BUSINESS
CASE

OUR CITY FOR TOMORROW
APRIL 2019

DIRECT INVESTMENT $180 million *
REAL GDP $475 million *
EMPLOYMENT 900 jobs*
DOWNSTREAM $75.2 million *
TOURISM 5% growth* pa
CATALYST INVESTMENT $118 million *

POPULATION contributes 10,000*

*Refer to Appendix D for more information on the numbers
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1. BACKGROUND
While other New Zealand cities have transformed over the past decade, Invercargill’s
building stock, streetscape and commercial performance remains relatively
unchanged.
This has caused vulnerability for businesses, as consumers’ look elsewhere for the
products and experiences expected from a city centre. This creates a cycle of decline
as property owners have similarly been impacted as the CBD becomes less attractive
to locate in. Vodafone, for example, on receipt of the engineering report stating the
NBS rating of their building resulted in them vacating the building and relocating within
weeks.
Lack of reinvestment in CBD properties, competitive developments on the fringe and
an environment lacking contemporary amenities or destinations has led to people
falling out of love with the City Centre. This is reflected by reduced footfall and static
sales growth.
The lack of heart and state of the inner-city is currently cited as a reason people don’t
want to come to live in Invercargill or Southland.
Tellingly, Invercargill has one of New Zealand’s highest rates of spending attrition with
many locals choosing instead to purchase products when travelling or online.
Spending attrition indicates the City’s retail offer misses meeting consumers’ needs
and expectations. It also demonstrates potential for Invercargill business that can
adapt strategically to meet the market.

Source: First Retail (2017), Invercargill City Centre – Retail

Strategy

1.1. Central City Seismic Assessment
The buildings of Invercargill’s central city are falling apart and present a massive
seismic and social risk. Initial seismic assessments of 20 building forms = 10-25%
NBS capacity. Many of the buildings are reaching the point of becoming
uninhabitable.
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This map highlights the NBS ratings of the buildings in the block.
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1.2. History of Inner City
Like most rural support towns Invercargill grew rapidly from the turn of the century until
the mid-1980’s.
The massive economic restructuring that New Zealand saw during the late 1980’s and
1990’s changed the agricultural landscape as the well as the support structure required to
operate central government in regional towns resulting in loss of government jobs in the
regions.
Population of the wider Southland region has stagnated since the 1970. The CBD has
been impacted by several key decisions:
1. Establishment of The Warehouse store in Leven Street rather than the CBD → 1996
2. The Failure of the “Winter Gardens” CBD Shopping Development → 1994
3. Removal of Centre Plot parking Tay/Dee Streets → 1995
4. The relocation of Famers department store to Dee / Leven Street → 2006
Foot Traffic
The key historic decisions led to a move of retail to Leven Street with the following effect
on foot traffic:
1100
900
700
500
300
100
2007

2009

2011

Warehouse
Leven Street

Cambridge Arcade

SIT Arcade
Esk Street

ASB Bank
63 Esk Street

2013
Liz Thomas
32 Kelvin Street

Figures from PINZ Invercargill Pedestrian Count, 2013

This separation of shopping demand plus lack of covered parking in the CBD removed
demand. A large portion of the population now shop for higher-value clothes and shoes
and the connected food and entertainment outside the region and New Zealand.
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2. EXECUTIVE SUMMARY
The Southland community is being presented with a once in a lifetime chance to
rebuild the centre of its own City. The redevelopment of the inner-city will be a major
catalyst in improving the region’s liveability, breathing life into the city and providing
the commercial sector confidence in accelerating investment in Southland.

Key challenges for Southland
Fluctuations in commodity prices and an economy that rests on them
The potential loss of large export businesses from Southland
The northerly shift of population and economic focus in New Zealand
Population ageing together with ‘recruitment’ and retention challenges
The sluggish growth of population
The poor image of the region

6
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The Southland Regional Development Strategy (SoRDS) set a goal of bringing
10,000 more people living in the region by 2025; we anticipate the inner-city
redevelopment will provide a significant contribution to achieving this. Despite good
economic performance, the looming threat to Southland is a shrinking working age
population, which will eventually have economic consequences. A rebuilt city
centre provides a solution to the key elements of both the Southland Regional
Development Strategy (2016) and Invercargill City Centre - Retail Strategy (2017 –
First Retail).
Residents feel a great connection to Invercargill but acknowledge that it’s lost its heart.
This project is designed to give Invercargill its heart back. Regional New Zealand is
suffering, and we’re determined not to let Invercargill become a casualty. The city is
a goldmine for a diverse range of activities, business and culture. We want to bring
that to the forefront and celebrate what Invercargill has to offer.
Throughout this process, HWCP has consulted widely with all stakeholders
including iwi, our wider community and our regional partners, and the project has a
high level of support based on the significant economic and social outcomes.
HWCP Management Limited is a joint venture between Invercargill City Property
Limited and HWR Property Limited. HWR Property is a part of H.W. Richardson
Group Limited, while Invercargill City Property Limited is part of the council-owned
Holdco investment enterprise. HWCP Management Limited has achieved its goal of
consolidating landholding within the inner city. A new legal entity will be formed to
meet the needs of the proposed shareholders;

This public/private investment will rejuvenate Invercargill, skipping a generation to
create a compact, contemporary, vibrant regional city. Without public sector
investment, this development is unlikely to proceed and deliver the wider economic
and social outcomes identified.
The inner-city redevelopment comes at a time when Invercargill needs it most, and
the central block is the ideal development site. The development will take the
rectangular block of buildings between Esk Street and Tay Street, bordered by Dee
Street and Kelvin Street. It already contains a hotel and cinema, so it makes perfect
sense to build on this foundation and expand the city’s central offering. It will touch all
corners of the consumer experience. From gourmet eateries to plentiful parking, the
block has something to offer everyone.
7
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Applying a traditional supply/demand scenario retail demand analysis for
Invercargill, Colliers International assessed a demand for between 50,000m2 of good
quality retail space and at the upper end would indicate 125,000 metres. The
demand for F&B and hospitality experience that a “critical mass” of high quality (not
necessarily high price) hospitality is essential to the overall success of the project.
This aligns with global and national trends the food and beverage sector becoming
a major anchor for shopping malls and the ability to attract national retailers.
Because of the scale of the project, the redevelopment will provide many positive
flow-on economic effects. The $180 million project has a project labour spend of
$80 million and 500-550 new construction jobs a year are projected to be required
during the development phase. This cornerstone project with direct and flow on effects
of increased investment, tourism spending, and employment at a regional level
are significant.
Without this development the inner city would continue its downward spiral as more
and more buildings become unliveable. Instead of maintaining or growing the region,
we expect Southland would lose a further 5,000 people relative to what would have
happened otherwise, with its consequent knock on effects to the economy.
Invercargill cannot deliver this vision on its own. Cohesion, scale, energy,
ambition and leadership are the qualities that will assure a successful outcome.

