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1 Introduction

11 My full name isname isTimothy James Heatth am aProperty Consultant, Retail
Analyst and UrbarDemographer for Property Economics Limited, based in
Auckland | holdthe following degrees from the University of Auckland:

€) Bachelor of Arts 1991 (Geography); and
(b) Bachelor of Planning 1993.

1.2 lhave22& S| NBE Q S E LB®pEkySGo3@tant, Betail Ayat and Urban
Demographerl advise district and regional councils throughout New Zealand in
relation to retail, industrial and business land use issues as well as strategic
forward planning. | also provide consultancy services to a number of private
secor clients in respect of a wide range of property issues, including retalil
economic impact assessments, commercial and industrial market assessments,
residential and business NPS UDC capacity modellmtfaxecasting market
growth and land requirementscaoss all property sectors.

1.3 | was instructed ¥ Foodstuffs North Islandimited 6 oodstuff€ in March 2019
to prepare this statement of evidence addressing matters raised in Foodstuffs
resource consent application for the construction and operation ofheav
supermarket with an associated fuel facility;grade car parking and all other
2a20AF G§SR SPyobaseE Yy B (6 M A ¢ &G vBiteb JiTHEW 2 || R X
site is located at the corner of Te Rapa Road and Eagle Way, and has a site area of
2.0012 hectares.

14 My involvement to datehas beerto undertake an economic impact assessment
2T GKS NBGIFIAE AYLX AOFGAZ2Yya 2 F.ldrkedy LINE LJ
familiar with the area to which the application for resource consent relares
the wide Hamilton market having undertaken retaglonomic 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 Qperative
District Plan, and successfully defend the economic positions through the
Environment Court process.

15 | have reviewed the submissiomsdein respect of the Proposal and the Council
hTFFAOSNIDA& cdlectivelyh T RE DIS NImadotheSoudiNdiidendum
to the S42A report dated 16 September 2019espond to matters raised in
adzo YAdaaAz2ya IsyReporhlaferid idySvidertd A OS ND

1.6 | have read the Code of Conduct for Expert Witnesses Contained in the
Environmg’ ( / 2PdabtiieQNbte 20141 have complied with the Code of
Conduct in preparing this evidence aadree to comply withit while giving oral
evidence before the Hearing Commissionas|f this were a hearingefore the
Environment Court.l have considered athaterial facts that | am aware of that
might alter or detract from the opinions that | exprestis evidence is within my
area of expertise, except where | state that | am relying on the evidence of
another person.

2 Scopeof evidence

2.1 My evidence addressehke retail economiaspects of the Proposal
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2.2

2.3

2.4

In my evidencewill:

(a) Identify and illustrate the gespatial extent of the core retail economic

YIEN] SG OFGOKYSyid T2NJ GKS LINRPLRAaASR
determine its indicative market size.

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

(© 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 dbrspace 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.

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

(9) 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 effect
generated on the existing centres that are considered to be significant in
their nature in context of the RMA.

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

()] 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 theUbsof industrial land due to the proposed
development and

)] Respond to matters raised in submissions made on the Proposal and the
hFFAOSNDRa wSL}R2 NI

| have reviewed the other statements of evidenceoyided for Foodstuffs
including that ofby Mr Mark Tansley | refer to and rely on those statements
where relevantin my evidence.

Attached to this evidence is:

@) Appendix 1Proposedt S w I LNISave Ednd@pt Plan

(b) Demographic profiling for th€ore Catchment, Hamilton City and New
Zealandor comparative context

(© Property EconomicRetail Expenditure Model
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3.1

3.2

3.3

3.4

3.5

3.6

ExecutiveSummary

¢tKS OANDI cZnnnaly DC! tF1Q b {I @S ¢S
The Base / TAwa subregional 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 stdgional centre.

The proposed store is designed to service gfiowing 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
OF i OKYSyilQa kg a$ [idst IRel oflgioBth equates sm
estimated increase in annual retail expenditure of $175m to nearly $500m
annually by 2038.

In respect of supermarket GFA, projected growth in annual retail expenditure
enables an estimated 15,000sgm GFA of supermarket floor $pdmesustained
by thecatchment in 2038.

Estimated annual salég2 NJ § KS LINRLI2&ASR tI1Q b {I @S
first year of operation. The current supermarkets anticightie incur the highest

f S@St 2F GNI RS O2YLISGAGAZ2Y AYLI O®ifia | NB
Street. However no existing supermarkets are considered likely to close and
therefore there is likely to be no significant retail distributional effects generated

Fa F NBadzZd 2F GKS LINRLRalf>X IIngtR (GKS
undermined.

Ly NBaLSOG 2F LRISyGaArt STFSOdGa 2y GKS
City has sufficient existing vacant industrial zoned land to satisfy projected
industrial demand until beyond 2050 with 173ha industrial zoned supply more

than projectedindustrial land demand by 204Ih essence, industrial land supply

is not an issue from an economic perspective and a long term (30yr+) demand /
supply outlook.

