occupied 

 
1 Original Figure 2 projections were based on Statistics New Zealand 2017 projection series. 
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by the equivalent of slightly over half the population of Hamilton City, albeit given 
its strong relative growth these proportions are projected to grow over the 
forecast period.  

7.6 For context the current population base of the Core Catchment is slightly larger 
ǘƘŀƴ ǘƘŜ ǇƻǇǳƭŀǘƛƻƴ ƻŦ IŀǎǘƛƴƎǎ 5ƛǎǘǊƛŎǘ όǿƘƛŎƘ Ŏŀƴ ǎǳǎǘŀƛƴ ƛǘǎ ƻǿƴ tŀƪΩ b {ŀǾŜ 
supermarket), while by 2038 the Core Catchment is projected to have a 
ǇƻǇǳƭŀǘƛƻƴ ōŀǎŜ ŀǇǇǊƻȄƛƳŀǘŜƭȅ ŜǉǳƛǾŀƭŜƴǘ ǘƻ tƻǊƛǊǳŀ ŀƴŘ YŀǇƛǘƛ /ƻŀǎǘ 5ƛǎǘǊƛŎǘΩǎ 
ŎƻƳōƛƴŜŘ όǿƘƛŎƘ ŎǳǊǊŜƴǘƭȅ ǎǳǎǘŀƛƴǎ ǘǿƻ tŀƪΩ b {ŀǾŜ ǎǳǇŜǊƳŀǊƪŜǘǎύΦ  

7.7 Growth in households is forecast to increase at a faster proportional rate (42%) 
than the population (34%) due to a projected fall in the person per dwelling ratio 
over the forecast period. This trend is not isolated to the identified catchment but 
projected to occur across the country due to an aging population, smaller families 
ŀƴŘ ŀ ƘƛƎƘŜǊ ǇǊƻǇƻǊǘƛƻƴ ƻŦ ΨǎǇƭƛǘΩ ƻǊ ǎƛƴƎƭŜ ƘƻǳǎŜƘƻƭŘǎΦ 

8 Retail Expenditure and Sustainable GFA 

8.1 This section sets out the projected retail expenditure and sustainable GFA 
forecasts for the identified Core Catchment. The forecasts have been based on 
the aforementioned population and household growth projections as shown in 
CƛƎǳǊŜ нΣ ŀƴŘ ƘŀǾŜ ōŜŜƴ ǇǊŜǇŀǊŜŘ ǳǎƛƴƎ tǊƻǇŜǊǘȅ 9ŎƻƴƻƳƛŎǎΩ wŜǘŀƛƭ 9ȄǇŜƴŘƛǘǳǊŜ 
Model. A more detailed breakdown of the model and its inputs outlined in 
Appendix 3. 

8.2 Generated retail spend / expenditure in this section outlines the level of retail 
expenditure that is generated by residents within the catchment and from 
spending at retail stores by businesses and their employees operating within the 
Primary Catchment. A low level of international tourist spending has also been 
factored in. 

8.3 The following flow chart provides a simple graphical representation of the 
Property Economics Retail Expenditure Model to assist in better understanding 
the methodology, key inputs utilised, and interpretation of outputs. 

 

 

 

 

 

 

 

 
  



DAA-010469-95-14-V1 

 

 

8.4 Growth in real retail spend has also been incorporated at a rate of 1% per annum 
over the forecast period.  The 1% rate is an estimate based on the level of debt 
retail spending, interest rates and changes in disposable income levels, and is the 
average inflation adjusted increase in spend per household over the assessed 
period.  

8.5 Tourism retail expenditure growth has been extrapolated at a long-term national 
rate of 2% per annum using data sourced from the Ministry of Business, 
Innovation and Employment (MBIE).   

8.6 It is important to note that the retail expenditure generated in the identified 
market does not necessarily equate to the sales within that particular area. 
Residents can freely travel in and out of the area, and they will typically choose 
the centres with their preferred range of stores, products, brands, proximity, 
accessibility, shopping environment and price points. A good quality offering will 
attract customers from beyond its core market, whereas a low-quality offering is 
likely to experience retail expenditure leakage out of its core market.  Therefore, 
retail expenditure generated in the Core Catchment represents the sales a centre 
or retail stores within the catchment could potentially achieve.  

8.7 For that reason, it is appropriate for modern retail markets to be assessed on the 
ōŀǎƛǎ ƻŦ άƭŀȅŜǊŜŘ ŎŀǘŎƘƳŜƴǘǎέΦ ¢Ƙƛǎ ƛǎ ǿƘŜǊŜ ŎƻƴǎǳƳŜǊǎ ǎǇǊŜŀŘ ǘƘŜƛǊ ǊŜǘŀƛƭ 
ǎǇŜƴŘƛƴƎ ŀŎǊƻǎǎ ŀ ǿƛŘŜǊ ǎǇŜŎǘǊǳƳ ƻŦ ŎŜƴǘǊŜǎΣ ǿƛǘƘ ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ ǘƘŜƛǊ άƘƛƎƘŜǊ 
ƻǊŘŜǊέ ǎǇŜƴŘ ƎƻƛƴƎ ǘƻ άƘƛƎƘŜǊ ƻǊŘŜǊέΩ ŎŜƴǘǊŜǎ όǎǳŎƘ ŀǎ ƭŀǊƎŜ ǎŎŀƭŜ regional or main 
metropolitan shopping destinations).  Meanwhile, convenience spend tends to 
remain more localised, triggering a layering of centre catchments across the 
catchment. 

8.8 The retail expenditure figures below are in 2017 NZ dollars and exclude the 
following retail activities, as categorised under the ANZSIC categorisation system: 

(a) Accommodation (hotels, motels, backpackers, etc.) 

(b) Vehicle and marine sales & services (petrol stations, car yards, boat shops, 
caravan sales, and stores such as Repco, Super Cheap Autos, tyre stores, 
panel beating, auto electrical and mechanical repairs, etc.) 

(c) Hardware, home improvement, building and garden supplies retailing 
(e.g. Mitre 10 and Mitre 10 Mega, Hammer Hardware, Bunnings, 
PlaceMakers, ITM, Kings Plant Barn, Palmers Garden Centres, etc.) 

8.9 The above retail store types have been excluded because they are not considered 
to represent core retail expenditure, nor fundamental retail centre activities in 
terms of visibility, location, viability or functionality.  Modern retail centres do not 
rely on these types of stores to be viable or retain their role and function in the 
market as such stores have the potential to generate only non-consequential 
trade competition effects rather than flow-on retail distribution effects.  
¢ƘŜǊŜŦƻǊŜΣ ǘƘŜ ǊŜǘŀƛƭ ŎŜƴǘǊŜ ƴŜǘǿƻǊƪΩǎ ŜŎƻƴƻƳƛŎ ǿŜƭƭōŜƛƴƎ ŀƴŘ ǎƻŎƛŀƭ ŀƳŜƴƛǘȅ 
cannot be unduly compromised. 