The Plans include:
▪

Retail shops, ranging from a large anchor retailer to small boutique stores;

▪

Three distinct food and hospitality precincts combining a diverse range of cuisines
and businesses for different occasions (Quick & Easy Food, Little High Concept,
Restaurant Lane);

▪

Covered laneways that connect the food and retail precincts to the offices and
medical centre;

▪

An outdoor courtyard for working professionals and families, providing a space for
people to enjoy lunch outside;
8
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▪

Childcare facility located on level 2 of the development;

▪

A covered carpark for 850 cars. Split over four levels, the top level of the carpark
will be used for events such as farmers markets, conventions and events.
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Peripheral Block Developments
Further development of the central city block, which will overlook and connect to the
development and all separately funded. These developments are contingent upon
HWCP Management development proceeding and include:
Medical Centre
(Tay Street)
HWR head office & apartments
(Corner Esk & Dee Streets)
Invercargill City Council

Commercial offices
(Corner Tay & Dee Streets
Proposed Hotel & Commercial
Offices

TOTAL

Generating 1000 foot traffic
per day

$15 million

150 workers into the central
city

$25 million

Associated works to integrate
the development with the
broader environs

$20 million

Commercial development
likely to bring 200 workers
into the central city

$18 million

Proposed 150 room hotel to
support further tourism growth
and will bring 250 visitors into
the central city a day

$40 million

$118
million

HWR head office and apartments
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3. REGIONAL PRIORITY FOR SOUTHLAND
3.1. Southland Regional Development Strategy
The Southland Regional Development Strategy (SoRDS) is a region-wide initiative
focused on building a thriving and prosperous future for Southland. SoRDS was
initiated by the Southland Mayoral Forum in 2014 to address the problem of
depopulation, which is threatening the region’s social and economic viability. Funded
by four local councils, local businesses and community funders, SoRDS is a unified
Southland approach, building on local energy and leadership to address the static
population and develop a more diverse and resilient regional economy.
The matter that concerns Southlanders most is depopulation. If the regional
population remained static for the next 10 years, it would fall to 1.8% of New Zealand’s
population (currently 2.3%). Little or no population growth, together with the ageing
effect, could cause the region to lose ground against the rest of New Zealand and
would likely have a deflating effect on services, business, lifestyle, quality of life and
morale.
The formula is simple: more people will seek to live and work in Southland when
perceived negatives such as the tyranny of distance and climate are exceeded by
perceived benefits of jobs, discretionary income, quality of life, lifestyle and
environment. Total liveability is the key to this Strategy.
This Strategy focuses on getting this formula right by identifying a small number of
priority areas of development: culture and lifestyle, industry growth and extension, and
innovation of new industries that could be the core of regional industries of the future.
It proposes doing a few big things well.
While the region’s rural base will continue to be vital, in line with accelerating
urbanisation trends urban enterprise will become increasingly important as the focus of
both business and lifestyle. The urban connection to the rest of New Zealand, and the
rest of the world, will be the conduit for accessing new technology, skills and capability.
Southland will need to be well connected.
3.2. SoRDS Action Plan
In November 2016, the region launched the SoRDS Action Plan lays the foundation to
attract 10,000 more people to a contemporary, competitive and connected region by
2025. It identified three challenges:
11
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•

Grow Population (primary goal)

•

Diversify the regional economy (secondary goal)

•

Strengthen local business (secondary goal)

Nine action teams involving over 100 business, iwi, and community leaders detailed 40
key actions across nine areas. HWCP has identified six of the nine projects on which
it can be an influencer:
•

Invercargill rejuvenation: This project is the anchor. The inner-city of Invercargill
does not provide sufficient modern essentials of urban lifestyle to attract and retain
skilled and talented people to live in Southland in the numbers required for the
success of SoRDS and the region. The purpose of the development is aimed at
providing a “beating heart” to the CBD and to increase civic pride, ability to attract
people to live and work, hotel, commercial and residential occupancy of the city. The
prosperity of the city will be palpable.

•

Inclusion & Participation: By providing a retail and dining experience which
encompasses many cultures a sense of inclusion and identification with being a
“Southlander” will be enhanced. This sense of inclusion will encourage new migrants
and residents to remain in Southland longer term.

•

Attraction: The initial attraction of construction and workers for associated trades
will be a short-term gain. Once the development is complete, there will be a need for
more retail and hospitality roles as well as associated increase for other businesses
in the region because of an increased population. The development will also
contribute to the perceived liveability in the city and region, by reducing the number
of shopping and associated trips outside the region.

•

Tourism: The development will enhance our ability to attract visitors to the city and
region, giving them a reason to come, stay longer and spend more. It will drive an
increased visitor spend and contribute to the goal of $1 billion visitor spend by 2025.
It provides a catalyst and confidence in further tourism investment. A second hotel is
planned for the inner city within the block. With direct flights from Auckland being
trialled from Auckland, Invercargill will be well positioned to capitalise and continue
the strong growth in tourism.

•

Ease of doing business: The increase business activity which will result from the
attraction of more (national) retailers to the development will in turn be a major
catalyst and provide confidence in further investment in Invercargill and Southland.
12
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•

Innovation: The tangible achievements in business enterprise and the new
business attracted to the city will naturally spark innovation related events and
prosperity.
The successful completion of the HWCP development is a key anchor project in
achieving the big goal of attracting 10,000 more people to Southland by 2025 and a
catalyst for further growth and investment.
Source:

https://www.sords.co.nz/site/assets/files/1/sords_action_plan.pdf
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Source: Southland Regional Development Strategy Action Plan
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3.3. Invercargill City Centre Retail Strategy 2017
The Invercargill City Centre Retail Strategy was commissioned by Invercargill City
Council and undertaken by Retail First. The Strategy outlined the City’s consumer
proposition, experience and commercial performance needed to change dramatically.
•

This defined five transformational projects to help the City thrive by delivering new
relevance for locals and visitors. An arts centre, motorcycle museum, new hotel
and anchor retail development are all pivotal elements of the City’s proposed
ambitious but realisable regeneration.

•

These large-scale projects are likely catalysts for wider renewal and investment. It
is anticipated more CBD property owners will improve buildings and new
businesses would look favourably at locating in Invercargill based on the City’s
enhanced destination value and appeal.

The Strategy identified 4 key pillars for commercial success.
•

Attraction. The City needs more people to visit and then encourage greater
frequency in order to boost commercial opportunities for retailers, food and
beverage operators and tourism businesses.

•

Experience. Once people reach Invercargill the City’s offer must delight and
encourage them to spend time and money. Invercargill needs to become a
destination of choice and win consumers’ advocacy.

•

Place. Public expectations and commercial needs have changed. Contemporary
streetscapes along with modern shopping and dining environments are vital in
delivering the appeal and destination value consumers are drawn to and
businesses want to locate in.

•

Performance. Invercargill’s commercial culture must encourage new concepts to
flourish and support growth for existing businesses by interpreting opportunity,
driving performance & managing risk.