In my opinion the retail report relied upon by the s42A reporting planner, whilst
agreeing wih the final conclusion | reach, relies assumptionghat result in it
overstatingtheS&aGAYF SR t11Q b {I @S ¢S wl LI |
potential effects on the Nawton shopping centre and travel efficiency implication

of the proposed store.
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4.1

4.2

5.1

Proposed Development

The application involves the development of a new | Q  bupefntakedat
980 Te Rapa Roanith a GFA of 6,3%8m Thistotal floor area can bdroken
downinto:

1 3,925sgm of retail trade area
1 607sgm mezzanine floor space fdfice / administrative purposes
9 service areas (deli, bakery, butchery) of 581sgm
1 storeroom of 877sqm
1 asmall back of house staff room of 155scqand
1 adelivery area of 213sgm.
The development also includes ancillaryt I { Q  bn-sife fu@facility in the

carpark, as seen in many other existing 1 Q dfferinds g&r&und the country,
where discounted fuel for | 1 Q $hoppdrs@&h be sourced.

Indicative Core Economic Market

Figure 1lillustrates the geospatial extent of the indicativere economic market,

or core catchment, for the proposed I { Q supefma®e Te Rapa. This has
been based on the existing and proposed centre network, demographic
distribution (current and future), Statistics NZ meshblock boundaries for
statistical amlysis purposes, the roading network, other natural and physical
geographic barriers, current supermarket spend transaction data, location of
existingt I { Q tsupdrma@&s in Hamilton, anchy professional opinion
factoring in known shopping patterns @trade area dynamics for centres in NZ.
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FIGURE 1. ! Y Q DbIE RAPA ECONOMIC MARKET AND SUPERMARKET DISTRIBUTIO

Legend

€ Subject Site

Q Pak'N Save

Q Four Square

Q Countdown

@ New World

@ SuperValue Q
7] Te Rapa CAU Hiunty
B Hamilton City TA Q

Core Catchment

Ngaruawahia

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 CA3IdzNBE modm LINPFGARSE | Wi22YSR AyQ O@ASs
for ease of refeence.
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FIGURE.1: HAMILTONSUPERMARKEIETWORBISTRIBUTION

54

55

5.6

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 aga (core economic market) where the propoged { Q B { I @S
likely to derive the majority of its customers, sales and generate most frequent
visitation

Theproposedt 1 Q b { I @S OF G OKYSy{ 0o62dzyRI NE A
halfway point between th&JNR LJ2 & SR G2NB YR GKS ySI NJ
aG2NB Ay 1 IFYAtTd2y o6tF1Q b {F@S ataftt {4
the north, east and west of the city are based®@K SNE t I 1 Q b { I @S
currently draws shoppers utilisinylarketView retail transaction dataThe

identified catchment representshe areas that would be closer to the proposed
t1F1Q b {II 23S o0d&IyWlIWKSad2R® b { I @3S aAiff
therefore where the proposed store would have a locational adi¥ge in respect

of accessibility

In general, thet I { Q ble Rapa@wll predominately service the northern
component of Hamilton City and its northern rural environs given there are two
othert I { Q bupefnta®eds in Hamilton servicing the centaald southern
components of the city.
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5.7 For the purpose of context, the wider supermarket netwgwhich correlates
closely to the keyetail and commercial centres in the surrounding greave also
been identified on Figure 1.

5.8  Another key focus have assesedis 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 Demograpts

6.1 Some of the relevant economic and social characteridtias are base inpts into
the retail modelling and impact analysis fthre identified core marketwith
comparative contextto the wider Hamilton City and the Waikato Regional
averages havebeen attached in Appendix 2.

6.2 Some of the salient findings include:

€) 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 wideegional average of 2.6
persons. This is a reflection of the higher proportionfarily-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%
NBAaLISOGAGStesr KAIFKEAIKIGAYT GKS [ 2 NEX
demographics.

(© Households within the Core Catchmetso 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 hhlier 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 rdtaentres often depends on the projected growth
of its core economic market over tim&igure 2displays the population and
household growth profile for the Core economic market. This includes actual
growth over the last one and half decades, and projdageowth over the next
20years to 2038. These projections are derived from the Property Economics
Growth Model with the base inputs being the Statistics New ZeaMadium
series projections and residential building consent data 22007 .

DAA01046995-14-V1



Population and Households

FIGURE 2: CORE CATCHMENT POPULATION AND HOUSEHOLD FORECAST
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7.2 The core economic catchment of the proposedl 1 Q $upefmakeScurrently
has population base of approximately3,800 people andnearly 29,000
householdgrounded) This base population is forecast to grow to around 111,000
people and 40,700 households by 2038Bis equates to an increase of around
1,350 rew residents (on average) per annum over the nexy@frs. By 2038 the
household base of the core market is projected to be 42% larger than its current
household base.

7.3 Updated 2018growth projections fromStatistics New Zealand estimate the
current 2018population base of the core economic catchment to be 3.3% higher
than represented in Figure' 285,330), and the projected 2038 population to be
around 115,000 people. This latest Statistics New Zealand data with its higher
population within the core ecomaic 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
areain Hamilton on a comparative basis and will requaditional GFA to meet
its retail and commercial requirements.