8.10 This analysis uses a sustainable footprint approach to assess retail demand.  
Sustainable floorspace in this context refers to the level of floor space 
ǇǊƻǇƻǊǘƛƻƴŀǘŜ ǘƻ ŀƴ ŀǊŜŀΩǎ ǊŜǘŀƛƴŀōƭŜ ǊŜǘŀƛƭ ŜȄǇŜƴŘƛǘǳǊŜ ǘƘŀǘ ƛǎ ƭƛƪŜƭȅ ǘƻ ǊŜǎǳƭǘ ƛƴ 
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an appropriate quality and offer in the retail environment.  This does not 
ƴŜŎŜǎǎŀǊƛƭȅ ǊŜǇǊŜǎŜƴǘ ǘƘŜ ΨōǊŜŀƪ ŜǾŜƴΩ ǇƻƛƴǘΣ ōǳǘ ŀ ƭŜǾŜƭ ƻŦ ǎŀƭŜǎ ǇǊƻŘǳŎǘƛǾƛǘȅ 
($/sqm) that allows retail stores to trade profitably and provide a good quality 
retail environment, and thus economic wellbeing and amenity.  

8.11 It is necessary to separate the Gross Floor Area into: 

(a) Net retail floorspace (Sustainable Floorspace); and  

(b) Back office floorspace that does not generate any retail spend (Back Office 
Floorspace).  

8.12 ! ǎǘƻǊŜΩǎ ƴŜǘ ǊŜǘŀƛƭ ŦƭƻƻǊ ŀǊŜŀ ƻƴƭȅ ƛƴŎƭǳŘŜǎ ǘƘŜ ŀǊŜŀ ǿƘƛŎƘ ŘƛǎǇƭŀȅǎ ǘƘŜ ƎƻƻŘǎ ŀƴŘ 
services sold and represents the area to which the general public has access.  By 
contrast, the Gross Floor Area typically represents the total area leased by a 
retailer.  Back Office Floorspace in a retail store is the area used for storage, 
ǿŀǊŜƘƻǳǎƛƴƎΣ ǎǘŀŦŦ ŦŀŎƛƭƛǘƛŜǎΣ ŀŘƳƛƴ ŦǳƴŎǘƛƻƴǎ ƻǊ ǘƻƛƭŜǘǎ ŀƴŘ ƻǘƘŜǊ ΨōŀŎƪ ƻŦŦƛŎŜΩ 
uses.   

8.13 These activities on average occupy around 25-ол҈ ƻŦ ŀ ǎǘƻǊŜΩǎ DC!Φ  Lǘ ƛǎ ƛƳǇƻǊǘŀƴǘ 
to separate out such back office floorspace from sustainable floorspace because 
back office floorspace does not generate any retail spend.  For the purposes of 
this analysis a 30% ratio has been applied. Lƴ ǊŜǎǇŜŎǘ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ tŀƪΩ b {ŀǾŜ 
store specifically, the ratio of GFA to net retail trading area is around 62%. 

8.14 Supermarket retailing is estimated to represent around 75% of all food and 
beverage retail spend and is the largest retail sector in terms of the market 
expenditure. For the purpose of analysis, Property Economics defines all modern 
large format supermarkets as being over 1,000sqm GFA, with grocery stores 
below this threshold typically being specialty food retailers, superettes or dairies.  
The Huntly Four Square and Ngaruawahia SuperValue fall into this latter category 
and these are not considered supermarkets under the applied definition. 

8.15 Table 1 illustrates the Supermarket and Food Retailing retail expenditure 
generated in the core catchment and the resulting level of sustainable GFA. This 
ǊŜǇǊŜǎŜƴǘǎ ǘƘŜ ΨŎƻǊŜΩ ƳŀǊƪŜǘ ǘƘŀǘ ǘƘŜ ǇǊƻǇƻǎŜŘ tŀƪΩ b {ŀǾŜ Te Rapa would 
ƻǇŜǊŀǘŜ ƛƴΣ ŀƴŘ ǘƘŜ ŎƻǊŜ ǊŜǘŀƛƭ ŜȄǇŜƴŘƛǘǳǊŜ ΨǇƻƻƭΩ ǎǳŎƘ ŀ ǎǘƻǊŜ ƛǎ ƭƛƪŜƭȅ ǘƻ ŘǊŀǿ ǘƘŜ 
majority of its sales. 
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TABLE 1: CORE MARKET FOOD RETAILING EXPENDITURE AND SUSTAINABLE GFA 

 
 
Source: Property Economics 

8.16 Table 1 indicates that around $242m of supermarket expenditure is currently 
generated within the identified core catchment annually, with this forecast to 
increase to around $374 by 2038. In terms of on-the-ground retailing, this 
translates to 42,700sqm of sustainable supermarket GFA from spend generated 
within the core catchment by 2038. Just under 28,000sqm of supermarket GFA is 
estimated to be sustainable by the core market at present. 

8.17 Food Retailing expenditure within smaller Specialty Food Retailers is estimated to 
equate to over $80m per annum currently with this estimated to grow to $125m 
pa by 2038. Combined sustainable food retailing GFA within the core catchment 
is estimated to total to 61,500sqm by 2038, an increase of 21,600sqm from the 
2018 base year level. 

8.18 To put these GFA figures into perspective, the proposed Te Rapa tŀƪΩ b {ŀǾŜ floor 
area covers around 6,400sqm GFA of retail, storage and prep space. However, as 
a result of being sited adjacent to The Base / Te Awa regional shopping centre, 
the destination draws a lot of shoppers and spend from beyond the core 
catchment, and therefore has a potential market greater than purely the core 
catchment. The next section assists in quantifying this market to help establish a 
total market within which tŀƪΩ b {ŀǾŜ Te Rapa will draw sales from. 

9 Food Retailing Spending Patterns 

9.1 Food Retailing expenditure patterns have been assessed using retail transaction 
data sourced from MarketView - a service provided by Verisk.  MarketView data 
is based on the spending and retail transactions of BNZ and Paymark credit and 
debit (EFTPOS) cardholders. The MarketView data has been collected from a 
range of stores across the spectrum of assessed retailers in the core economic 
market, from national chains to small independent stores.  

Retail Expenditure ($m) 2018 2023 2028 2033 2038

Supermarket Retailing $242 $277 $307 $338 $374

Speciality Food Retailing $81 $92 $102 $113 $125

Total $323 $370 $409 $451 $498

GFA (sqm) 2018 2023 2028 2033 2038

Supermarket Retailing 27,700 31,700 35,000 38,700 42,700

Speciality Food Retailing 12,200 13,900 15,400 17,000 18,700

Total 39,900 45,600 50,400 55,700 61,500
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9.2 As a guide, electronic card transactions accounts for approximately 60% of retail 
spending within NZ. This percentage is likely to be higheǊ ŦƻǊ tŀƪΩ b {ŀǾŜ 
supermarkets. The retail transactional data sources for the core economic market 
are based on the calendar year ending August 2017. This period has been chosen 
as it is an annualised period thereby removing any seasonal variations, allows 
analysis of up to date data, and is considered the best proxy for quantifying the 
current spending patterns of the markets.  