3.4. Business and Community Engagement
Residents feel a great connection to Invercargill but acknowledge that it’s lost its heart.
This project is designed to give Invercargill its heart back. Regional New Zealand is
suffering, and we’re determined not to let Invercargill become a casualty. The city is a
goldmine for a diverse range of activities, business and culture. We want to bring that
to the forefront and celebrate what Invercargill has to offer. Throughout this process,
15
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we have consulted widely with all stakeholders including iwi, our wider community and
our regional partners, and the project has the full support based on the significant
economic and social outcomes.
Letters of support for the development from business and community include:
•

Ngai Tahu

•

Southland Mayoral Forum

•

Southland Regional Development Strategy

•

Southland Chamber of Commerce

•

Invercargill Licensing Trust

•

Community Trust South

•

H&J Smith

•

Southern Institute of Technology

•

Air New Zealand

•

Invercargill City Council

•

Heritage New Zealand

Appendix A: Letters of support

3.5. Wider Public Consultation
Following the unveiling of HWCP’s bold Invercargill inner city redevelopment plans,
residents found out more and share their views at a new pop-up shop which opened in
June 2018 and closed in February 2019.
Located on the corner of Esk Street and Cambridge Place Arcade, the pop-up shop
was open daily between 7am – 7pm. Detailed renderings of the plans and visual flybys gave people a sense of the design and scale of the development which includes
retail shops, a dining precinct, offices, apartments, a medical centre, and four levels of
covered carparking.
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Feedback was sought on various aspects of the redevelopment including general
impressions, design aspects and any areas of interest. People were also encouraged
to get in touch with HWCP online at hwcp.nz.
Director Scott O’Donnell recognised that the project has been near and dear to many
hearts for a long time and said the pop-up shop was part of HWCP’s commitment to
involving the community and seeking their feedback. As part of this engagement,
HWCP created a competition for people to submit ideas on what the name of the
redevelopment should be.
3.6. Market Research Undertaken by SIT
In July 2018, Southern Institute of Technology was asked to complete market research
into the public support of the proposed development. A summary of their findings was
that there was an overwhelming support for CBD Redevelopment Plan.
•

86.5% in Favour

•

10% undecided

The redevelopment was rated as being essential by 63% of those surveyed. With
other key comments being that the revitalisation will draw people back into CBD,
generate new jobs and more tourists.
Additionally, the research highlighted that people want variety of retail offering, food,
good parking, plus Family and social facilities.
3.7.
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Graph 1: Level of support for proposed development
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Source: Invercargill Central City Development, Survey Report on Southland Residents Opinions, July 2018

Graph 2: Degree of importance placed on the Development
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Source: Invercargill Central City Development, Survey Report on Southland Residents Opinions, July 2018

Appendix C: Invercargill Central City Development, Survey Report on Southland
Residents Opinions, July 2018
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3.8. Relevant Central City Projects
There are a number of other key projects which are in various stages of planning and
execution. It is anticipated that all will have a positive impact on the other and will
contribute to the success of not only their own development but collectively make a
difference. The success will also be felt by the rest of the region with the realisation of
the wider SoRDS Action Plan. The following developments are contingent on the
completion of HWCP retail development and include:
3.9. Peripheral Block Developments
Further development of the central city block will be undertaken in a staged approach
and will overlook and connect to the retail development. The individual projects are all
separately funded and contingent on this development proceeding.
Further
Developments

Estimate
Cost

Current Status

Timing

Medical Centre –
Tay Street

Design and planning
underway.
Tenanting in
progress

Planning for
construction would
start in 2020 (subject
to tenants) and open
in 2022

$15 million

HWR Head office
& apartments –
Corner Esk & Dee
Streets

HWR confirmed

Office construction
completed in line
with retail
development (as
entrance to the mall
on the ground floor),
so opening will be
early 2022

$25 million

Invercargill City
Council
integration of the
development into
the city environs

Following building
consent Invercargill
City Council will work
with HWCP and
other stakeholders to
ensure that
development is
integrated into the
broader inner-city
environs

Planning will start in
2019. Completion to
be aligned with
overall project
development

$20 million

Hotel on corner
Tay & Kelvin
Streets

Proposed 150 room
hotel

Timing to be
confirmed

$40 million

Design and planning
underway
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Further
Developments
Commercial
offices – corner
Tay & Dee Streets

Current Status

Timing

Civic use planned –
work underway on
earthquake upgrade
design

Timing to be
confirmed

Total

Estimate
Cost
$18 million

$118 million

ILT Hotel
This $40 million development involves an 80 room 4.5 star hotel on the corner of Dee
and Don Streets. A block away from the proposed HWCP development, it is felt that it
will complement and enhance the CBD area for tourists, business travellers and locals
alike. The hotel is resource consented and demolition is underway.

New ILT Hotel to be built on corner of Dee & Don Streets

Classic Motorcycle Mecca (stage 2).
South-side of Tay Street opposite the proposed development. This stage 2
development enlarges and further enhances the existing Classic Motorcycle Mecca
(which opened in 2017) to make the collection relatable to all visitors, including
20
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children, and to provide a more complete view of motorcycling over time, with a focus
on New Zealand motorcycling identities. It is anticipated that “Stage 2” will be
completed in 2019. George Begg Collection will be created and will be an extension of
Motorcycle Mecca. The “Collection” will be every changing and will show case the
talents of local Southland Engineer, George Begg.
SIT Arts “Creative Centre”
The Southern Institute of Technology will use the existing St John’s church (Tay Street
– one block down) and surrounding hall and grounds to provide exhibition,
performance and teaching space, while a new building will accommodate most of the
creative industry programmes currently delivered from SIT’s Downtown site creating
further vibrancy with students in the inner city. This project is projected to be
$25 million but is not contingent upon HWCP retail development so haven’t included in
$118 million catalyst investment.

Arts & Creativity Centre for Invercargill.
ACI would include a dedicated home for Invercargill art, combining the Southland
Museum, Anderson Park and Southland Art Foundation collections. The purpose of
the ACI was to contribute to the rejuvenation of the CBD and likely to be located
adjacent to the HWCP block. This new facility is in ICC Long Term Plan, but timing
and costs are yet to be determined.
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New ILT Hotel

HWCP DEVELOPMENT

SIT Creative
Centre

Arts & Creativity
Precinct

Classic Motorcycle Mecca
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4. DELIVERING
OUTCOMES
* Please refer to Appendix D for detail around these key points.

•

$180 million direct investment*

•

Southland’s real GDP would increase by $475 million in 2019-2035*

•

Create 500-600 per annum construction jobs over the 3 year rebuild with
a projected labour spend $80 million*

Increase
economic output

•

Creates retail & hospitality jobs estimated to be 300 permanent FTE*

•

Increase visitor spend 5% per annum toward SoRDS Tourism target
$1billion visitor spend by 2025*

•

Supporting and downstream industries positively affected $75.2 million
annually*

•

Catalyst for further $118 million central city investment with over
peripheral developments in the block contingent on this *

•

Catalyst to encourage further investment and business confidence in the
region

•
Increase
productivity &
growth

Improving liveability and local business ability to successfully recruit staff
in the region (50% business say it’s their number 1 challenge)

•

Anchor project for the region in achieving SoRDS target of 10,000 more
people living in Southland by 2025 which ensures the level of labour
required to continue economic growth

•

Catalyst for further growth and investment in tourism

•

There is a strong correlation between a region’s image, its economic
strength and perceived liveability

•
Social and
community well
being

Engages people, activates the city socially giving people a public place
and spaces to connect, and in doing so rejuvenates the inner city and
creates social value, cohesion and resilience.