7.5 As identified, he Core Catchment is forecast éaperiencestrong growth over
the forecast period with population increasing by 34% over the72Q2038
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

! Original Figure 2 projections were based on Statistics New Zealand 2017 projection series.

DAA01046995-14-V1



7.6

7.7

8.1

8.2

8.3

by the equivalent of slightly over half the population of Hamilton City, albeihgive
its strong relative growth these proportions are projected to grow over the
forecast period.

For context the current population base of the Core Catchment is slightly larger
GKFY GKS LRLz FGA2y 2F | FadAy3a 5A&d N
supermarket), while by 2038 the Core Catchment is projected to have a
L2 Lddzt  GA2y 061 &S FLIINBEAYIGSte SljdzA gl £ S
O2Y0AYSR 06KAOK Od2NNByidte adadliya (g2

Growth in households is forecast tochease 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 dueao aging population, smaller families

FYR I KAIKSNI LINRPLERNIAZ2Y 2F WalLX AdQ 2N

Retail Expenditure and Sustainable GFA

This section sets out the projected retail expenditure and sustainable GFA
forecasts for the identified Core Catchment.eTlorecasts have been based on

the aforementioned population and household growth projections as shown in
CA3IdzNE HX YR KIFE@GS 06SSy LINBLI NBR dza Ay 3
Model. A more detailed breakdown of the model and its inputs outlined in
Appendix 3.

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
PrimaryCatchment. A low level of international tourist spending has also been
factored in.

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

Total Retail
Spending

Physical Retail
Stores

DAA01046995-14-V1



8.4

8.5

8.6

8.7

8.8

8.9

8.10

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 iflation adjusted increase in spend per household over the assessed
period.

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

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-¢mality offering is
likely to experienceatail expenditure leakage out of its core mark@therefore

retail expenditure generated in the Core Catchment represents the sales a centre
or retail stores within the catchment could potentially achieve.

For that reason, it is appropriate for moderna@ markets to be assessed on the
oraira 2F aflF@8SNBR OFGOKYSylGatdod ¢KAA

ALSYRAYI ONRPaa | 6ARSNI aLISOGNHzYy 2F O
2NRSNE aLISyR 3I2Ay3 (2 &KA I KSidNdadMRAIS NE Q

metropolitan shopping destinations). Meanwhile, convenience spend tends to
remain more localised, triggering a layering of centre catchments across the
catchment.

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

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

(b) Vehicle and marine sales & services (petrol stations, car yards, boat shops,
caravan sales, and stores such as RepqmerStheap 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 Bamdners Garden Centres, etc.)

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. Moderetail 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-camsequential
trade competition effects rather than flown retail distribution effecs.

A
S

(

¢CKSNBEF2NBE>S GKS NBiOGFAf OSYGNB ySisg2N] Q:

cannot be unduly compromised.

This analysis uses a sustainable footprint approach to assess retail demand.
Sustainable floorspace in this context refers to the level of flepace

LINELRNIA2YFGS G2 +y | NBIFIQa NBGlIAYlIoES
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8.11

8.12

8.13

8.14

8.15

an appropriate quality and offer in the retail environment. This does not
ySOS&aal NAfe& NBLINBaSyd GKS WoNBI]1 S@Sy«
($/sgm) that allows retail stores to trade profitably and provide a good quality

retail environment, and thus economic wellbeing and amenity.

It is necessary to separate the Gross Floor Area into:
€) Net retail floorspace (Sustainable Floorspace); and

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

I ald2NBQa ySi NBOGFAfT Ft22NJ I NBI 2yfeé A
services sold and represents the area to which the general public has access. By
contrast, theGross Floor Area typically represents the total area leased by a
retailer. Back Office Floorspace in a retail store is the area used for storage,

g NBK2dzaAy3ds adFFF FLEOAEtAGASAST | RYAY 7
uses.

Theseactivities on average occupy around@5%™> 2F | aG2NBQa DC!
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 3@ ratio has been appliet.y NB A LISOG 2F (G KS LINE
store specifically, the ratio of GFA to net retail trading areaasind 62%.

Supermarket retailing is estimated to represent around 75% of all food and
beverage retail spend and is the laegg retail sector in terms of the market
expenditure. For the purpose of analysis, Property Economics defines all modern
large format supermarkets as being over 1,000sgm GFA, with grocery stores
below this threshold typically being specialty food retailettsperettes or dairies.

The Huntly Four Square and Ngaruawahia SuperValue fall into tieisdategory

and these are not considered supermarkets under the applied definition.

Table 1 illustrates the Supermarkeind Food Retailingetail expenditure
gererated in the core catchment and the resulting level of sustainable GFA. This
NELINBASYyida GKS WwO2NBQ I YIQNIR(Rabakuid G KS
2LISNF GS AyZ FyR GKS O2NB NBiGlFAf SELISYR
majority of its sads.
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TABLE 1: CORE MARKET FOOD RETAILING EXPENDITURE AND SUSTAINABLE GFA

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) 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

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 forédas
increase to around $374 by 2038. In terms oftbe-ground retailing, this
translates to 42,700sgm of sustainable supermarket GFA from spend generated
within the core catchment by 2038. Just un@&;,000sgnof supermarket GFA is
estimated to be sustaible 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 wiitleircore catchment
is estimated to total to 61,500sgm by 2038, an increase of 21,600sgm from the
2018 base year level.

