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Centre Overview
Papanui was established in the 1850s as a sawmilling village, later becoming a 
city community with a tram terminus and mainline railway sta on link around 
which its centre grew. In response to surrounding residen al growth in the 
1950/60s, commercial ac vity including an early mall—the forerunner to 
Northlands — was built on land adjacent to Langdons and Main North Roads. 
The mall format proved successful and expansions took place in the late 1970s 
and mid 1990s.  In 2004, older parts of the mall were refurbished, a cinema 
was added and the retail space doubled to 40,000m2. The crea on of Sissons 
Drive provided access to new decked parking (away from the road frontage) 
and the Graham Condon Leisure Centre.  
The tradi onal centre along Papanui Road remains in small format tenancies 
while older industrial land associated with the former railway sta on has 
evolved into a mix of large format retailing, workshops and offices.  
Most recently former industrial land, separated by the railway corridor, has 
been zoned for large format commercial use. The Harewood Road and 
Langdons Road sites are considered in more detail in a separate factsheet. 

Current Performance
As a whole, the centre has gained trade as a result of the earthquakes. That 
said, spending has not grown as much as some other district centres, perhaps 
driving the announcement of new Mall investment in coming years.  For the 
main street, compe on from the Mall and nearby Merivale means retailing is 
primarily independent/second er although there is a good range of 
hospitality venues.  The high level of vacancy reflects the inclusion of the soon 
to be demolished  factory on Langdons Road.  The Harewood Road DIY store 
has emerged as a successful, separate large format retail des na on. .  
The physical amenity of the centre is generally above average. Northlands Mall 
is an a rac ve and well managed centre with obvious consumer appeal. The 
tradi onal main street has had some reinvestment and remains vibrant with 
the local business associa on adding some street enhancements.  The area 
between the Mall and Harewood Road is less well kept reflec ng different 
func ons, ownership and ongoing change. 
From a social perspec ve, the centre has a village feel in that healthcare, 
community/public facili es and open spaces are all within close proximity.  
The central posi on of Papanui High School injects a good deal of vibrancy into 
the centre, suppor ng  recrea on, entertainment and community venues.   
Accessibility is high for all modes with cycling par cularly well catered for. 
Public transport provision is good, but the number of services/level of use may 
warrant inves ga on of a formal interchange facility.  Pedestrian movement is 
supported by a permeable street pa ern and well placed crossing points. The 
success of the centre generates traffic conges on with volume related safety 
concerns at selected intersec ons. Papanui/Main North Road Bus lanes 
through the centre were recently consulted upon with the public. 
In summary, Papanui successfully delivers commercial and service func ons to 
the city’s north-western suburbs.  Further Mall investment and reuse of  
industrial land will add to the func on and offer of the centre, although from a 
strategic perspec ve, the centre is increasingly spread out with consequences 
for localised traffic movements.  Overall, it would be beneficial to look at 
minor improvements/be er management of streetscapes and consider how 
improved public transport facili es can support the centre.  

STRENGTHS
· Diverse and expansive offer, with new planned investment
· Well clustered social and community func ons 

WEAKNESSES
· Growing levels of conges on
· Spread out land uses with severance by the railway corridor 
· Main street centre role is squeezed by the Mall and Merivale. 

OPPORTUNITIES 
· Medium density and greenfield residen al growth nearby.
· Planned improvements to Papanui/Main North Road corridor
· Northern Corridor Motorway may reduce local traffic volumes 
· Crea on of na ve woodland reserves on Langdons Road site.