•

A Ngai Tahu footprint is critical for our whole community to feel a sense
of identity, ownership, pride and contribution to community.

•

Builds pride in the region and help shift negative perception of the low
quality of urban lifestyle and liveability in Invercargill and parents can see
a future for their children

23
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•

The precinct will be sympathetic to Invercargill’s past and adjacent
heritage buildings.

•

The project addresses and removes the massive seismic and health and
safety risk and will create physical resilience for the central city of
Invercargill.

•

Ngai Tahu in the Southland region, represented by the Southern four
Papatipu Rūnanga have been engaged, have actively participated and
contributed to the development of the Southland Regional Development
Strategy and the development of the Action Plan.

•

HWCP is presenting the opportunity for iwi investment/tenancy in the
project, or more likely commercial investment in the peripheral block
projects to better leverage the economic opportunities of settlement
assets.

Enabling Māori
to realise
aspirations in all
aspects of the
economy

•

Ngai Tahu Property assessed this development at an early stage and
indicated from their perspective, is below the commercial threshold for
investment

•

Working with iwi to contribute to the Murihiku story by sharing their ideas
on concepts for design, sharing Ngai Tahu heritage and culture to be of
the new inner-city spaces.

•

Iwi are also interested in exploring opportunities for procurement of
Iwi/Maori enterprise (trades and industry sectors) to be involved in this
development.

•

Iwi are interested in exploring opportunities for tourism investment. The
development provides a catalyst & platform to enable tourism growth and
investment in Invercargill and the wider region
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•

Create 500-600 per annum construction jobs over the 3 year rebuild with
a projected labour spend $80 million*

•

Direct catalyst for 4 further construction peripheral block projects that will
provide construction jobs

•

HWCP Procurement Strategy provides a commitment to that as much of
the local resources that can be, are employed into the projects thereby

Increase local
employment and
wages

assisting the local economy and the local employment and ensuring that
this landmark “community” project is delivered as much as possible at a
local level.
•

Creates retail & hospitality jobs estimated to be 300 permanent FTE*

•

Iwi are interested in exploring opportunities for procurement of Iwi/Maori
enterprise (trades and industry sectors) to be involved in this
development.

•

Create 500-600 per annum construction jobs over the 3 year rebuild with
a projected labour spend $80 million*

•

Creates retail & hospitality jobs estimated to be 300 permanent FTE*

•

Presents opportunity for trades training and development and particularly
to encourage young people into the trades with such a large scale and

Increase local
employment,
education and/or
training
opportunities for
youth

visible construction project. HWCP is working closely with the Southern
Institute of Technology
•

HWCP Procurement Strategy provides a commitment to that as much of
the local resources that can be, are employed into the projects thereby
assisting the local economy and the local employment and ensuring that
this landmark “community” project is delivered as much as possible at a
local level.

•

Iwi are interested in exploring opportunities for procurement of Iwi/Maori
enterprise (trades and industry sectors) to be involved in this
development.

Appendix D: Invercargill City Centre Redevelopment, Implications for
Invercargill & Southland, NZIER 2019
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5. SOUTHLAND ECONOMY
5.1. Southland Economic Profile
The population growth of both Invercargill City and the wider Southland region has
been impacted by external influencers. Initially the closure of many government
offices and Tiwai Point pot lines saw a decline in numbers in the late 1990’s as former
employees and their families left the region for other employment opportunities in other
regions. A small recovery was felt during the early 2000’s with the conversion of many
sheep farms to dairy farms. Only to be again impacted, this time as a result of the
Global Financial Crisis of the late 2000’s.
The recovery of both the city and region has been slow but steady since 2010 and now
the population figures are close to the mid-1990s.
5.2. Quick Facts about the Southland Region
•

Southland makes up 2.1% of the total New Zealand population with an estimated
resident population of 99,100 (as at February 2019)

•

Invercargill population 55,300 makes up 1.1% of the total NZ population (as at 30
June 2018)

•

Southland prides itself on having a low level of unemployment and at February
2019 had a 73% labour force participation rate.

•

Unemployment rate for Southland was 4.0%

•

The Southland economy is worth $5.7 billion (March 2017)

•

Southland has the third highest GDP per person in New Zealand with $58,000

•

Approximately 70% of Southland's GDP relates to exporting industries

•

15% of New Zealand’s tradeable exports are produced or processed in Southland,
this results in $3.95 billion produced and $5.15 billion processed within the region

•

On average Southland gets 1,600 sunshine hours annually, 1000mm of rainfall and
wind speed averages 15-20km/h.

Source: Information from MBIE's February 2019 summary report
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•

Southland has the second lowest median house price in New Zealand. In January
2019 Southland experienced record median price and one of the highest annual
median price increase with 15.6% to $277,500 (up from $240,000 at the same time
last year).

Source: REINZ Monthly Property Report February 2019

Percentage increase of GDP
2000

2017

$’000’s
2,532

$’000’s
5,686

124%

Otago
ManawatuWanganui

4,584

11,701

155%

5,096

10,249

101%

Hawke’s Bay

3,640

7,437

104%

% change
Southland

Source: Statistics New Zealand, September 2018

Regionals’ Gross Domestic Product (GDP)
12,000
11,000
10,000
9,000
8,000
7,000
6,000
5,000
4,000
3,000
2,000
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017
Hawke's Bay

Manawatu-Wanganui

Otago

Southland

Source: Statistics New Zealand, September 2018
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5.3. Workforce Strategy Analysis
In 2015 Venture Southland commissioned Southland Workforce Strategy 2014-2031
by demographer Natalie Jackson, University of Waikato. Highlights from this report
include:
•

“Workforce factors continue to be one of the most significant areas of economic
limitation for the Southland region.

•

The size of the Southland Region is projected to remain relatively constant over
the next sixteen years. However, while the population stays the same size, it is
projected to age structurally and numerically over this period, resulting in a
shrinking workforce.

•

Southland faces significant labour market contraction, forecast to begin in 2018
and quickly deepen, due primarily to structural aging within the population.
This will be compounded by changing skill requirements in the workforce.

•

Southland already has very high labour force participation, nevertheless there
is potential to increase participation amongst particular groups, including
younger people, older people and women, in order to increase labour supply.

•

LMA modelling clearly shows that increased migration will also be required
merely to keep the workforce stable and allow for a modest 1% per annum
growth in GDP.”