8.18 To put these GFA figures into perspective, the proposed TetRaph Q ftoor{ I @S
area covers around 8)0sgm GFA of retail, storage aprep 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 fréeyond 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 whict I { Q Be Rpada @ilSdraw sales from.

9 Food Retailing Spending Patterns

9.1 Food Retailing expenditure patterns have been assessed using retail tiansact
data sourced from MarketViewa service provided byerisk MarketView data
is based on the spending and retail transactions of BiNZPaymarlcredit and
debit (EFTPOS) cardholders. The MarketView data has been collected from a
range of stores acrasthe spectrum of assessed retailers in the core economic
market, from national chains to small independent stores.

DAA01046995-14-V1



9.2

9.3

9.4

9.5

9.6

As a guide, electronic card transactions accounts for approximately 60% of retail
spending within NZThis percentage is likely to be highé F2 NJ t | 1 Q b
supermarketsThe 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.

Given the large sample size of Bl Paymarlcard holders and prolific use of
EFTPOS within NZ, MarketView datecamsidered to provide a robust and
accurate depiction of the destination and origin of retail spending flows in and out

2T GKS SIFOK 2F GKS LINAYINEB OFGOKYSyYyGQa
a basis for this assessment.

MarketView data for the purpses of thisanalysishas 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.

For the purposes of analysis, ahighlevel Internet retailing has been excluded
from the MarketView datasets in order to gauge a more accuratgherground
movement of retail dollars within the market. Internet retailing spend is also
removed from the Property Economid®etail Expediture Model outputs so
datasets can be matched and compared on a common basis later statément

to form an estimate of net otthe-ground retail expenditure in an area.

Figure 3llustrates the origin of food retailing spend from within the Te RGp&)
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
RAPA)
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Source: Property Economiddarketview

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 sending within Te Rapa is made by Adamilton 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 tiqgty.

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 proposett | Q Te Rada &S
establishel.

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 thisl can determine the level of sustainable Food Retailing expenditure
within the Te Rapa CAU given current spending patterns. Again, acknowledging
thatifat I 1 Q bupefrmam®ed 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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I amapplying the current position to be conservative and assess sa$iaitevels

based on current market dynamics. The formula below outlines the-leig
methodology involved in determining the current level of retail expenditure
within the identified Te Rapa CAU. Using current food retailing expenditure
estimates for Td&Rapa the sustainable level of GFA can be determined for current

M i3

The figures shown on Table 2 reflect the current retail environment of the Te Rapa

2T 1 FLYAtG2Yy [ A

spent within Te Rapa in this respect is directly related to the current level of
provision withinTe Rapa. This underpins the fundamental difference compared
against Table 1, which estimates the annualised food retailing spend generated
bythe TeRapal { Q ®a {®E SO2y2YAO YIN] SO

9.12
market retail flows.
9.13 Hamilton Cityx (1 Hnflow %) x (Te Rapa / Hamilton City %)
9.14
/1'T GKS SadAYFGSR
9.15

Table 2 shows that the current level of Food Retailing experalibeing spent

within the Te Rapa is estimated to be in the order of $143m currently, with the

capacity to sustail7,900sqgqm2 ¥ F22R NBGF At Ay 3
I FYAT G2y Q4

YNl SG akKkENB 27

DC!' ® | 2
C22R NBGI AT

Fodl retailing GFA will increase &85,900sgm However, it is important to note

GKIFEG ¢S wlk LI Qa

YINJ S

AKFNB ereltd @S G SN

developed, increasing the attractiveness of Te Rapa to both residents within and

outside of Hamilbn.

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

Retail Expenditure ($m) 2018 2023 2028 2033 2038
Supermarket $107 $121 $133 $146 $161
Speciality Food Retailing $36 $40 $44 $49 $54
Total Food Retailing $143 $161 $177 $195 $215
Sustainable GFA (sqm) 2018 2023 2028 2033 2038
Supermarket GFA 12,200 13,800 15,200 16,700 18,400
Speciality Food retailing GFA 5,700 6,400 7,000 7,700 8,500
Total Food Retailing 17,900 20,200 22,200 24,400 26,900

