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Pound Road Industrial Development, Panel Minute 14 Response
Infrastructure Costs and Timeframe

Professional Statement

My full name is Todd Alexander Inness. | hold a Bachelor of Civil Engineering with Honours from the University
of Canterbury. | am a Chartered Professional Engineer currently employed as an Engineering Associate at
Davie Lovell-Smith. | have been involved in land development projects across the Canterbury region over the
past 7 years, several of these for Ngai Tahu Property.

| have been asked by NTP Development Holdings to provide a statement regarding infrastructure costs
associated with Stage 1 of the proposed development, particularly in relation to the viability of the
development if it were not to progress past Stage 1.

Although this is not an Environment Court proceeding, | confirm that | have read the Environment Court Code
of Conduct for expert witnesses contained in the Environment Court Practice Note 2023 and agree to comply
with it. | confirm that the opinions expressed in this statement are within my area of expertise except where
| have relied on the evidence of other persons. | have not omitted to consider materials or facts known to me
that might alter or detract from the opinions | have expressed.

Introduction

This memo is in response to FTAA Substantive application — Pound Road Industrial Development, Minute 14
of the Expert Panel. Much of the information contained within this memo has been covered in previously
supplied documents titled “Pound Road Industrial Development, Infrastructure Servicing Memo — October
25”7, “Pound Road Industrial Development, Infrastructure Servicing Memo — December 2025” and
“Infrastructure Report, Pound Road Industrial Subdivision — June 2025”. This memo goes beyond to look at
the timing of the infrastructure upgrades and enabling works for the development and costs associated with
these works.

It is noted that Stage 4 has been omitted from financial viability calculations, construction estimates and the
appendices included with this memo due to the delivery of this stage being dependent on further land
acquisition.

Stage 1 Infrastructure

Stage 1, as with most land development projects is designed to facilitate the setup of the overall
development. The requirements to service the development for sewer, stormwater, water supply, power
and telecommunications are all bought about upon the commencement of Stage 1. As such, the cost of
establishing the servicing infrastructure is borne almost entirely during Stage 1, with subsequent stages
significantly benefiting from the enabling works undertaken during Stage 1. The following paragraphs
provide a breakdown of the key enabling works required to service the overall development, built and paid
for during Stage 1.
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Stage 1 includes the construction of two new intersections to Barters Road, both of which will require
significant works to the existing carriageway and street scape. The northern of the two intersections will
require the installation of a new culvert to cross the water race. Alongside the intersection works the
extent of the Stage 1 frontage will be upgraded with the carriageway widened to provide additional sealed
and unsealed shoulders.

The existing Council water supply network has no current capacity to service the development site. As such,
the upgrades to the existing Council water supply network and extension of the supply main to the
development as detailed in the infrastructure reporting are all required to enable Stage 1.

The existing sewer network within reasonable proximity to the development has no capacity and is
currently surcharged at peak discharge times. Additionally, it is installed at a depth that would not facilitate
gravity drainage to the development site. As such, the sewer pump station and rising main constructed to
the outfall at the intersection of Waterloo Road and Brixton Street are required to enable the development
of Stage 1.

The development site is to be serviced for stormwater by centralised stormwater treatment, detention and
disposal basins located at the southern corner of the development, being the lowest point of the site,
within Stage 1. The cost of the stormwater basin construction will be borne during Stage 1. If the
development were to only comprise Stage 1 the size of the basins could reduce and the loss of sellable lend
and cost of construction would decrease. However, the proportional cost per lot would still be significantly
higher. Larger basins, servicing a larger development area creates scale of economies therefore decreasing
the cost per lot as more sellable land is developed.

Additionally, if there was no certainty around the development proceeding beyond Stage 1, the stormwater
basin area would be sized solely for Stage 1. If the upstream catchment area (being the subsequent
proposed stages) was to be developed in future, an additional stormwater facility would be required. This is
not only an additional cost to the development, but it would also result in an increase in on-going
maintenance costs due to the split facility. Likewise, if there was a time constraint placed on subsequent
stages beyond Stage 1 the basin facility would still need to be sized for the overall development with the
cost of construction borne by Stage 1 for an extended period before any return on that capital cost is
received.

Power and telecommunication servicing for a development generally peaks with cost per lot in the first
stage and then tapers and stabilises as development progresses. As with the three waters servicing, the
first stage of the development will undertake the connection and extension of the existing network into the
development site. It is also common for industrial developments, particularly of this size, to trigger
upgrades to existing networks or require higher voltage power feeds from further away (i.e. nearest
substation). The connection and extension of the existing network is required regardless of the number of
lots. The upgrade to the existing network may be triggered by Stage 1 alone. If future stages were to occur
at some point in time, the infrastructure will need to be sized for it with the cost incurred as part of Stage 1,
or a second connection and upgrade may be required in the future, resulting in double the enabling work.