Source: Southland Workforce Strategy 2014-2031, Natalie Jackson University of Waikato

Forecast labour supply

Source: Roskruge, M., & Pawar, S. (2015). Southland Region Labour Market Assessment 2014-2031 (Commissioned
by Venture Southland). Hamilton, New Zealand: National Institute of Demographic and Economic Analysis, University of
Waikato. Retrieved from http://commercesouth.com/
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5.4. Current Skill Shortages
Southland has a tight labour market with very low unemployment. Southland now
faces a real shortage of skilled people, but firstly to attract and retain these people in
the region we need:
Employment

→

Housing

→

Reason to come & stay →

Low unemployment, high participation, ageing
workforce
Presently cheap but in short supply
Vibrant lifestyle including a new City Centre

The attraction of staff continues to be the most significant strategic challenge for
business in Southland. Key findings relating to attraction of staff are highlighted in
Venture Southland’s Business Survey Report 2018 are as follows:
•

“Recruitment and retention continue to challenge Southland businesses. 50%
are having challenges recruiting the right people, up from 48% last year and
42% in 2016. 58% of businesses believe that attraction of staff is the top issue
likely to affect their business in the next three years (up 4% on 2017), 7 points
ahead the next most significant issue, cost of transport.

•

Businesses are responding to this challenge in a number of ways. 52% are
planning to invest in staff training and upskilling, and 37% are planning pay
rises. Businesses are also thinking more about how they can change the way
they work to recruit and retain workers.

•

For the third year in a row, more businesses are adapting their practices to
recruit young people (16%, up 4% on 2016). More businesses are also
adjusting their employment practices for recruiting women (11%, up 6% on
2016) and retaining older people (13%, up 6% on 2016).

•

For the first time since the Southland Business Survey began, businesses are
employing more people now than in the previous year. 32% of businesses
reported employing more people in 2018 up from 24% in 2014. The proportion
of businesses employing the same number of people as last year decreased in
2018 from 66% to 57%.”

Source: Venture Southland Business Survey 2018
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Demand for Labour in Invercargill
Project

New FTEs

Labour estimate input
(approx. 40% of project cost)

Family
multiplier*

CBD (construction)

500 pa

$80 million over project

1350

CBD (retail and F&B)

300

$12 million pa

810

ILT hotel

150

$16 million over project

216

Tiwai 4 potline (2018)

100

$12 million pa

270

TOTAL

1050

$168 million (4yrs)

2646

th

* Family multiplier – 2013 census average family size 2.7
5.5. The Challenge for Southland Business
Recruitment of staff, particularly in senior and highly skilled roles is a significant
challenge for small, medium and large-scale business in Southland. This poses a
significant threat as businesses shifting out of the region have wide reaching negative
economic and social impact.
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Case Study: The Southern Institute of Technology
“The SIT has a significant presence in Invercargill and a major contributor to the GDP
of the region. We believe that the economic impact of this project will not only be felt
in Invercargill but in the Southland region. Students expect a vibrant city where they
study, and the new revitalised CBD will assist SIT recruitment efforts both in domestic
and international markets. SIT unreservedly supports this development as a
cornerstone project of the wider Southland Regional Development Strategy.”
Penny Simmonds, Chief Executive
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5.6. New Zealand Tourism
New Zealand’s tourism sector continues its strongest ever growth cycle. International
visitors will surpass the 4 million mile-stone by the end of 2019. This surge in visitation
numbers along with the Tourism New Zealand priority for greater regional dispersal
outside the main visitor hot spots will assist the continued increase in visitor spend in
Invercargill and Southland.
Total tourist numbers and spend projections
2017 – 2033

Source:
MBIE
https://www.mbie.govt.nz/info-services/sectors-industries/tourism/tourism-researchdata/international-tourism-forecasts/documents-image-library/nz-tourism-forecasts-2018-2024-report.pdf

Key Tourism Numbers
•

Total annual tourism expenditure is $39.1 billion - $107 million per day.

•

Annual international tourism expenditure is $16.2 billion – $44 million per day.

•

Annual domestic tourism expenditure is $23.0 billion – $63 million per day.

•

Total annual tourism expenditure has increased by $11.9 billion or 44% in the
past five years.

•

Tourism is our biggest export industry, contributing 21% of foreign exchange
earnings.

•

Tourism generates a direct annual contribution to GDP of $15.9 billion, or
6.1%, and a further indirect contribution of $11.1 billion, another 4.3%.
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•

216,000 people are directly and another 149,000 indirectly employed in tourism
in New Zealand – almost 1 in 7 jobs.

•

The annual GST paid by tourists is $3.7 billion, including $1.7 billion collected
from international visitors.
Source: Statistics NZ Tourism Satellite Account year ended March 2018 (issued
December 2018)

5.7. Southland Tourism
Sustained growth in visitors and increased spend is highlighted in the region’s key
tourism indicators below. The focus of SoRDS Action Plan is on deriving greater longterm economic value from visitors to the region.
The region working collaboratively with Air New Zealand has resulted in a new direct
jet service commencing in August, connecting Invercargill with Auckland daily to drive
leisure and business travel in and out of the region.
The last three years has resulted in the development of three world class attractions in
Invercargill alone and significant tourism product development is planned across the
region. This cohesive investment has contributed to the region’s sustained growth,
toward an achievable SoRDS goal of $1 billion visitor spend by 2025.

Source: Southland Tourism Product Development Plans, Venture Southland 2018
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HWR has led product development with three major tourism attractions in Invercargill.
Transport World offers you the chance to view two expansive private motoring
museums, Bill Richardson Transport World and Classic Motorcycle Mecca. Spaces
bursting with a range of automotive and motorcycle history. Dig This Invercargill
opened in October 2017 and is NZ’s first heavy equipment playground.

Bill Richardson Transport World

Classic Motorcycle Mecca
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Dig This Invercargill
5.8. Southland Region Tourism Key Indicators
Southland Region Spend Year End October 2018
Total Spend in NZD figures for year-end October MRTE’s
(Monthly Regional Tourism Estimates)
International visitor spend

Up 14.5% to $269 million

Domestic visitor spend

Up 7.25 to $403 million

Total spend

Up 10% to $672 million

Southland Region Total Spend

Domestic 60% International 40%

Source: Southland Tourism Key Indicators Report October 2018, Venture Southland

Invercargill Total Spend Year-end October 2018
Total Spend in NZD figures for year-end October MRTE’s
International visitor spend

Up 10.8% to $54 million

Domestic visitor spend

Up 9.4% to $192 million

Total spend

Up 9.7% to $246 million

Source: Southland Tourism Key Indicators Report October 2018, Venture Southland

Accommodation
Invercargill Licensing Trust has 4 motel and hotel properties in Invercargill, totalling
250 rooms.

This reflects the motel

market in Invercargill.
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Source: Invercargill Licensing Trust, March 2019
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6. RETAIL MARKET ANALYSIS
6.1. Global Retail Trends
Highlight of the main trends from KPMG’s Global Retail Trends 2018 Report:
•

The customer experience is more important than ever: Retailers are striving to
differentiate themselves in a challenging and crowded market. Consequently,
experience per square foot will be the new retail metric to measure success.