Source: Property Economics

9.16 Based on the current spending patterns (i.e. 15% food retailing share of
Hamilton), Te Rapa can sustdif,20Ggm GFAof supermarket floorspace. Te
Rapacurrently has an estimate8,300sqmsupermarket GFA, giving a current
sustainable demand / supply differential of 3,900sgm GFA, i.e. the market has the
potential to sustain an additional 3,900sgm of supermarket GFA in Te Rapa based
on current spending pagrn and suggests the two supermarkets in Te Rapa (New
World and Countdown) are performing well.
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9.17 The determined3,900sqmis below the propose®400sqmGFAt | {1 Q Be { | @S
Rapa store.However, witht | 1 Q entryf{idtod & Rapa, the TRapa CAU will
OF LIGdzNB I KAIKSNI LINPLRNIAZ2Y 2F || YAf G2
15%. If this proportion were to increase émly 18% (considered a conservative
increasegiveh I { Q & {UJHASt Ay3 LIR2GgSNI YR 0%Ay3 2
performing retail brands), the Te Rapa CAU could sustain an additional 6,300sgm
of supermarket GFA. ThisldwS @St LINB L2 NI A2yl f Ay ONBI a
retailing spend) indicates the Te Rapa food retailing market would be large
enough to sustairall three Te Rapa supermarkets (the existing New World and
Countdown stores, and the proposadl { Q pwitHolit @filermining the
sustainable potential or threatening their ongoing viability.

10 Existing Supermarket Network

10.1 In order to provide a clearer piate 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 iiiable 3

10.2 tisworthy 2 Ay 3 GKI G (GKS F2ftft26Ay 3 adz2NBBSe A
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 wergoing constant changend therefore reflects the
market at the time of assessment

TABLE 3: CORE CATCHMENT SUPERMARKET NETWORK

Supermarket Location L LTl 7
(sqm)

New World Te Rapa 4,100
Countdown Te Rapa 4,200
Te Rapa CAU Subtotal (Te Rapa) 8,300
Countdown Huntly 3,750
New World Ngaruawahia 1,050
Countdown St James Park 3,800
New World Rototuna 4,150
Inside Core Catchment Subtotal (ex Te Rapa) 12,750
Core Catchment Total 21,050

Source: Property Economics

10.3 As determined in the previous section, the current level of supermarket supply
within the Te Rapa CAU (8,300sgm), balanced against the estimated current
sustainable GFA (12,200sgm) indicates that the supermarkets in the Te Rapa CAU
currently capture a higér level of salethan is needed for their sustainabilithn
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additional 3,900sgnsupermarket floorspace would bsustainable within the
CAU given current retail flonsnd ignoring any increase in attractiveness that
would arise from the provision of a nestore or stores of that aggregate size

10.4 A relatively small increase in Te Rafedotal proportion of Hamiltol2 &
supermarketretailing from 15% currently to 18%s a consequence of the new
t I 1 Q wWwould be guficient to ensure thate Rapa can accommiate thet I { Q
NSaved S wl LJ Ay G2RlFI&Qa YINJ]Sio

10.5 Further to this, as identified earlier in ttetatement the core catchment is a high
growth area and future growth within the wider market is estimated to quickly
accelerate supermarket sustainable levads18,400sgm 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 withie CAU.

10.6 Additionally, the commercial reality tisat supermarkets also compete with other
food retailing stores for food retailing expenditure, and Te Rapa CAU can sustain
17,900sgm GFfr food total retailcurrently. The current supermarket provision
of 8,300sgm provides a balance of 9,600sgm GFA supportable in the Te Rapa CAU.
This is more than the 800sqm retail GFA I { Q propdses@iiicatinghat,
even without factoring any increase in the 15% food retailing proportion of
Hamilton (commercially implausible imy view), the proposedt {1 Q b { I @
supermarket could be sustained, potentially with only a few sisedle food
retailing stores in Te Raparmopromised.

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 proposedr { Q b { I @
supermarket fulils 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 assessé®m which centres the estimated $6n pa sales ofhe
proposed Te Rapgal | Q supefmarke$are likely to be derived, and by default
the likely level of impact / trade diversion on each wider centre under the? CAR
criteria of the Hamilton District Plan Economic #ects on individual
supermarketsywhether from within theWoolworths orFFoodstuffs brand famiés,
are deemed trade competition effects which individually can be disregarded
under the RMAIt is only if those trade effects result in consequential significant
adverse effects on the vitality oriability of the relevantcentresthat relevant
effects arisaunder 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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TABLE 4: ESTIMATED CENTRE BASED SUPERMARKET REVENUE

Estimated Revenue Estimated Sales Pos

($m pa) Diversion ($m pa)
The Base $50 $95
Rototuna $95 $84
Nawton $30 $28
CBD $205 $188

Source: Property Economics

113 ¢ o6fS p LINRPGARSA | adzYYINE 2F GKSNB
supermarket in my opinion would derive its retail sales and the level of trade
diversion from affected supermarkets.

TABLE: ESTIMATED! YQ b RAPAANNWAR SALES

PNS Te Rapa Sales

Supermarket Location

Diversion ($m)

Countdown Te Rapa $15,000,00(

New World Te Rapa $10,000,00(
Countdown Rototuna $6,000,00(
New World Rototuna $5,000,00(
Countdown Nawton $2,000,00(
Pak'N Save Mill St $15,000,00(
Pak'N Save Clarence St $2,500,00(
Non-Supermarket Food Retailing $2,000,00(
Increased Inflow (into Hamilton City) $5,000,00(
Pak'N Save Te Rapa $62,500,00(

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 Navton:

(@) Countdown Nawton, and the Nawton centre, is on the fringe oftthie 1 Q
N Save¢ S wl LI Q& O2NB SO2y2YAO O G4OK)Y
established western Hamilton market. The shoppers from this market, if
preferringthet | 1 Q Htrand, Wadilfikelyalready be leaving this local
area and shopping @t I { Q Wlill Stree@b the northern fringe of the

DAA01046995-14-V1



city.¢ Kdzad ( K SN SAVe stord i likefy to result in a transfer of that
trade from the Mill Street 8k(N Save to the new store but no additidna
adverse effect on Countdown Nawton.