9.3 Given the large sample size of BNZ and Paymark card holders and prolific use of 
EFTPOS within NZ, MarketView data is considered to provide a robust and 
accurate depiction of the destination and origin of retail spending flows in and out 
ƻŦ ǘƘŜ ŜŀŎƘ ƻŦ ǘƘŜ ǇǊƛƳŀǊȅ ŎŀǘŎƘƳŜƴǘΩǎ ŎƻǊŜ ƳŀǊƪŜǘΣ ŀƴŘ ƘŜƴŎŜ Ƙŀǎ ōŜŜƴ ǳǎŜŘ ŀǎ 
a basis for this assessment. 

9.4 MarketView data for the purposes of this analysis has been assessed in terms of 
the destination of retail spending within Hamilton City and the proportion of 
spending that was made within the Te Rapa Census Area Unit and the Balance of 
Hamilton City.  

9.5 For the purposes of analysis, at a high-level Internet retailing has been excluded 
from the MarketView datasets in order to gauge a more accurate on-the-ground 
movement of retail dollars within the market.  Internet retailing spend is also 
removed from the Property Economics Retail Expenditure Model outputs so 
datasets can be matched and compared on a common basis later in this statement 
to form an estimate of net on-the-ground retail expenditure in an area.  

9.6 Figure 3 illustrates the origin of food retailing spend from within the Te Rapa CAU 
versus the Balance of Hamilton City Territorial Authority. The proportional figures 
shown represent the percentage of all retail sending made within Hamilton City. 
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FIGURE 3: HAMILTON FOOD RETAILING SPEND DISTRIBUTION (INSIDE VS OUTSIDE TE 
RAPA) 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Property Economics, Marketview 

9.7 The spending pattern data shows that around 15% of all food retailing sales within 
Hamilton City is being spent within the Te Rapa CAU at present, with two thirds 
of this spending originating from Hamilton City itself, i.e. a third of the food 
retailing spending within Te Rapa is made by non-Hamilton City residents.  

9.8 Figure 3 also shows that Hamilton City composition of food retailing spending is 
made of 70% internalised spending i.e. Hamilton residents spending within 
Hamilton, and 30% from outside of the City.  

9.9 Aggregating retail spending origins across all areas shows that an estimated 15% 
of all Food Retailing sales in Hamilton City is spent within the Te Rapa CAU. 
However, this proportion will increase once the proposed tŀƪΩ b {ŀǾŜ Te Rapa is 
established. 

9.10 Previous assessments of retail expenditure flows within Hamilton City by Property 
Economics found Food Retailing inflows into the city are in the order of 35%, 
meaning relative to the total level of Food Retailing spend made by Hamilton City 
residents, an additional 35% is spent within Hamilton City by shoppers / visitors 
from outside of the city.   

9.11 From this I can determine the level of sustainable Food Retailing expenditure 
within the Te Rapa CAU given current spending patterns. Again, acknowledging 
that if a tŀƪΩ b {ŀǾŜ supermarket were to be developed the likely level of inflow 
for food retailing within Hamilton City, and especially Te Rapa, will increase 
beyond the current 35%.  
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9.12 I am applying the current position to be conservative and assess sustainable levels 
based on current market dynamics. The formula below outlines the high-level 
methodology involved in determining the current level of retail expenditure 
within the identified Te Rapa CAU. Using current food retailing expenditure 
estimates for Te Rapa the sustainable level of GFA can be determined for current 
market retail flows. 

9.13 Hamilton City x (1 + Inflow %) x (Te Rapa / Hamilton City %) 

9.14 The figures shown on Table 2 reflect the current retail environment of the Te Rapa 
/!¦Σ ǘƘŜ ŜǎǘƛƳŀǘŜŘ мр҈ ƻŦ IŀƳƛƭǘƻƴ /ƛǘȅΩǎ CƻƻŘ wŜǘŀƛƭƛƴƎ ŜȄǇŜƴŘƛǘǳǊŜ ōŜƛƴƎ 
spent within Te Rapa in this respect is directly related to the current level of 
provision within Te Rapa. This underpins the fundamental difference compared 
against Table 1, which estimates the annualised food retailing spend generated 
by the Te Rapa tŀƪΩ b {ŀǾŜΩǎ ŎƻǊŜ ŜŎƻƴƻƳƛŎ ƳŀǊƪŜǘΦ   

9.15 Table 2 shows that the current level of Food Retailing expenditure being spent 
within the Te Rapa is estimated to be in the order of $143m currently, with the 
capacity to sustain 17,900sqm ƻŦ ŦƻƻŘ ǊŜǘŀƛƭƛƴƎ DC!Φ IƻƭŘƛƴƎ ¢Ŝ wŀǇŀΩǎ ŎǳǊǊŜƴǘ 
ƳŀǊƪŜǘ ǎƘŀǊŜ ƻŦ IŀƳƛƭǘƻƴΩǎ CƻƻŘ ǊŜǘŀƛƭƛƴƎ ƳŀǊƪŜǘ ŎƻƴǎǘŀƴǘΣ ōȅ нлоу ǎǳǎǘŀƛƴŀōƭŜ 
Food retailing GFA will increase to 26,900sqm. However, it is important to note 
ǘƘŀǘ ¢Ŝ wŀǇŀΩǎ ƳŀǊƪŜǘ ǎƘŀǊŜ ǿƛƭƭ ƳŀǘŜǊƛŀƭƭȅ ƛƴŎǊŜŀǎŜ ƛŦ ŀ tŀƪΩ b {ŀǾŜ were to be 
developed, increasing the attractiveness of Te Rapa to both residents within and 
outside of Hamilton. 

TABLE 2: TE RAPA CAU CURRENT FOOD RETAIL EXPENDITURE & GFA ESTIMATES 

 
 
Source: Property Economics 

9.16 Based on the current spending patterns (i.e. 15% food retailing share of 
Hamilton), Te Rapa can sustain 12,200sqm GFA of supermarket floorspace. Te 
Rapa currently has an estimated 8,300sqm supermarket GFA, giving a current 
sustainable demand / supply differential of 3,900sqm GFA, i.e. the market has the 
potential to sustain an additional 3,900sqm of supermarket GFA in Te Rapa based 
on current spending pattern and suggests the two supermarkets in Te Rapa (New 
World and Countdown) are performing well.  
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9.17 The determined 3,900sqm is below the proposed 6,400sqm GFA tŀƪΩ b {ŀǾŜ Te 
Rapa store.  However, with tŀƪΩ b {ŀǾŜ entry into Te Rapa, the Te Rapa CAU will 
ŎŀǇǘǳǊŜ ŀ ƘƛƎƘŜǊ ǇǊƻǇƻǊǘƛƻƴ ƻŦ IŀƳƛƭǘƻƴΩǎ ŦƻƻŘ ǊŜǘŀƛƭƛƴƎ ƳŀǊƪŜǘ ǘƘŀƴ ǘƘŜ ŎǳǊǊŜƴǘ 
15%. If this proportion were to increase to only 18% (considered a conservative 
increase given tŀƪΩ b {ŀǾŜΩǎ ǇǳƭƭƛƴƎ ǇƻǿŜǊ ŀƴŘ ōŜƛƴƎ ƻƴŜ ƻŦ bŜǿ ½ŜŀƭŀƴŘΩǎ ƘƛƎƘŜǎt 
performing retail brands), the Te Rapa CAU could sustain an additional 6,300sqm 
of supermarket GFA. This low-ƭŜǾŜƭ ǇǊƻǇƻǊǘƛƻƴŀƭ ƛƴŎǊŜŀǎŜ όо҈ ƻŦ IŀƳƛƭǘƻƴΩǎ ŦƻƻŘ 
retailing spend) indicates the Te Rapa food retailing market would be large 
enough to sustain all three Te Rapa supermarkets (the existing New World and 
Countdown stores, and the proposed tŀƪΩ b {ŀǾŜ) without undermining the 
sustainable potential or threatening their ongoing viability. 