•

The rise of the conscious customer will continue: Consumers base their buying
decisions on many factors beyond price. These new consumers, led and
influenced by millennials, are exerting influence on retailers and forcing them to
take action.

•

The retail world we were promised is now here: It has changed and will
continue to impact the path to purchase. We’ve arrived at the intersection of
elevated consumer expectations and technical possibility.

•

A tale of two hemispheres is playing out: Platform players and non-traditional
retailers are expanding their reach and offerings. The juxtaposition between
what is happening in the West and the East will dominate the retail landscape
with the latter in many cases moving faster than the former.

Source:

https://assets.kpmg/content/dam/kpmg/be/pdf/2018/03/Global_Retail_Trends_2018.pdf

6.2. National Retail Trends
Well located significant retail developments continue to grow and expand both in New
Zealand, Australia and worldwide.
•

Retailers continue to develop both their bricks and water stores and online
sales. Online sales are achieving (depending on the category) between 8%
and 12% of total retail sales which effectively means 90% of retail sales are still
going through bricks and water outlets.

•

Retailers are focusing on well located prime Shopping Centre developments
with good precincting of uses and particularly around major anchor Tenants
and a good selection of food retailers.

•

Examples in New Zealand of new Centres and Centres expanding include in
Auckland; Commercial Bay, Westfield New Market, Westgate, Sylvia Park,

38

PRIVATE & CONFIDENTIAL

Lynn Mall and Ormiston; in the Bay of Plenty, Bayfair is expanding as is
Bethlehem with Tauranga Crossing being a new Centre coming on stream; in
Wellington, Queensgate is expanding and a major redevelopment is planned
for the Johnsonville Shopping Centre; in Christchurch the CBD has been totally
rebuilt but in the suburbs major expansions have been completed or are
underway at The Hub Hornby, Northlands, Westfield Riccarton, Homebase and
in the Airport Precinct.
Colliers International Market Survey Report 2019 some key findings include:
•

In the first article 2019 Commercial Property Review please note the comment
in the Auckland market that it is anticipated “the lift and quality will flow through
into retail sales activity” in Wellington “demand for high quality Wellington retail
premises will likely see yields start to firm modestly over the next 12 months”;
and in Christchurch “the addition of more supply enabling retailers to commit to
new business plans in Central Christchurch”; are all positive comments on the
growth of retail.

•

In the article “fourteen predictions for 2019” you will note under Retail that
physical stores still capture almost 90% of worldwide retail sales and also
reference to the transition into more entertainment and food and beverage
offers.

•

Under prediction eight the big new offshore retailers heading to New Zealand.

•

Further on in the report under the heading “retail” the confidence being
experienced with 75% of participants in a survey expecting to meet or exceed
targets.

•

Activity has also been strong in the Shopping Centre sales market with
significant major retail assets selling at a premium over the last 12 months
including West City Auckland, North City Wellington, South City Christchurch,
Northwood Christchurch.

•

In Australia in 2018 Shopping Centre sales in Victoria alone topped 1.82 billion
dollars up 91% over the previous year.

•

As part of the repositioning and increase in food outlets a recent International
Council of Shopping Centres report indicated that shopping malls are now
allocating a higher percentage of their Tenant mix to food and beverage
retailers. Traditionally F&B made up less than 20% of a malls Tenant mix but
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in some cases is now going as high as 40% with the Food and Beverage sector
itself becoming a major anchor for some malls this is one of the key drivers for
the three F&B precincts in the Invercargill Central development.
•

Underlying the retailer conference is a continued increase of retail spend above
the rate of inflation. Market view a major research company is reporting that
retail spending at the moment is growing at the rate of approximately 3% over
the same period last year with transaction numbers up 3.25%. With inflation at
less than 2% this indicates growth and confidence in the retail sector.
Source:https://www.colliers.co.nz/news/2019/2019%20commercial%20property%20revi
ew%20-%20new%20zealand%20retail%20market/

Colliers International reported in their New Zealand Retail Report 2017
Key findings included:
Strong visitor numbers into New Zealand are helping boost retail sales, especially in
the food and beverage sector.
•

Tenant demand remains buoyant on the main CBD strips in Auckland and
Wellington.

•

New retail developments in central Christchurch are taking shape, bringing
back more foot traffic into the area.

•

Regionally, Hamilton, Tauranga, and Queenstown continue to benefit from
strong population growth and tourist inflows, with positive flow on effects to the
retail sector.

•

Consumer preferences are ever changing. Online shopping, ‘click and collect’
services, same day delivery orders, food subscription boxes, are all gaining
traction, and diverting traffic away from physical stores.

•

Shopping centres have been evolving, with mall owners continuing to invest
heavily in expansion to reinvigorate tenancy mix and enhance shoppers’
experience, through improved amenities like free Wi-Fi, retail lane

Source: https://www.colliers.co.nz/find%20research/retail/new%20zealand%20retail%20report%202017/
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6.3. Invercargill Customer Demand Analysis
In reviewing the opportunity for this development Colliers International was engaged
and looked at two potential options for an overall Demand Analysis Report from a
demographer.
With new suburban Shopping Centres looked at doing a demographic survey with an
expenditure analysis in each category prepared to the supply within a particular locality
however as this was a replacement of existing CBD stock (but on a larger scale) it was
determined this was not necessary and would not provide any useful information
particularly as there are no significant suburban centres.
Secondly, analysis undertaken based on a traditional supply/demand scenario. From
Colliers database it was assessed that a traditional CBD with extensive suburban
competition (based on the analysis for CERA and the Government after the
Christchurch earthquakes) was around 1 square metre per head of population
whereas in an overall City context supply was generally around 4 m2 per head of
population.
•

Applying this analysis to Invercargill it indicated that there would be a demand for
between 50,000 m2 of good quality retail space and at the upper end having
regard to no suburban competition but not being a major City in the area of the
vicinity of 2.5 m2 per head of population which would indicate 125,000 metres.

•

This applies to quality retail space not showroom space on the fringes and on this
basis, assessed that Invercargill had a current supply of 65,000 m2 of true retail
space without a significant vacancy situation (other than in second tier internal
arcade type space).

•

The current lettable area of the block being redeveloped and calculated that its
current reasonably appropriate lettable retail space is around 12,000 m2 and
therefore with our development we were providing approximately 15,00 m2 of retail
and Food & Beverage space

•
•
•
•
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•

On this basis it was determined by Colliers International that having regard to the
space we are replacing and having regard to the fact we are replacing better
quality stock with many existing good retailers wanting to relocate back that there
was more than sufficient demand for the redevelopment of this key CBD block.

•

At this stage this independent analysis has proved correct and the pre-leasing
discussions undertaken with new national retailers seeking to find quality space in
a quality development.