(b) Further, he establishment of the Countdown Te Rapa would have already
stimulated any interbrand trade impacts, meaning Countddvawtonis
unlikely to see any noteworthy trade diversion othbansomet | { Q b
SaveMill Street shoppers preferring to shopiatl | Q e Rapa @nSe
developed.

(© As such] consider any net additional trade diversion from Countdown
Nawton ($2m pa) to be miniat, and not at a level that would force
Progressivénterprisego 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 Rethe CBD:

(@) In respect of trade diversion from the CBD, there aretwb {1 Q b { | @
stores likely to experience some trade diversipn I 1 Q  Mill Stree® S
andt | 1 Q IClarénte@Beet. The northetnl 1 Q  iMill Stleed S
store will experience the majority of trade diversion being the closekt| Q
N Savebranded store to the proposed Te Rapa store. Cumulatively the
t I { Q T¥e Rppaid 8stimated to divert a total of $17.5m pa from CBD
t I 1 Q btorgs.l dd Sot consider thiasuch a transfer will put either
CBD P& Shve store at risk of closure.

(b) Given that the CBD Countdown is already competing with two proximate
t I N Qave stores | do not anticipate any significant diversion in trade
FNRY GKI G &dzLIS NINISaN@ &6 TeRap& Put andthiéravibyR  t |
any customers of the CBD Countdown who are inclined to switch to a
Y2 NB 02y 08l gavéayelikely to ha@draady taken their trade
G2 SAOKSNJ NBavéistoles./ . 5 t I 1Q

(© CBD supermarkesales (across 3 supermarketpne would be over
$250m annually, resulting in a supermarket sales diversion of only 7% of
CBD supermarket sales. However, the CAR testtieeaentre as a whole,
and retail sales in the CEiDe estimated taexceed $450nparesulting 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 arinsignificant loss in supermarket sales.

11.7 Re Rototuna:

(@) 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 ofrarou
$95m spread between the New World and Countdown stores. The
estimated total level of trade diversian2 { K S N/S&vés $i1mpa
- $6m pa Countdown and $5m pa New World. This would lower
w2i20dzy Qa &dzZLISNXYFNJ Sd &l £ 8% FNRBY b

(b) It is estimated no individual supermarketithin the centre would
experience an impact greater than $6m (Countdown Rototuna) and
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would not jeopardise the viability or egoing operation of either
&dzLISNX I NJ SG X LI NI A Odzf | aNdf the clBysd8By A U C
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:

€) The supermarket lddy to experience the greatest trade impact is
Countdown Te Rapa (adjacent to the proposed | Q bsite} I @S
Estimated impact is $15m pa. This represents a direct trade competition
effect. Assumindhat the Countdown Te Rapa functions as part of The
Base Te Awa Regional Centre, whigiven its locatiordirectly across the
roadfrom Te Awa anavith a Kmart sitealongsidd do, total centre retail
sales are in excess of $350m fhe openingofa I { Q bBe Rapad S
would increasetotal Te Rapacentre sale 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) Thebalanceaf 1 Q ©6S{WBBI Q& SadGAYlIGSR al f ¢
vast aray of nonsupermarket 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.

119 AnAYyGSNBadAy3a LRAYyG (G2 y24S Aa GKS I
Hamilton City was around 25 years ago in 1994.Jheip@p@ation base gthat
time was around 113,000. Since then the population of the city has increased to
an estimated 169,00 2018 representing net population growth of 49% over
the period. This rudimentary calculation indicates the market can sustain another
t1F1Q b {F @S &dzLISNXYIF NJ] SGZ LI NI AOdzZ I NI & .

11.10 As suchin myprofessional opiniomo 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 esuparkets 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 84,400sgn? @R 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, BriscegNoel 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 oa farmat retailing initially,
but the Te Awa mall development has expanded its role into speciality retailing

3NZ 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.

Figue 4 illustrates the employment composition and growth of the Te Rafld
overthe last 17years. Nominally the CAU has increased in employmeaPBEyo
over the assessed period, from around 7,400 employees to over 16,800 currently.

The noticeable trend ighe increasing presence of retail employment as a
proportion of the total Te Rapa employment base from 8% in02@017%
currently. This shows the Te Rapa CAU has been an area in evolution over the
past 17 years, broadening its employment base, but notha expense of
industrial employment (which has also grown).