10 Existing Supermarket Network 

10.1 In order to provide a clearer picture of the current level of supermarket provision 
within the market, GFA of supermarkets identified within the Core Catchment has 
been estimated based on an aerial survey of building footprints. The results of this 
survey are shown in Table 3. 

10.2 It is worth ƴƻǘƛƴƎ ǘƘŀǘ ǘƘŜ ŦƻƭƭƻǿƛƴƎ ǎǳǊǾŜȅ ƛƴŦƻǊƳŀǘƛƻƴ ǊŜǇǊŜǎŜƴǘǎ ŀ ΨǎƴŀǇǎƘƻǘΩ ƛƴ 
time and retail stores are constantly opening, closing and relocating due to a 
variety of individual store and owner circumstances.  In this regard, the retail 
market is dynamic and undergoing constant change, and therefore reflects the 
market at the time of assessment. 

TABLE 3: CORE CATCHMENT SUPERMARKET NETWORK 

 
 
Source: Property Economics 

10.3 As determined in the previous section, the current level of supermarket supply 
within the Te Rapa CAU (8,300sqm), balanced against the estimated current 
sustainable GFA (12,200sqm) indicates that the supermarkets in the Te Rapa CAU 
currently capture a higher level of sales than is needed for their sustainability. An 
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additional 3,900sqm supermarket floorspace would be sustainable within the 
CAU given current retail flows and ignoring any increase in attractiveness that 
would arise from the provision of a new store or stores of that aggregate size.  

10.4 A relatively small increase in Te RapaΩǎ total proportion of HamiltonΩǎ 
supermarket retailing from 15% currently to 18% as a consequence of the new 
tŀƪΩ b {ŀǾŜ would be sufficient to ensure that Te Rapa can accommodate the tŀƪΩ 
N Save ¢Ŝ wŀǇŀ ƛƴ ǘƻŘŀȅΩǎ ƳŀǊƪŜǘΦ   

10.5 Further to this, as identified earlier in the statement, the core catchment is a high 
growth area and future growth within the wider market is estimated to quickly 
accelerate supermarket sustainable levels to 18,400sqm by 2038 holding retail 
spending patterns constant over time (at current levels). To put this into context 
by 2038, the Te Rapa CAU is estimated to be able to sustain around double the 
amount of Supermarket GFA that is currently operating within the CAU. 

10.6 Additionally, the commercial reality is that supermarkets also compete with other 
food retailing stores for food retailing expenditure, and Te Rapa CAU can sustain 
17,900sqm GFA for food total retail currently.  The current supermarket provision 
of 8,300sqm provides a balance of 9,600sqm GFA supportable in the Te Rapa CAU.  
This is more than the 6,400sqm retail GFA tŀƪΩ b {ŀǾŜ proposes, indicating that, 
even without factoring any increase in the 15% food retailing proportion of 
Hamilton (commercially implausible in my view), the proposed tŀƪΩ b {ŀǾŜ 
supermarket could be sustained, potentially with only a few small-scale food 
retailing stores in Te Rapa compromised.  

10.7 The strong projected growth on the core catchment means significantly more 
food retailing provision will be required moving forward to meet growing food 
retailing requirements of the market. Ultimately, the proposed tŀƪΩ b {ŀǾŜ 
supermarket fulfils only part of that requirement, but in an efficient location due 
to much of the market already utilising The Base / Te Awa regional shopping 
centre. 

11 Supermarket Spending Diversion 

11.1 This section assesses from which centres the estimated $63m pa sales of the 
proposed Te Rapa tŀƪΩ b {ŀǾŜ supermarket are likely to be derived, and by default 
the likely level of impact / trade diversion on each wider centre under the CAR2 
criteria of the Hamilton District Plan. Economic effects on individual 
supermarkets, whether from within the Woolworths or Foodstuffs brand families, 
are deemed trade competition effects which individually can be disregarded 
under the RMA. It is only if those trade effects result in consequential significant 
adverse effects on the vitality or viability of the relevant centres that relevant 
effects arise under the RMA and the CAR criteria. 

11.2 Tables 4 following estimates the level of trade effects on supermarkets at a centre 
level. 

 

 
2 Centre Assessment Report 
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Supermarket Location
PNS Te Rapa Sales 

Diversion ($m)

Countdown Te Rapa $15,000,000

New World Te Rapa $10,000,000

Countdown Rototuna $6,000,000

New World Rototuna $5,000,000

Countdown Nawton $2,000,000

Pak'N Save Mill St $15,000,000

Pak'N Save Clarence St $2,500,000

Non-Supermarket Food Retailing $2,000,000

Increased Inflow (into Hamilton City) $5,000,000

Pak'N Save Te Rapa $62,500,000

Centre
Estimated Revenue 

($m pa)

Estimated Sales Post 

Diversion ($m pa)

The Base $50 $95

Rototuna $95 $84

Nawton $30 $28

CBD $205 $188

TABLE 4: ESTIMATED CENTRE BASED SUPERMARKET REVENUE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Property Economics 
 

11.3 ¢ŀōƭŜ р ǇǊƻǾƛŘŜǎ ŀ ǎǳƳƳŀǊȅ ƻŦ ǿƘŜǊŜ ǘƘŜ ǇǊƻǇƻǎŜŘ tŀƪΩ b {ŀǾŜ ¢Ŝ wŀǇŀ 
supermarket in my opinion would derive its retail sales and the level of trade 
diversion from affected supermarkets.  

 

TABLE 5: ESTIMATED t!YΩ b {!±9 ¢9 RAPA ANNUAL SALES 

 

 

 

 

 

 

 

 

 

 
Source: Property Economics 

11.4 New World Te Rapa is a standalone supermarket in the Te Rapa corridor, and the 
estimated $10m direct impact is a trade competition effect only, and therefore 
no further consideration is required. 