Appendix E: Invercargill Central Report 2019
6.4. Demand analysis on the Food and Beverage Content
A separate detailed Demand Analysis on the Food and Beverage content as that is
probably the major increase in space that we’re looking at in the development with the
inclusion of three separate food precincts (compared to a few stand-alone cafes on the
site now).
With the Department store relocating and the number of specialties returning or
relocating it was only the F&B that was providing a significant lift in area being
provided hence independent specialist advice on the options and capability of the city
to absorb more food space. To this end Future Foods who are one of the largest
specialist F&B consultants in the southern hemisphere were engaged to undertake a
detailed analysis.
The full report Invercargill Central, Food and Beverage Master Planning 2018, Future
Foods is attached in the appendices and confirms demand for new food and beverage
space well above what we are providing.
Key elements to consider:
•

The Market Potential for this project, is NZ$31.8 million out of a potential market
total of $270 million in 2021

•

•

The demand for F&B and hospitality experience highlighted in the initial research
reconfirms our hypothesis that a “critical mass” of high quality (not necessarily high
price) hospitality is essential to the overall success of the project.
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•

It is recommended that a more diverse hospitality offer with a greater critical mass
than the proposed plan is considered to maximise the opportunity

•

Future Foods recommended three different food and hospitality precincts, each
with their own level of positioning and target customer group:

•

o

Dining laneway

o

Food Central

o

Dining Terrace

The aim of the initial strategy is to strengthen the appeal of the centre during many
different occasions.

•

Future Food’s initial research into this project indicates there is little competition
and the proposed development has the opportunity to “own” food in Invercargill.

•

The market is under developed for the community and the available F&B spend
and consequently much of it appears to leave the district, escape spending is of
significant value.

Appendix F: Invercargill Central, Food and Beverage Master Planning 2018,
Future Foods
6.5. Spending Power of Southlanders
The lower cost of housing (relative to other cities) coupled with higher household
income means that any developments that stimulate economic growth within the
region are likely to ensure strong spending from locals.
From the table below, it is clear that housing costs as a percentage of household
income is most favourable in Southland relative to other major centres. Therefore, the
spending power of Southlanders is much higher than other parts of New Zealand –
almost double that of Aucklanders.
By encouraging more people to live in Southland it is likely to increase spending in the
community over and above what they are likely to spend elsewhere in New Zealand.
This is not only a gain to Southland but to New Zealand.
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Comparisons between housing costs and average household income - June
year 2018

Regions

Average
household
income

Housing
costs

Auckland
Wellington
Canterbury
Southland

$82,736
$81,740
$65,594
$78,1001

$13,883
$11,749
$9,871
$7,871

Housing
costs as a
percent of
household
income
17%
14%
15%
10%

Discretionary
income
$68,853
$69,991
$55,723
$70,260

Source: Invercargill City Redevelopment Implications for Invercargill & Southland, NZIER 2019, Page 8
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7. ECONOMIC IMPACT ANALYSIS
NZIER has modelled the potential economic contribution that a redevelopment of the
city centre in Invercargill would make to the regional and national economies.
7.1. Revitalisation of the City Centre
The key investment is the $180 million revitalisation of Invercargill’s city centre as a
way to:
•

attract business and local shoppers back into the central city. Putting vacant or
abandoned buildings back into use is a major tool of economic development

•

breathing life into the city and providing the commercial sector confidence in
accelerating investment in Southland

•

improving liveability and local businesses ability to successfully recruit and retain
talented people in the region. Communities that provide quality jobs and great
places to live and work are a magnet for people of all ages. As a result, these
places have a strong future

•

act as a gateway to the region for the growing tourism numbers and helps
monetise tourism

•

further enhances its educational facilities and ability to attract more students and
bring them into a vibrant city centre

•

A further $100 million in construction spending is contingent on stage one going
ahead (specifically retail and food and beverage investment).

Impacts on macroeconomic indicators at the regional level
Change from baseline (2018), in percent and in $ million (real terms)

Redevelopment
simulation

Sim
1
Sim
2

GDP

Household
consumption

Wages

Employment

Exports

Capital
stock

% change

0.84%

1.17%

0.59%

0.59%

0.40%

1.04%

Level
($m)

$48

$44

NA

$14

$14

$22

% change

0.51%

0.95%

0.48%

0.48%

0.36%

0.57%

Level
($m)

$29

$36

NA

$11

$13

$12

Source: Invercargill City Redevelopment, Implications for Invercargill & Southland, NZIER 2019
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7.2. Direct and Flow-on Effects of Increased Investment
The direct and flow-on effects of increased investment, tourism spending, and
employment at the regional level are significant.
•

Southland’s real GDP increases by $48 million (0.84%) per year and real
household spending increases by $44 million (1.17%) per year.

•

supplying industries in the Southland economy are positively affected by an
increase in investment, tourism spending and employment. Output of Southland
industries is expected to increase annually by $75.2 million and $32.9 million under
simulation 1 and simulation 2, respectively.

•

industries such as food and beverages, accommodation, retail, sports and
recreation expand because of the increase in tourism spending stemming from the
redevelopment of Invercargill’s city centre.

•

also, higher incomes for households lead to increased spending in industries such
as other personal services, retail and real estate services

•

increase visitor spend for tourists incrementally above what would already have
come to the region. We have assumed incremental growth of 5% per annum

Source: Invercargill City Redevelopment Implications for Invercargill & Southland, NZIER 2019

7.3. Generates Employment
The redevelopment of the city centre will:
•

create between 500 and 550 per annum temporary construction jobs over the five
years of the rebuild

•

create a more liveable city that we expect will contribute to the target of increasing
the permanent residents in the region by 10,000 (simulation 1) and 3,000
(simulation 2). This creates:
o

Approximately 8,000 working age people in simulation 1 over the period due to
an increase in retail and tourism jobs

o

Approximately 2,400 working age people in simulation 2 over the period due to
an increase in retail and tourism jobs

o

300 of these jobs are likely to be taken up as a result of the rebuild in
Invercargill
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Indirect spending will be higher in Southland because of the higher than average
household income and lower cost of housing relative to other New Zealand cities.
Source: Invercargill City Redevelopment Implications for Invercargill & Southland, NZIER 2019

7.4. Negative Impacts without the Redevelopment
The redevelopment is required because of the current state of the city centre and the
inability of Invercargill to retain and attract further businesses and visitors (and
increase the spend of tourists in Southland).
The baseline used here considers the previous two sections and section 1.1 (NZIER
report). It suggests that not only would there not be a redevelopment, but the
downward spiral would continue as more and more buildings become unliveable.
Instead of maintaining or growing the city we expect Southland to lose a further 5,000
people relative to what would have happened otherwise, with its consequent knock on
effects to the local economy.
This is in line with the report by Roskruge and Pawar (2015). Their report suggest that
Southland could potentially lose approximately 4,000 working age people by 2025 and
7,000 by 2031 (see page 14 from NZIER report - Figure 5 Forecast labour supply).
The main reason for this is an aging working population and not enough workers to
replace them. This is backed up by a Venture Southland Business confidence report
which suggested that recruiting workers was the number one concern for business.
We assume that, Invercargill, without the redevelopment, would lose jobs. While we
are unsure what industries will be most severely affected the main impact will be the
inability to hold head offices and attract new workers. We also expect the increasing
numbers of tourists to spend less than they otherwise would in Southland (with the
redevelopment).
Source: Invercargill City Redevelopment Implications for Invercargill & Southland, NZIER 2019