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 onlyaterial 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 CAMPLOYMENT COMPOSITION & GROWTH 2000

W A Agriculture, Forestry and Fishing
W B Mining
B C Manufacturing
B D Electricity, Gas, Water and Waste Services
B E Construction
F Wholesale Trade
® GRetail Trade
B H Accommodation and Food Services
| Transport, Postal and Warehousing

B J Information Media and Telecommunications

B OPublic Administration and Safety

B K Financial and Insurance Services
B | Rental, Hiring and Real Estate Services
B M Professional, Scientific and Technical Services
I I B N Administrative and Support Services
atl

B P Education and Training

M QHealth Care and Social Assistance

R Arts and Recreation Services

o ——— — — I . -

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 ™ S Other Services

Source: Property Economi&tatistics NZ

12.6 Being located within an industrial area, there are a substantial humber 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 doublingh employees since 2000. Manufacturing also
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Retail and Food and Beverage Service Employment Count

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 508fs the number of retail businesses operating
within the Te Rapa CAU over theyigars and trend of which they have followed.
This is based on Geographic Uitusinesstounts and ANZSICO6 classifications
as determined by Statistics NZ.

HGURE: TE RAPRAUG RETAIL GEOGRAPHIC UBMSECTJR000¢ 2017)

m H45Food and Beverage Services
240
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Retailing

220

200
B (426 Department Stores

180

B (425 Jothing, Footwear and Personal
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B (423 Hardware, Building and Garden Supplies
Retailing

100

B (422 Electrical and Electronic Goods Retailing
80

60 G421 Fumiture, Floor Coverings, Houseware and
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® (412 Specialised Food Retailing

20 24

6
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6 6 9 i & 12 9 9 9 9
6 6 6 6 6 6 6 6 6 6 6 9 6 6 6 6 6 B (411 Supermarket and Grocery Stores
0
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Source: Property Economi&atistics 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.

129 CdzNIKSNJ G2 ¢KS . 1FaS k ¢S ! gl Qa Od2NNBy
signifiant level of active but unimplemented consents at around 47,000sgm GFA
of which just over 18,000sgm is for retail activity. It is likely some of this provision
gAft 0SS FT2NI [Cw (GSylryOASa (2 WIyOK2ND
around 29,000sp GFA is for other activities including commercial space, medical
facility and multilevel carparking. A broad outline of the consented development
and plans are shown in Figure 6.
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FIGURB: UNIMPLEMENTED CONSENTS THE BASE / TE AWA CENTRE
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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 centreé y S 2F DbSg %SItlyRQa fI N
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.

In my experience the wider indicative layout of t@ Sy G NBEQa  LJ2 (¢
development would create operational and functional issues for thegoing
requirements of & | 1 Q Bupernased, particularly its internal focus, and

limited profile / direct access potentd@dl Ly Y& SELISNASYSOS Ay |
stores in larger regional retail mall situations, the operational and functional
NBIljdANBSYSydGa 2F GKS t+F1Q b {I@S &aid2NB
significant tension with the smaller format retail stores in the centre. In these
instancesghe A {N(Bave stores are now looking to relocatg of the centres.

The most recent supermarket relocation out of a regional / metropolitan centre

was Countdown moving out of Sylvia Park.

Some of the issues | am aware of encountered include traffic issuels mixing
supermarket traffic with general mall traffic, ensuringffsient carparks are

I gFAflo0fS LINRPEAYIGS (G2 GKS t+H1Q b {I @S
FYR Fdzy Ol A2y N Baval shoppérd Sifgle purpps@ convenience
shopping raber 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 Choicather than a 6,000sgm+
supermarket and fuel facility. Even the smabepermarkets in shopping malls

tend to be on the periphery of the centres near an entrance for quick and efficient
access.

Ly Y& SELSNASYyOS t20FiAy3 t11Q b {I @S
of regional centresis most efficient from a ca@umer 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 CityOperativeDistrict Plan2017

13.1 The proposed Te Rapal | Q &ite i§ do@d/ Rdza & NA I £ dzy RSNJ {0 K¢
Plan, and is sited adjacent tousiness4 ¢ Large Format Retaitoned land
(Countdown and Kmart), anduBiness3 ¢ Subregiond Centre(The Base / Te
Awa). Assuch,the 1 Q &ite Wolll@r&present 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 economiatters required to be addressed as part
of the CAR for the development building on earlier findimgshis 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 criterieefricted
discretionary activities on industrial zoned land such as that of the proposed
development.

13.4 Rule9.5.4 of the District Plan outlines the specific standards on which new
swpermarkets in the industrial zone are to be assessed. This is detailed below.

13.5 Rule9.5.4 New Supermarkets in the Industrial Zone

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

0] addresses assessment criteria H2 (refer below); and

(i) 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:

@) Avoids adverse effects on the vitality, function and amenity of the Central
City and sufvegional centres that go beyond those effects ordinarily
associated with competition on trade competitors.

(b) Avoids the inefficient use of existing physical resouroespaomotes a
compact urban form.

(© 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 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 pacts 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 understandjndifferences 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 flovon retail distrbution effects.