THREATS
· Loss of parking along Papanui/Main North road 
· Poorly conceived development of the Langdon’s Road site 
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LAND USE AND ZONING

CENTRE STATISTICS Papanui/Northlands (Incl. Harewood Langdons) District Centres Average
m² unless otherwise stated 2004 2010 2016 +/-  2010-16                   2016
Zoned Land Area 217,462 182,519 326,160 171,066

Built Area 122,977 31,590 116,534 68,092

Average Plot Ra o - 0.17 0.35 0.41

Retail Space 60,397 19,872 70,393 48,392

Ground Floor Units             - 187 149 83

Opera ve Businesses - - 263 159

Vacant Land - - 53,240 26,538

Vacant Floorspace - 728 29,846 8,640

Vacant Units (No.) 4 6 16 15.7

Street Frontage (m)

Ac ve - - 2,042 - 1,205

Vacant - - 351 - 150

Business Count 336 321 381 +60 269

Employee Count 2,623 2,496 2,809 +313 2,102

Land use monitoring data, CCC 

Longitudinal Business Frame data, StatsNZ
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SOCIAL WELLBEING

CATCHMENT STATISTICS                    
(Census, StatsNZ)

Papanui / Northlands
District Centres 

Average
2006 2013 +/- 2013

Households within 400m of centre 1,095 1,149 +54 1094.5

Household Density (houses/hectare) 9.6 10.0 +0.43 9.4

Residents within 400m of Centre 2,823 2,943 +120 2,778

Residents under 15yrs 16.6% 15.2% -1.4% 18.5%

Residents over 65yrs 30.0% 30.9% +0.9% 23.8%

Average Car ownership per household 0.997 1.01 +0.01 1.2

Average Households with no car 10% 10% +0.4% 10%

Average Household Income $45,387 $57,275 +$11,888 $66,255

Residents on Social Welfare 6.9% 8.2% +1.3% 13%
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TRANSPORT AND ACCESS

NETWORK ACCESSIBILITY
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2017 COMMERCIAL CENTRES REVIEW

COMMERCIAL CENTRE FACTSHEETS: Informa on Guide

OVERVIEW
The Commercial Centres Factsheets are an objec ve appraisal of the district’s larger centres, drawing on sta s cal data 
sources, specialist advice from consultants and surveys. Prepared previously in 2004 and 2010, they provide a regular 
snapshot of each centre’s current state, relevant issues and longer term trends.  

The centres considered in this review exercise — as mapped and listed on the back page — are grouped reflec ng the   
roles and func ons that are envisioned in the District Plan1 as set out below. 

· District Centres (6) - Major retail des na on for comparison and convenience shopping and a focal point for employment (including 
offices), community ac vi es and community facili es (including libraries, mee ng places), entertainment (including movie theatres, 
restaurants, bars), and guest accommoda on. Medium density housing is contemplated in and around the centre. Anchored by large retailers 
including department store(s) and supermarket(s). Accessible by a range of transport, including mul ple bus routes. Public transport facili es, 
including an interchange, may be incorporated.

· Neighbourhood Centres (30) — A des na on for weekly and daily shopping needs as well as for community facili es. In some cases, 
Neighbourhood Centres offer a broader range of ac vi es including comparison shopping, entertainment (cafes, restaurants and bars), 
residen al ac vi es, small scale offices and other commercial ac vi es. Anchored principally by a supermarket(s) and in some cases, has a 
second or different anchor store. Serves the immediately surrounding suburbs and in some cases, residents and visitors from a wider area. 
Medium density housing is contemplated in and around the centre. Accessible by a range of transport, including one or more bus services.

· Large Format Retail Centres (5, including three associated with District Centres) - Standalone retail centre, comprising 
stores with large footprints, yard-based suppliers, trade suppliers including building improvement centres, and other vehicle oriented 
ac vi es. Provision of other commercial ac vi es and residen al and community uses is limited. This includes limi ng offices to an ancillary 
func on, and at Tower Junc on, providing for a limited amount of commercial services. Serves large geographical areas of the city.  Not 
necessarily connected to a residen al catchment. Primarily accessed by car with limited public transport services.

· Other Centres (5) - these centres were included for specific interest.  The three Banks Peninsula centres were included as their roles are 
par cularly important given the dispersed se lement pa ern.  Woolston Tannery was included to understand how its very specialist offer 
might be understood alongside impac ng on nearby centres.  Spi ire Square at the Interna onal Airport was included given that its scale is 
equivalent to a medium sized neighbourhood centre yet serves a significant visitor and workforce based community rather than a residen al 
catchment. 