11.5 Re Nawton:  

(a) Countdown Nawton, and the Nawton centre, is on the fringe of the tŀƪΩ 
N Save ¢Ŝ wŀǇŀΩǎ ŎƻǊŜ ŜŎƻƴƻƳƛŎ ŎŀǘŎƘƳŜƴǘ ŀƴŘ ǎŜǊǾƛŎŜǎ ŀ ǿŜƭƭ-
established western Hamilton market. The shoppers from this market, if 
preferring the tŀƪΩ b {ŀǾŜ brand, would likely already be leaving this local 
area and shopping at tŀƪΩ b {ŀǾŜ Mill Street on the northern fringe of the 
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city. ¢Ƙǳǎ ǘƘŜ ƴŜǿ tŀƪΩ N Save store is likely to result in a transfer of that 
trade from the Mill Street PakΩ N Save to the new store but no additional 
adverse effect on Countdown Nawton. 

(b) Further, the establishment of the Countdown Te Rapa would have already 
stimulated any interbrand trade impacts, meaning Countdown Nawton is 
unlikely to see any noteworthy trade diversion other than some tŀƪΩ b 
Save Mill Street shoppers preferring to shop at tŀƪΩ b {ŀǾŜ Te Rapa once 
developed.  

(c) As such, I consider any net additional trade diversion from Countdown 
Nawton ($2m pa) to be minimal, and not at a level that would force 
Progressive Enterprises to close Countdown Nawton and walk away from 
that market. As such, no store closures are likely and the estimated $2m 
pa impact on the Nawton Centre is less than minor in the wider context 
of the total centre sales. 

11.6 Re the CBD:  

(a) In respect of trade diversion from the CBD, there are two tŀƪΩ b {ŀǾŜ 
stores likely to experience some trade diversion ς tŀƪΩ b {ŀǾŜ Mill Street 
and tŀƪΩ b {ŀǾŜ Clarence Street. The northern tŀƪΩ b {ŀǾŜ Mill Street 
store will experience the majority of trade diversion being the closest tŀƪΩ 
N Save branded store to the proposed Te Rapa store. Cumulatively the 
tŀƪΩ b {ŀǾŜ Te Rapa is estimated to divert a total of $17.5m pa from CBD 
tŀƪΩ b {ŀǾŜ stores. I do not consider that such a transfer will put either 
CBD PakΩ b Save store at risk of closure.  

(b) Given that the CBD Countdown is already competing with two proximate 
tŀƪΩ N Save stores I do not anticipate any significant diversion in trade 
ŦǊƻƳ ǘƘŀǘ ǎǳǇŜǊƳŀǊƪŜǘ ǘƻ ŀ ǘƘƛǊŘ tŀƪΩ N Save at TeRapa. Put another way, 
any customers of the CBD Countdown who are inclined to switch to a 
ƳƻǊŜ ŎƻƴǾŜƴƛŜƴǘ tŀƪΩ N Save are likely to have already taken their trade 
ǘƻ ŜƛǘƘŜǊ ƻŦ ǘƘŜ /.5 tŀƪΩ N Save stores.  

(c) CBD supermarket sales (across 3 supermarkets) alone would be over 
$250m annually, resulting in a supermarket sales diversion of only 7% of 
CBD supermarket sales. However, the CAR test is on the centre as a whole, 
and retail sales in the CBD are estimated to exceed $450m pa resulting in 
an impact on total CBD retail sales of less than 4%. There is all the other 
roles and function, professional services, etc that would be unaffected by 
such an insignificant loss in supermarket sales. 

11.7 Re Rototuna: 

(a) Rototuna is the suburban centre where supermarkets play an important 
anchor role and any trade diversion effects are more important to 
consider. Rototuna has estimated current supermarket sales of around 
$95m spread between the New World and Countdown stores. The 
estimated total level of trade diversion ǘƻ ǘƘŜ ƴŜǿ tŀƪΩ N Save is $11m pa 
- $6m pa Countdown and $5m pa New World. This would lower 
wƻǘƻǘǳƴŀΩǎ ǎǳǇŜǊƳŀǊƪŜǘ ǎŀƭŜǎ ŦǊƻƳ ϷфрƳ ǘƻ ϷурƳΣ ŀ ŘǊƻǇ ƻŦ мм.5%.  

(b) It is estimated no individual supermarket within the centre would 
experience an impact greater than $6m (Countdown Rototuna) and 
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would not jeopardise the viability or on-going operation of either 
ǎǳǇŜǊƳŀǊƪŜǘΣ ǇŀǊǘƛŎǳƭŀǊƭȅ ƎƛǾŜƴ ƛǘΩǎ ŀ ƘƛƎƘ ƎǊƻǿǘƘ ŀǊŜa of the city so any 
trade diversion losses would be offset within a short timeframe. As such, 
with no store closure likely, Rototuna can continue to perform its role and 
function successfully well into the future. 

11.8 Re Te Rapa / Te Awa: 

(a)  The supermarket likely to experience the greatest trade impact is 
Countdown Te Rapa (adjacent to the proposed tŀƪΩ b {ŀǾŜ site). 
Estimated impact is $15m pa. This represents a direct trade competition 
effect. Assuming that the Countdown Te Rapa functions as part of The 
Base / Te Awa Regional Centre, which given its location directly across the 
road from Te Awa and with a Kmart site alongside I do, total centre retail 
sales are in excess of $350m pa. The opening of a tŀƪΩ b {ŀǾŜ Te Rapa 
would increase total Te Rapa centre sales to over $400m given the 
location of the site next to Countdown. As such the trade impact on this 
sub-regional centre is positive with an overall net increase in retail sales. 

(b) The balance of tŀƪΩ b {ŀǾŜ ¢Ŝ wŀǇŀΩǎ ŜǎǘƛƳŀǘŜŘ ǎŀƭŜǎ ƛǎ ŘŜǊƛǾŜŘ ŦǊƻƳ ǘƘŜ 
vast array of non-supermarket food retailing store diversions of around 
$2m pa not specific to any one centre or area, and an estimated of $5m 
increase inflow of supermarket spend from outside Hamilton City, 
predominately northern rural environs up to Huntly. 

11.9 An ƛƴǘŜǊŜǎǘƛƴƎ Ǉƻƛƴǘ ǘƻ ƴƻǘŜ ƛǎ ǘƘŜ ƭŀǎǘ tŀƪΩ b {ŀǾŜ ǎǳǇŜǊƳŀǊƪŜǘ ƻǇŜƴŜŘ ƛƴ 
Hamilton City was around 25 years ago in 1994. The ŎƛǘȅΩǎ population base at that 
time was around 113,000. Since then the population of the city has increased to 
an estimated 169,000 in 2018 representing net population growth of 49% over 
the period. This rudimentary calculation indicates the market can sustain another 
tŀƪΩ b {ŀǾŜ ǎǳǇŜǊƳŀǊƪŜǘΣ ǇŀǊǘƛŎǳƭŀǊƭȅ ƛƴ ǘƘŜ ƘƛƎƘ ƎǊƻǿǘƘ ƴƻǊǘƘŜǊƴ ŀǊŜŀ ƻŦ ǘƘŜ ŎƛǘȅΦ 

11.10 As such, in my professional opinion no one centre in Hamilton is likely to incur 
significant adverse retail distribution effects or have its role and function 
compromised as a result of the subject application. Nor is it considered any 
existing supermarkets are likely to close with both supermarkets operators keen 
to hold onto their market position.  