14.3 Trade competition effects (in a generalised retail sense) are the retail trade
AYLI OGa 2F NBGIAE FOUGA@GAGe 2y 20KSNJ aA’
a direct cause / effect relationship as a result of a simpletregigon 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 effectsif any, will begenerated asa consequence ofrade
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 flam benefits from retail activity within
that location) would not change significantly within a locality, then the retail
distribution effectsare not considered to be significant in a RMA context.

145 [/ 2y @SNESfes GKS WairayaAFTaAOolryd STFFSOGQ
(or cluster of businesses) affects key businesses in an existing centre to such a
RS3INBS UKL perfdinfasce @rfsl yaieNtiBIIQ dability) 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 distibutional 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 effectsra 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 effextlinarily associated with
trade competition.

15 CARAnNalysis

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-Fdional
centres that go beyond trade competitiothere is simply no propensity for this
to occur on the basis of a single supermarket being proposed in Te Rapa
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15.2

15.3

154

(@ t 1 Q MilStréetfa8d all other CBD supermarkets)l remain open.
The primacy of the Central City will remain in place and its rok a
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 thatmay attract additional people to the centre.

(© Chartwell is sufficiently distant, and of a size, to saffer significant
distribution effects, and no loss of vitality, function and amenitgxpect
/| KENIgStfQa OdNNByid S a&8renity2td bea dzLIS N
retained.

In respect of inefficient use of existing physical resources and promotes a compact
urban form, the proposed development satisfies these criterienynopinion by
supporting the extension of an existing retail destination and obdating
commercial activity in a regional hub (relative to a stahohe site somewhere

else which is the practical alternative).

(@) The Base / Te Awa centdmes havesome vacant land capacity at face
value, but as identified earliethe vast majority dthis land is subject to
an existing resource consent of nearly 50,000sgm 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 myxperiencet | 1 Q supefmar&ess work most
efficiently and effectively in the market when customers hagavenient
access off major arterial roads, such as Te Rapa Roadall, this makes
0KS W@IOlIyliQ odzarAySaa 1 2y SRladelyy R |
accounted for.

(b) Vacant land in other centres is minimal and is not of a scale (i.e.
approximately 2ha) that could accommodaté & | Q supefraked
Also, fundamentally the location of the I 1 Q lin afothéd@ntre
would service a alternative market to the proposed store potentially
redudng efficiency in the market

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

Another assessment criteria is the efficieisewf existing and planned public and
private investment in infrastructure. The proposed development is well placed to
maximise the efficient utilisation of the egoing investment in roads with the
upgrades to Te Rapa Road helping service the store astroers 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 (curagitfuture).

Overall, the result would be a net positive outcome for the community, with
better access to supermarket brand choice and more competitive pricing.
Foodstuffshave also identified the New World Te Rapa store will not close down
asaresultbt | { Q e Rapa®eing developed, albeit that is not a relevant
retail economic consideration under the RMA being a stalothe store incurring
trade competition effects only.
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16 Geospatial Distribution of Industrial Zoned Land

16.1 Anothe[ conside[ation fothp application is tpe potential loss of industrial zoned
flyYyR FYR GKS AYLXAOFGAZ2YaEa 2F (KA&a 2y
requirements.

16.2 Figure7A £ f dzZa G NJ 1S4 (GKS 3IS2aLl GAlLt SEGSYydH 2

determined by the Operative District Plan at November 2017. The proposed
location of the Te Rapa | 1 Q is also Bh@w for context.

FIGURE: HAMILTON CITY INDUSTRIAL ZONE DASTRIBUTION
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Source: Property Economics, HCC, OpenStreetMap

17 Vacant Industrial Zoned Land

17.1 Table6 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 fad has been sourced from the Housing and Business
Development Capacity Assessment (Draft 2. d)dertaken for Future Proof.
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TABLB: FUTURE PROOF VACANT BUSINESS LAND BY SECTOR 2017 (HA)

Area Commercial Retall Industrial Total Land
Hamilton 643 186 697 1,526
Walikato 346 56 299 700
Waipa 78 70 193 341
Future Proof Total 1,066 311 1,190 2,567

Source: Draft Future Proof Development Capacity Assessment

17.2 Thisrecent 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 areasuch as Hamilton Alrport and Horotut). 1 Q Be { I 1S
wk LI Q& HKIF LIfSa Ayidz Ayaxay)\w\my 0SS |

t

FLILJX AOFGA2yQa tfFyR INBF Sldzr tdAy3a (2 S
17.3 It can be safely asserted industrial la@ddzLILX @ Ay | | YAf G2y > 2N
accommodate future industrial growth, will not be comprom|sedt by 1Q b {I @

Te Rapa absorbing 2ha of industrial land.

17.4 To round out the analysisTable 7 shows the industrial (and business) land
demand projedbns 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 demandofig term) with this increasing to just over
600ha with the NPS UDC 15% buffer included.

TABLE: TOTAL BUSINESS LAND DEMAND BY BROAD SECTQRAZOHA)

Area Commercial Retail Industrial Totalland
Hamilton 87 36 524 647
Waikato 33 11 209 254
Waipa 30 11 147 188
Future Proof Total 150 61 880 1,090

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.
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