The factsheets focus on 4  colour coded themes as listed below.  A consistent methodology has been used to collect core 
data within these themes.  This allows for high level comparisons of performance between different centres, as well as 
char ng change in performance over me.  For example, the diagram on the front page of each factsheet indicates the 
performance of each centre across the four themes, compared to an average of centres of the same type.    

1 as set out in Objec ve 15.2.2 of the Christchurch District Plan 

The factsheets also include mapping of the land use zones and a range of core sta s cs char ng change since 2004 in the 
amount of commercial space, levels of employment, business ac vity and vacancy rates.  

Finally, the wri en commentaries draw together some of the key findings about each centre and concludes with a simple 
summary of its strengths, weaknesses, opportuni es and threats.  In essence, the factsheets are seeking to inform and 
encourage debate about the issues facing centres, in turn guiding be er decision making about how change is managed.

ECONOMIC WELLBEING Considers the type and scale of different commercial ac vi es, levels of spending, 
occupancy, quality of the centre commercial offer/experience, the centre’s overall func on. 

PHYSICAL AMENITY
Looks at aspects of the public environment grouped into measures of landscaping, user 
percep ons (such as safety, noise, diness, on-street facili es (bins, benches, bikestands, 
etc.) and the appearance of buildings (including prominence of adver sing and servicing).  

SOCIAL WELLBEING Records the availability of different social and community facili es within a short walk of 400 
metres of the centres and the popula on make-up within that immediate catchment area.  

TRANSPORT AND ACCESS Explores the accessibility of centres by different modes of travel, recognised safety issues on 
the local road network and levels of conges on at peak mes.    



1    Centre Name and Type
Centre name and its role as defined in 
sec on 15.2.2.1 of the District Plan.  
Other Centres (Rural and Specialist) and 
Key Ac vity Centres are annotated here. 

2   Aerial Photo 
Aerial photograph overlaid with 
Commercial Zone area, street names and 
other labelling.  Scale varies according to centre 
size — minimum of 1:5000

3    Comparison Diagram
Composite representa on of the centre’s 
performance (drawn from economic 
wellbeing, social and physical amenity, 
and transport scores contained in the 
factsheet) compared to an average of 
scores for centres of the same type.  
Large Format Centre Diagrams have 3 sides (no 
Social amenity evalua on).  No diagram for  
Specialist Centres due small sample and different 
role/func ons for each.  

4   Commentary text
Centre descrip on drawing on 
interpreta on of informa on presented in 
the factsheet, site visit observa ons and 
comments from specialist consultants.
Summary table draws out strengths, 
weaknesses, opportuni es and threats 
relevant to the centre.

FACTSHEET FORMAT AND COMPONENT INFORMATION
The factsheets for each type of centre vary reflec ng the availability of data.  This guide aims to explain the key elements 
of the factsheets drawing on the Neighbourhood Centre factsheet layout.  Similarly tled elements are present in the other 
factsheet types. Addi onal District centre elements are iden fied separately at the bo om of the opposite page.

5  Centre Sta s cs 
Zoned Land (2004)B2 Zoned Land only. Source: 2004 Factsheet.  (2010) B1, B2 City Plan 

zones and some B2p, TC B4, L1, BRP zone (Banks Peninsula District Plan). 
Source: 2010 Factsheet. (2016) Commercial Core, Commercial Retail Park, 
Commercial Banks and Commercial Local zones. Source: District Plan. 

Built Area Square metres of commercial building floorspace derived from CCC District 
Valua on Roll – 2004, 2010, 2017 (CCC Monitoring & Research))

Average Plot Ra o Calculated as the propor on of commercial floor area rela ve to the land area 
using 2010 and 2016 data. Built area excludes service, residen al, and other 
use buildings

Retail Floorspace Gross building area in retail use defined by ANZSIC classifica on; 2010 and 
2016 data derived from CCC, District Valua on Roll. 2004 factsheet data uses 
net figure converted to gross using a standard +20% upli .