12 Temporal Trends The Base / Te Awa Centre 

12.1 The Base opened in 2005, with the Te Awa Mall component completed in August 
2011. The centre currently encompasses 84,400sqm GFA3 with a range of retail 
and commercial service activities. There are currently an estimated 107 speciality 
stores, 20 mini major tenants, 7 major tenants, Hoyts Cinemas and 2 office 
tenancies. Key tenants at The Base / Te Awa include: The Warehouse, Mitre10 
Mega, Farmers, Briscoes, Noel Leeming and Hoyts (Cinemas).   

12.2 The Base / Te Awa plays a Regional Centre role within the market, servicing not 
only Hamilton City residents but the wider Waikato Region. Located in the centre 
of the Te Rapa industrial area, The Base focused on large format retailing initially, 
but the Te Awa mall development has expanded its role into speciality retailing 

 
3 NZ Shopping Centre Directory 2016, NZ Property Council  
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activities as well. There is also The Base Outlet offer which offers goods at a lower 
price point on average than main stream retail stores.  

12.3 Figure 4 illustrates the employment composition and growth of the Te Rapa CAU 
over the last 17-years. Nominally the CAU has increased in employment by 127% 
over the assessed period, from around 7,400 employees to over 16,800 currently.  

12.4 The noticeable trend is the increasing presence of retail employment as a 
proportion of the total Te Rapa employment base from 8% in 2000 to 17% 
currently.  This shows the Te Rapa CAU has been an area in evolution over the 
past 17 years, broadening its employment base, but not at the expense of 
industrial employment (which has also grown). 

12.5 The growth in retail employment has been predominantly driven and correlated 
to growth of The Base / Te Awa shopping centre, which has largely been confined 
to the same land holding. The only material exception has been the development 
of New World Te Rapa, and more recently Countdown and Kmart, with an uplift 
in retail employment when these stores became operational.   

FIGURE 4: TE RAPA CAU - EMPLOYMENT COMPOSITION & GROWTH 2000 - 2017 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Property Economics, Statistics NZ 

12.6 Being located within an industrial area, there are a substantial number of 
industrial employees within the Te Rapa CAU. The number of which has continued 
to grow over the assessed period for sectors such as Wholesale Trade and 
Construction sectors doubling in employees since 2000. Manufacturing also 
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maintains its position of strength as an industrial employment in Te Rapa. 
Cumulatively, these industrial sectors continue to underpin the economic base of 
the Te Rapa economy. 

12.7 Focusing on retailing, Figure 5 shows the number of retail businesses operating 
within the Te Rapa CAU over the 17-years and trend of which they have followed. 
This is based on Geographic Unit (Business) counts and ANZSIC06 classifications 
as determined by Statistics NZ. 

FIGURE 5: TE RAPA CAU ς RETAIL GEOGRAPHIC UNITS BY SECTOR (2000 ς 2017) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Property Economics, Statistics NZ  

12.8 As mentioned earlier, the primary location of these retail businesses is 
concentrated at The Base / Te Awa and reflects the regional shopping destination 
in the market. 

12.9 CǳǊǘƘŜǊ ǘƻ ¢ƘŜ .ŀǎŜ κ ¢Ŝ !ǿŀΩǎ ŎǳǊǊŜƴǘ ǊŜǘŀƛƭ ǇǊƻǾƛǎƛƻƴΣ ǘƘŜ ŎŜƴǘǊŜ ŀƭǎƻ Ƙŀǎ ŀ 
significant level of active but unimplemented consents at around 47,000sqm GFA 
of which just over 18,000sqm is for retail activity.  It is likely some of this provision 
ǿƛƭƭ ōŜ ŦƻǊ [Cw ǘŜƴŀƴŎƛŜǎ ǘƻ ΨŀƴŎƘƻǊΩ ǘƘƛǎ ŎƻƴǎŜƴǘŜŘ ǇǊƻǾƛǎƛƻƴΦ  ¢ƘŜ ōŀƭŀƴŎŜ ƻŦ 
around 29,000sqm GFA is for other activities including commercial space, medical 
facility and multi-level carparking.  A broad outline of the consented development 
and plans are shown in Figure 6. 
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FIGURE 6: UNIMPLEMENTED CONSENTS THE BASE / TE AWA CENTRE 

 

 

 

 

 

 

 

 

 

12.10 These consents (and associated RMA effects) form part of the existing 
environment and baseline of this application from a retail economic perspective, 
(i.e. they have already been assessed and considered acceptable under the RMA), 
and would make the centre ƻƴŜ ƻŦ bŜǿ ½ŜŀƭŀƴŘΩǎ ƭŀǊƎŜǎǘ ǎǳōǳǊōŀƴ ǊŜǘŀƛƭ 
destinations. So while centre land may appear vacant to the eye, there is 
consented development and that would consume the majority of vacant land 
available.  

12.11 In my experience the wider indicative layout of the ŎŜƴǘǊŜΩǎ ǇƻǘŜƴǘƛŀƭ 
development would create operational and functional issues for the on-going 
requirements of a tŀƪΩ b {ŀǾŜ supermarket, particularly its internal focus, and 
limited profile / direct access potentialΦ Lƴ Ƴȅ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŀƴŀƭȅǎƛƴƎ tŀƪΩ b Save 
stores in larger regional retail mall situations, the operational and functional 
ǊŜǉǳƛǊŜƳŜƴǘǎ ƻŦ ǘƘŜ tŀƪΩ b {ŀǾŜ ǎǘƻǊŜǎ ƘŀǾŜ ōŜŜƴ ǇǊƻōƭŜƳŀǘƛŎΣ ŀƴŘ ŎŀǳǎŜŘ 
significant tension with the smaller format retail stores in the centre. In these 
instances the PŀƪΩ N Save stores are now looking to relocate out of the centres. 
The most recent supermarket relocation out of a regional / metropolitan centre 
was Countdown moving out of Sylvia Park. 

12.12 Some of the issues I am aware of encountered include traffic issues when mixing 
supermarket traffic with general mall traffic, ensuring sufficient carparks are 
ŀǾŀƛƭŀōƭŜ ǇǊƻȄƛƳŀǘŜ ǘƻ ǘƘŜ tŀƪΩ b {ŀǾŜ ŜƴǘǊŀƴŎŜ κ ŜȄƛǘΣ ƛƳǇŀŎǘǎ ƻƴ ŎŜƴǘǊŜ ŀƳŜƴƛǘȅ 
ŀƴŘ ŦǳƴŎǘƛƻƴ όǿƛǘƘ Ƴƻǎǘ tŀƪΩ N Save shoppers single purpose convenience 
shopping rather than longer stay browsing through the centre). Regional malls 
tend to have more success accommodating smaller supermarkets like New World 
/ New World Metro, Countdown, Fresh Choice rather than a 6,000sqm+ 
supermarket and fuel facility. Even the smaller supermarkets in shopping malls 
tend to be on the periphery of the centres near an entrance for quick and efficient 
access. 