Refer Appendix D: Invercargill City Centre Redevelopment, Implications for Invercargill
& Southland, NZIER 2019
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8. PROJECT DELIVERY

8.1. Project Objectives
1. To advance a key transformational project identified in the SoRDS Action Plan to
create a compact, contemporary, vibrant heart for the regional city of Invercargill.
2. To create a high-quality mixed-use precinct that provides for and attracts highquality retail local and national, restaurants, office space and entertainment.
3. To deliver confidence in the city and wider region for industry and business to
thrive and provide physical, social and economic resilience for Southland.
4. To create a precinct that is robust and resilient enough for future cycles of
redevelopment and change.
5. To create a precinct that engages people, activates the city socially giving people a
public place and spaces to connect, and in doing so rejuvenates the inner city and
creates social value.
6. To successfully preserve the heritage of key buildings of significance and integrate
into a modern timeless precinct reflecting the unique features of Invercargill,
providing catalyst further heritage preservation in the city.
7. To complete the development within time, budget and to the highest affordable
standard.
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8.2. Master Plans
This redevelopment will touch all corners of the consumer experience. From gourmet
eateries to plentiful parking, the block has something to offer everyone.
•

Retail shops, ranging from a large anchor retailer to small boutique stores

•

Three distinct food and beverage precincts combining a diverse range of cuisines
and businesses for different occasions:
o

Quick & Easy Food – 13 distinct tenancies (Coffee, juice, premade food,
McDonald’s? <$10 per serving)

o

Little High Concept – 9 distinct tenancies. Expect all to be “new” to
Invercargill ($10-25 per serving)

o

Restaurant Lane (seated and served) – 4 separate restaurants.

o

Retail – 42 separate spaces PLUS Anchor tenant, 50% new to town, 25% are
present tenants short term relocating

•

Covered laneways that connect the food and retail precincts to the offices and
medical centre.

•

An outdoor courtyard for working professionals and families, providing a space for
people to enjoy lunch outside.

•

Childcare facility located on level 2 of the development.

•

A covered carpark for 850 cars. Split over five levels, the top level of the carpark
will be covered with a roof and used for events such as farmers markets,
conventions and events e.g. Car Shows.
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Visual design concept of Little High Concept

Visual design concept of Quick & Easy Food Precinct
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Visual design concept of a restaurant in Restaurant Lane

The overall planning and design of the new development centres around the Anchor
tenant and car parking. These elements form the backbone from which the remaining
design eventuates. The Anchor tenant been placed at the eastern edge of the
development partly to secure foot traffic into Esk Street and partly to ensure that
servicing of this large tenant can take place through the thoroughfare adjacent.
The car park forms the major structure within the project and is centred over the main
fashion shopping area allowing direct and easy access to the Anchor tenant and all of
the facilities of the centre. Direct lift and stair access have been provided and all car
parks are covered and secure from the weather.
The shopping areas are accessed by 5 entrances, 4 on Esk Street and 1 on Tay
Street, along with walk through shops recreating the through access provided by the
former arcade known as Cambridge terrace which linked these two streets.
The shopping centre is bookended by services both existing and new including the
Reading Cinema and the Kelvin Hotel together with a new Medical Centre, a Civic
corner in the redeveloped heritage building, a new Hotel and a new commercial
headquarters building. All of these peripheral developments together with integration
of the existing services will ensure a vibrant and active centre allowing people to shop,
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8.4. Project Capital Costs
High level master plan cost estimate provides a low and high project cost. HWCP is
conservatively taking the mid-range total cost $180 million but is targeting $170m low
cost estimate.
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8.5. Preserving the City’s Heritage
A full heritage assessment has been undertaken to determine suitability of adaptive reuse and retention of heritage buildings within the designated block.
The site contains many pre-1900 buildings and as such considerable Heritage
requirements exist for the approval processes to allow for demolition (of some), the
documentation of these buildings prior to demolition or retention and providing
archaeological surveys of the area prior to excavation and construction.
Three facades all of which are on Esk Street are to be retained:
•

Southland Times 67 Esk Street

•

Cambridge Arcade 59-61 Esk Street

•

Coxheads 31-35 Esk Street

Esk Street view of integration of the heritage facade

HWCP has worked closely with CEO Andrew Coleman and South Island Manager
Jonathon Howard and Matt Schmidt from Heritage New Zealand to agree a way
forward to enable this important development. HWCP have support from Heritage NZ
based on their Consultant Heritage Properties NZ fully detailed assessments and
reports prepared for them under the Resource Consent.
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9. FINANCIAL FEASIBILITY
9.1. Capital Cost Estimates
The project mid-range cost estimate target for retail development is $180 million.

9.2.

9.3. Leasing Plan
A detailed leasing plan has been established for the development. This plan outlines
three stages of leasing as follows:
•

Stage one – anchor tenant to commence trading with 22 surrounding retail
stores, car park and the child care centre (November 2021)

•

Stage two – 22 additional retail and food stores open (commencing mid 2022)

•

Stage three – final 75 retail and food stores open (commencing Nov 2022)

Colliers International set the rental schedule and figures, along with timing for leasing
that informed the financial feasibility. Colliers is comfortable with the forecast and
notes that they are a slightly more conservative view.
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9.4.

9.5.
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9.6. Staged Leasing

Rental Space

Commencing

Leasing 100%

Stage one

Nov 2021

Nov 2023

Stage two

Mid 2022

Mid 2024

Stage three

Nov 2022

Nov 2024

9.7.
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10. PROPOSED OPERATING MODEL
10.1. Potential Investors

10.2. Invercargill City Council Public Consultation
Council Process

Dates

Adoption of Statement Proposal

14 May 2019

Public Notice of Consultation/documents available

18 May 2019

Submissions

18 May – 28 June 2019

Hearings

Week 15 July 2019

Decision

6 or 13 August

10.3.
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10.4. Legal entity
HWCP Management Limited was formed as a joint venture between HWR Property
Limited and the Invercargill City Property Limited (Council owned) with a goal of
addressing this redevelopment of the inner city and embarking on a series of
investments to achieve the company’s aspirational goals for Invercargill and Southland
including aligning with SoRDS strategies.
HWCP Management Limited has achieved its goal of consolidating landholding within
the inner city to facilitate its redevelopment.
A new legal entity will be formed. Legal advice is being sought to ensure the most
appropriate vehicle for private/public investment that meets the requirements of all
shareholders.
The new entity will own and operate the asset. HWCP Management Limited assets
will be transferred to the new entity. $100 million of equity (5 shares @ $20 million
each).

10.5.

10.6.
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