Ground Floor Units Number of ground floor units recorded in centres survey. 2010 data from Food 
and Beverage (10/404114) and Retail Survey (10/248762 & 10/360441)

Opera ve 
Businesses

Businesses opera ng in centre (Ground, first & mixed occupa on). 
Survey April 2017.  Note: Some upper floor uses were es mated.

Vacant Land Previously occupied land now vacant due to demoli on
Survey and aerial photo analysis – June 2017.

Vacant Floorspace Vacant floor space as surveyed (2009) and derived data u lising valua ons hub 
informa on, Property Economics retail audit, and building consent informa on 
(2017).  No data for 2004.

Vacant Units Vacant Ground floor units. Source: 2004, Factsheet, 2009/2016 Surveys.

Street Frontage - 
Ac ve and Vacant

Length of ac ve and vacant ground floor recorded in Ground Floor Ac vity 
survey— CCC Monitoring and Research Team (Dec 2016/April 2017)

Business Count 

Employee Count
Sta s cs New Zealand, Longitudinal Business Frame Update 2016 Extract by 
CCC Monitoring and Research Team.  Note that mesh blocks include other 
zones with, for example, home based businesses and employment that is 
unrelated to the centre func on . 

6   Floorspace Composi on
Floorspace use classified using Australian 
and New Zealand Standard Industrial 
Classifica on (ANZSIC) categories.
“Other’ category typically includes industrial 
and auto uses incl.  Petrol sta ons.  ‘Vacant’ 
only includes vacant buildings (not land). 
Property Economics, Retail Audit Data (for 
CCC, April 2017) 

7   Total Cardholder Spending
Value of EFTPOS/Credit Card transac ons within 
the centre meshblock areas centre for specified 
year.  Marketview, Retail Centre Spending (for CCC, 
April 2017)

8    Average Transac on Value 
Value of EFTPOS/Credit Card transac ons divided 
by the number of transac ons within the centre 
meshblock areas centre for specified year. 
Marketview, Retail Centre Spending (for CCC, April 2017)

9    Gross Rents 
Average, upper and lower quar le rents for office 
and retail space in the centre in$ per m2 compared 
to averages of the centre type.  CBRE, Retail and 
Office Rental report (for CCC, June 2017).

10   Economic Wellbeing  
Categorised scoring across eight economic  
quali es of the centre using a consistent 
methodology  used in 2004/2010.  Overall score is 
used in the Comparison Diagram (see 3). Property 
Economics, Christchurch Retail Centre Economic 
Wellbeing Assessment (for CCC, July 2017)

11   Physical Amenity  
Categorised scoring across ten amenity quali es of 
the centre grouped to landscaping, user percep on 
and built environment.  Consistent methodology 
used in 2004/2010. On street adver sing added in 
2017.  Overall score is used in the Comparison 
Diagram (see 3). Monitoring & Research (CCC), Physical 
Amenity Survey (2017)

12   Centre Photos (Amenity focused)   
Photographs conveying selected landscape, 
streetscape and building quali es.   
CCC Urban Regenera on, (2017) 

ECONOMIC WELLBEING

PHYSICAL AMENITY



13   Social Wellbeing Map 
Map of iden fied community facili es within 
400m walking distance of each centre drawn 
from data and surveys.  CCC Food Hygiene, 
Alcohol Licencing, Parks, Ministry of Educa on, 
CINCH (filtered), CDHB + local surveys (2017)

14   Catchment Sta s cs 
Extracts of 2006/2013 census for mesh block 
areas lying mainly within 400metres walking 
distance of the centre. Sta s cs NZ 2006,2013. 

15   Crime 
Recorded crimes for 2016 and 2017 with the 
centre mesh block areas. NZ Police, Vic misa ons 
Data extract for centres (data for 2 year period  
01/01/16 – 31/12/17).

16   Social Amenity   
Categorised scoring of the presence of 
eight types of social and community 
facili es. Four point scale: 0, absent, 1, 
present, 2-3, some choices, 4+ many 
choices.  Adapted from 2004/2010 
methodology.  Overall score used in 
Comparison Diagram (see 3). 