12.13 Lƴ Ƴȅ ŜȄǇŜǊƛŜƴŎŜ ƭƻŎŀǘƛƴƎ tŀƪΩ b {ŀǾŜ ǎǳǇŜǊƳŀǊƪŜǘ ŀƴŘ ŦǳŜƭ ŦŀŎƛƭƛǘƛŜǎ ƻƴ ǘƘŜ ŦǊƛƴƎŜ 
of regional centres is most efficient from a consumer perspective and an 
operational and functional perspective, whilst still affording the benefits for the 
regional centre. Such a location also supports the status of the centre without 
compromising the shopping experience or quality of the centre offer.  
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13 Hamilton City Operative District Plan 2017 

13.1 The proposed Te Rapa tŀƪΩ b {ŀǾŜ site is zoned IƴŘǳǎǘǊƛŀƭ ǳƴŘŜǊ ǘƘŜ ŎƛǘȅΩǎ 5ƛǎǘǊƛŎǘ 
Plan, and is sited adjacent to Business 4 ς Large Format Retail zoned land 
(Countdown and Kmart), and Business 3 ς Sub-regional Centre (The Base / Te 
Awa).  As such, the tŀƪΩ b {ŀǾŜ site would represent an expansion of the existing 
business zones as cumulatively they would in effect work as part of a single 
consolidated retail destination.  

13.2 This section will address the economic matters required to be addressed as part 
of the CAR for the development building on earlier findings in this statement, 
particularly regarding the impact of the supermarket on the functionality, vitality 
and amenity of the centres network in Hamilton City.  

13.3 Section 1.3.3 of the District Plan outlines the assessment criteria for restricted 
discretionary activities on industrial zoned land such as that of the proposed 
development. 

13.4 Rule 9.5.4 of the District Plan outlines the specific standards on which new 
supermarkets in the industrial zone are to be assessed. This is detailed below. 

13.5 Rule 9.5.4 New Supermarkets in the Industrial Zone 

(a) Resource consent applications for new supermarkets in the Industrial 
Zone must provide a Centre Assessment Report, in accordance with 
section 1.2.2.19 (Information Requirements), which: 

(i) addresses assessment criteria H2 (refer below); and 

(ii) demonstrates that the proposal will not undermine the role and 
function of other centres within the localised catchment in the 
business hierarchy.  

13.6 In respect of the CAR, the report shall be prepared in accordance with clause 
1.2.2.19 as below. 

H Functionality, Vitality and Amenity of Centres 

H2 Whether and to what extent the proposed Supermarket activity in the 
Industrial, Business 1 or 4 zones: 

(a) Avoids adverse effects on the vitality, function and amenity of the Central 
City and sub-regional centres that go beyond those effects ordinarily 
associated with competition on trade competitors.   

(b) Avoids the inefficient use of existing physical resources and promotes a 
compact urban form.  

(c) Promotes the efficient use of existing and planned public and private 
investment in infrastructure.  

(d) Is located within a catchment where suitable land is not available within 
the business centres. 
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(e) Reinforces the primacy of the Central City and does not undermine the role 
and function of other centres within the business hierarchy where they are 
within the same catchment as the proposed supermarket. 

14 Trade Competition vs Distributional Effects 

14.1 Prior to assessing potential impacts for centres in the core catchment there is a 
need to understand the difference between trade competition generated effects 
and retail distribution effects.  This is a very important differentiation in the 
context of the RMA. 

14.2 To assist in understanding differences between trade and retail activity effects, 
and the general ability of retail activity to generate consequential economic 
impacts under the RMA, there is first a need to differentiate between trade 
competition effects and flow-on retail distribution effects.   

14.3 Trade competition effects (in a generalised retail sense) are the retail trade 
ƛƳǇŀŎǘǎ ƻŦ ǊŜǘŀƛƭ ŀŎǘƛǾƛǘȅ ƻƴ ƻǘƘŜǊ ǎƛƳƛƭŀǊ ƻǊ ΨƭƛƪŜΩ ǊŜǘŀƛƭ ŀŎǘƛǾƛǘȅΦ  Lǘ ōŀǎƛŎŀƭƭȅ ǊŜŦƭŜŎǘǎ 
a direct cause / effect relationship as a result of a simple repatriation of retail sales 
among retailer operators.  In essence, it represents a redistribution of retail sales 
as opposed to a loss to the community brought about by the relocation of those 
sales. 

14.4 Retail distribution effects, if any, will be generated as a consequence of trade 
competition effects.  These effects can range across the spectrum (positive and 
negative) depending on the level of effects generated, which is heavily dependent 
on the scale, type and location of the proposed retail activity, among other 
attributes.  Where the patterns of performance, amenity and commercial activity 
within an existing centre (or associated flow-on benefits from retail activity within 
that location) would not change significantly within a locality, then the retail 
distribution effects are not considered to be significant in a RMA context. 

14.5 /ƻƴǾŜǊǎŜƭȅΣ ǘƘŜ ΨǎƛƎƴƛŦƛŎŀƴǘ ŜŦŦŜŎǘΩ ǘƘǊŜǎƘƻƭŘ ƛǎ ōǊŜŀŎƘŜŘ ǿƘŜǊŜ ŀ ƴŜǿ ōǳǎƛƴŜǎǎ 
(or cluster of businesses) affects key businesses in an existing centre to such a 
ŘŜƎǊŜŜ ǘƘŀǘ ǘƘŜ ŎŜƴǘǊŜΩǎ performance (and potentially viability) is eroded, causing 
a significant decline in its function and amenity, and disenabling the people and 
communities who rely upon those existing (declining) centre(s) for their social and 
economic wellbeing. 

14.6 Retail distributional effects are differentiated from the effects of trade 
competition on trading competitors, which are to be disregarded pursuant to 
s104(3)(a) of the RMA with reference to any resource consent applications.  
Although retail distributional effects are a relevant consideration for a consent 
authority, it should be noted that Environment Court case law has made it clear 
that those effects must be significant (but not necessarily ruinous) before they 
could properly be regarded as going beyond the effects ordinarily associated with 
trade competition. 

15 CAR Analysis 

15.1 Following on from above, in respect of assessment of adverse effects on the 
vitality, function and amenity of the Central City, Regional and Sub-Regional 
centres that go beyond trade competition, there is simply no propensity for this 
to occur on the basis of a single supermarket being proposed in Te Rapa: 
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(a) tŀƪΩ b {ŀǾŜ Mill Street (and all other CBD supermarkets) will remain open.  
The primacy of the Central City will remain in place and its role and 
function not threatened.  

(b) The Base / Te Awa regional centre is likely to experience net benefits from 
the proposed development with its market having better access to food 
retailing sector store types, and a broader offer and better consumer 
choice that may attract additional people to the centre.   

(c) Chartwell is sufficiently distant, and of a size, to not suffer significant 
distribution effects, and no loss of vitality, function and amenity.  I expect 
/ƘŀǊǘǿŜƭƭΩǎ ŎǳǊǊŜƴǘ ƭŜǾŜƭ ƻŦ ǎǳǇŜǊƳŀǊƪŜǘ ǎŜǊǾƛŎŜ ŀƴŘ amenity to be 
retained.   

15.2 In respect of inefficient use of existing physical resources and promotes a compact 
urban form, the proposed development satisfies these criteria in my opinion by 
supporting the extension of an existing retail destination and consolidating 
commercial activity in a regional hub (relative to a stand-alone site somewhere 
else which is the practical alternative).   

(a) The Base / Te Awa centre does have some vacant land capacity at face 
value, but as identified earlier, the vast majority of this land is subject to 
an existing resource consent of nearly 50,000sqm containing a mix of 
commercial land uses.  So, while in appearance it may appear vacant, a 
lot of the vacant land has already been allocated to a consented 
development. Also in my experience tŀƪΩ b {ŀǾŜ supermarkets work most 
efficiently and effectively in the market when customers have convenient 
access off major arterial roads, such as Te Rapa Road. Overall, this makes 
ǘƘŜ ΨǾŀŎŀƴǘΩ ōǳǎƛƴŜǎǎ ȊƻƴŜŘ ƭŀƴŘ ŀǘ ¢ƘŜ .ŀǎŜ ǇǊƻōƭŜƳŀǘƛŎ ŀƴŘ ƻǊ largely 
accounted for.  

(b) Vacant land in other centres is minimal and is not of a scale (i.e. 
approximately 2ha) that could accommodate a tŀƪΩ b {ŀǾŜ supermarket.  
Also, fundamentally the location of the tŀƪΩ b {ŀǾŜ in another centre 
would service an alternative market to the proposed store, potentially 
reducing efficiency in the market.   

On balance, the proposed development does avoid the inefficient use of physical 
resources and promotes a compact urban form. 

15.3 Another assessment criteria is the efficient use of existing and planned public and 
private investment in infrastructure.  The proposed development is well placed to 
maximise the efficient utilisation of the on-going investment in roads with the 
upgrades to Te Rapa Road helping service the store and customers access the 
store.  This is part of an expanding regional centre in general, but the site also 
provides direct access to public transport either along Te Rapa Road or in The Base 
/ Te Awa centre supporting investment in such infrastructure (current and future).  

15.4 Overall, the result would be a net positive outcome for the community, with 
better access to supermarket brand choice and more competitive pricing. 
Foodstuffs have also identified the New World Te Rapa store will not close down 
as a result of tŀƪΩ b {ŀǾŜ Te Rapa being developed, albeit that is not a relevant 
retail economic consideration under the RMA being a stand-alone store incurring 
trade competition effects only. 
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16 Geospatial Distribution of Industrial Zoned Land 

16.1 Another consideration for the application is the potential loss of industrial zoned 
ƭŀƴŘ ŀƴŘ ǘƘŜ ƛƳǇƭƛŎŀǘƛƻƴǎ ƻŦ ǘƘƛǎ ƻƴ ƳŜŜǘƛƴƎǎ ǘƘŜ ŎƛǘȅΩǎ ŦǳǘǳǊŜ ƛƴŘǳǎǘǊƛŀƭ ƭŀƴŘ 
requirements. 

16.2 Figure 7 ƛƭƭǳǎǘǊŀǘŜǎ ǘƘŜ ƎŜƻǎǇŀǘƛŀƭ ŜȄǘŜƴǘ ƻŦ ǘƘŜ IŀƳƛƭǘƻƴ /ƛǘȅΩǎ ƛƴŘǳǎǘǊƛŀƭ ȊƻƴŜǎ ŀǎ 
determined by the Operative District Plan at November 2017. The proposed 
location of the Te Rapa tŀƪΩ b {ŀǾŜ is also shown for context. 

FIGURE 7: HAMILTON CITY INDUSTRIAL ZONE LAND DISTRIBUTION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Property Economics, HCC, OpenStreetMap 

17 Vacant Industrial Zoned Land 

17.1 Table 6 identifies the current amount of vacant business land in Hamilton City, 
Waikato and Waipa Districts available to accommodate future business growth in 
the city given the wider area operates like a single economic market. The vacant 
and industrial zoned land has been sourced from the Housing and Business 
Development Capacity Assessment (Draft 2.1) ς undertaken for Future Proof.  
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TABLE 6: FUTURE PROOF VACANT BUSINESS LAND BY SECTOR 2017 (HA) 

 
 
Source: Draft Future Proof Development Capacity Assessment 

17.2 This recent data indicates Hamilton City by itself has nearly 700ha of vacant 
industrial land available to accommodate growth. This increases to nearly 1,200ha 
if vacant industrial land in the wider Waikato and Waipa Districts was included 
(which includes areas such as Hamilton Airport and Horotui). tŀƪΩ b {ŀǾŜ Te 
wŀǇŀΩǎ нƘŀ ǇŀƭŜǎ ƛƴǘƻ ƛƴǎƛƎƴƛŦƛŎŀƴŎŜ ǿƘŜƴ ŎƻƴǎƛŘŜǊŜŘ ƛƴ ǘƘƛǎ ŎƻƴǘŜȄǘ ǿƛǘƘ ǘƘŜ 
ŀǇǇƭƛŎŀǘƛƻƴΩǎ ƭŀƴŘ ŀǊŜŀ ŜǉǳŀǘƛƴƎ ǘƻ ƭŜǎǎ ǘƘŀƴ лΦн҈ ƻŦ ǾŀŎŀƴǘ ƛƴŘǳǎǘǊƛŀƭ ǎǳǇǇƭȅΦ   

17.3 It can be safely asserted industrial land ǎǳǇǇƭȅ ƛƴ IŀƳƛƭǘƻƴΣ ƻǊ ǘƘŜ ŎƛǘȅΩǎ ŀōƛƭƛǘȅ ǘƻ 
accommodate future industrial growth, will not be compromised by tŀƪΩ b {ŀǾŜ 
Te Rapa absorbing 2ha of industrial land.  

17.4 To round out the analysis, Table 7 shows the industrial (and business) land 
demand projections of Hamilton City and the adjacent territorial authorities 
sourced from the Future Proof Capacity report which estimates the forecast net 
additional industrial land demand over the long term. Hamilton has an estimated 
524ha of industrial land demand (long term) with this increasing to just over 
600ha with the NPS UDC 15% buffer included. 

TABLE 7: TOTAL BUSINESS LAND DEMAND BY BROAD SECTOR, 2017 ς 2047 (HA) 

 
 
Source: Future Proof 

17.5 Table 8 provides the demand / vacant land supply differential to provide a 
estimated net position on land capacity across the three territorial authorities. 

Area Commercial Retail Industrial Total Land

Hamilton 643 186 697 1,526

Waikato 346 56 299 700

Waipa 78 70 193 341

Future Proof Total 1,066 311 1,190 2,567