17   Catchment Depriva on Profile 
Depriva on index scoring of residen al 
mesh block areas within 400m of the 
centre compared with city wide average. 
Adapted from Department of Public Health, 
University of Otago, Wellington. NZDep2013 
Index of Depriva on (May 2014) 

18   Land Use Zoning
Extract from current Christchurch District Plan.

19   Network Accessibility
Mapping of public and ac ve transport 
infrastructure around the centre. 
Abley Consultants - Commercial Centre 
Transporta on Assessment Report (for CCC, 2017)

20   Network Safety 
Mapping of Road types overlaid with high risk 
corridors and intersec ons defined in the  
KiwiRAP (Road Assessment Programme).
Abley Consultants - Commercial Centre 
Transporta on Assessment Report (for CCC, 2017) 
using KiwiRAP data (AA/NZTA/ACC/NZ Police/MoT) 

21   Network Performance  
Mapping of peak me conges on at morning 
(0830) and evening peak (1700) mes. District 
Centres include a Saturday lunch me peak 
(1230-1430) map.   
Abley Consultants - Commercial Centre 
Transporta on Assessment Report (for CCC, 2017) 
using Google Maps traffic counts mapping.

22   Transport Overview 
Categorised transport scoring across three 
sets of measures—Accessibility (by foot, bike, 
bus or vehicle), Safety and Conges on (am /
pm peak).  2017 methodology has added the 
Accessibility data grouping.   Overall score is 
used in the Comparison Diagram (see 3). 
Abley Consultants - Commercial Centre 
Transporta on Assessment Report (for CCC, 2017) 

ADDITIONAL DISTRICT CENTRE FACTSHEET INFORMATION

A  B

A    Sources of Spending
Mapping and graphics conveying 
where a centres spending originates 
from based on aggregated cardholder 
address data.  Data is mapped by 
neighbourhood areas, with graphic 
showing regional, na onal and 
interna onal spending (with average 
across all District Centres for 
comparison).   
Marketview, Retail Centre Spending (for 
CCC, April 2017)

C    Public Transport Reach

This mapping provides an overview of the 
frequency of services along key routes across 
the city.  Overlaid are areas (isochrones) 
indica ng typical distances over which a person 
can travel by public transport in 30, 45 and 60 
minute periods from the centre concerned 
(marked with the person).  It aims to give a view 
of the public transport accessibility to and from 
centres.
MRCagney Consultants - Transit Alterna ve Report 
(for ECAN, Nov 2015) 

B    Ac ve Street Frontages 
Mapping of the interac vity between all 
ground floor uses and the street. Survey work 
has iden fied ac ve frontages by the extent 
of unobscured windows and doors fron ng 
adjacent streets and spaces.  Across 3 maps 
(for day me, evening and late night me 
periods) the opening hours of premises with 
ac ve frontages is shown giving a feel for the 
sense of ac vity/safety/vibrancy around 
different parts of the centre.  
CCC Monitoring and Research, Ground Floor 
Ac vity Study (2017) 
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CENTRES CONSIDERED WITHIN THE FACTSHEET SERIES

KEY ACTIVITY CENTRES

Eight centres across the city are 
classified as KEY ACTIVITY CENTRES 
(KACs).  These centres, as set out in 
the Canterbury Regional Policy 
Statement, are identified as focal 
points for employment, community 
activities, and the transport 
network; and which are suitable for 
more intensive mixed-use 
development.

All of the DISTRICT CENTRES  are 
KACs along with Barrington and 
New Brighton.  A new KAC has been 
identified for development at North 
Halswell in support of the city’s 
south west growth area.

KACs are shown in CAPITALS.

DISCLAIMER  - While every effort has been made to ensure the information presented is accurate, the 
Christchurch City Council gives no guarantee that the information in any Commercial Centre 
Factsheet contains no errors. The Council shall not be liable for any loss or damage suffered 
consequent upon the use directly, or indirectly, of the information supplied in this publication. 

REPRODUCTION OF MATERIAL  - Any table or other material published in the Commercial Centre 
Factsheets may be reproduced provided acknowledgment is made to this source and the 
original data source where appropriate. 