We are yet to engage power or telecommunications design for the site, however the typical scenario
described above is expected to apply to this proposal.

Indicative Costings

The cost of these enabling works has been estimated at
I \'ith the entire value incurred in Stage 1. When split across the multiple
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development Stages these enabling works are financially viable for the development. If the development
were to stop after Stage 1 or deferred for a prolonged or unspecified period, the development no longer
becomes financially viable. Please refer to Appendix A for the cost estimates associated with these works.
Please refer to the further financial modelling data from Mr Dean Christie for the implications of these
costs on the development’s viability.

Pound Road, Waterloo Road, State Highway 1 Intersection

Initial construction estimates for the works associated with the intersection and road upgrades shown on
the Novo Group plan 0383-004-DWD1001-A have been undertaken to inform NTP of the possible costs
associated with the works. The estimate has been based on the following;
- All widening to facilitate the additional lane occurring to the western side of Pound Road.
- Works are limited to only those required to widen the western side and alter the median of the
road.
- Works don’t include rebuilding or resurfacing the entire carriageway. Only those areas affected by
the widening and/or median island changes.
- Alterations to street scape, traffic control signals and signage are only as required to facilitate the
layout change and widening.

The estimate of cost is still subject to the following;
- NZTA consultation and approvals
- Council consultation and approvals
- Detailed design
- Competitive tendering
- Cost escalation over time
- Force majeure

As such, the value of the estimate should be treated as a minimum cost, with the upgrade being an add on
as opposed to a renew and upgrade. If the intersections and joining road section were to be altered, re-
built and/or resurfaced, effectively renewing the design life of the aging road, we estimate the cost of
works would over double.

Please refer to Appendix B for the construction estimate and refer to further financial modelling data from
Mr Dean Christie for the implications of this cost on the developments viability.

Based on the initial concept design undertaken by Novo Group and the works outlined within the
construction cost estimate, we would anticipate a construction programme of approximately 6 months.
Allowing 6 months for detailed design and a further 6-12 months for NZTA, KiwiRail and CCC approvals we
would anticipate a total design and construction programme duration of approximately 2 years.

Pound Road Shared Path

With reference to the cross section labelled “Typical Road Cross Section for Pound Road” on drawing sheet
13 of 13 numbered 20739 R2 the proposed widening and shared path requested by Christchurch City Council
(CCC) | would consider to be unnecessary. Typically, unless a development is taking lot access from the
respective existing road frontage upgrades are limited to ensure the carriageway has sufficient width to
service traffic safety or increased loading concern. Installing a shared path along the Pound Road is
inconsistent with typical development expectation for Council and particularly previous development
undertaken along the Pound Road corridor. Additionally, any pedestrian movement generated by the
development is expected to utilise the internal footpath network with connection to the existing Council
pedestrian network provided at the southern end of the site.
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If the Pound Road pavement was to be widened to facilitate a shoulder and shared path, the increased runoff
from stormwater would need to be addressed. Due to the proximity of the overhead power lines excavation
of a swale within the remaining berm area introduces construction risk. The alternative would be a kerb and
channel construction with shared path installed behind the kerb and channel. This would require a reticulated
stormwater network to be constructed within Pound Road, again inconsistent with the Pound Road
streetscape and formation.

Conclusion

| consider there is sufficient evidence to confirm the costs of the enabling infrastructure works associated
with Stage 1 of the development are significant enough, that if there were conditions of consent imposed
that made the proceeding of the development beyond Stage 1 uncertain, these conditions would be
significant enough to render the project unviable.

Additionally, the construction of a shared path along the Pound Road shoulder would be inconsistent with
the Pound Road formation and street scape and beyond what would typically be expected for a development
project not taking lot access from an existing road.

Todd Inness
Associate
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APPENDIX A — Development Cost Estimate



Development Estimate

NTP Development Holdings Ltd

Pound Road Industrial Development e
Hornby

20739

November 2025
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Version Control

Version Date Details
RO May 2025 High-level cost estimate
R1 November 2025 CCC upgrades and staging splits added

Name Signed Date
Compiled By: Todd Inness 06/11/2025
Checked By: Jamie Verstappen 12/11/2025
Approved By: Todd Inness 12/11/2025
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CIVIL CONSTRUCTION ESTIMATES
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INFRASTRUCTURE UPGRADE COST SCHEDULES
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/ \ d DATE DESCRIPTION
/ R 240025 |LOT202UTLITY RESBVE ]

R2 51226 |LOTS 142 SHIFTED 3m OVER INTO RESERVE LOT 200, LOT 202 RESERVE ADDED

= T
1) Areas and dimensions are subject to final survey and deposit
of plans.

2) Service easements to be created as required.

3) This plan has been prepared for consent purposes only. No
liability is accepted if the plan is used for any other purpose.

4) This plan has been prepared for the use of our client and no
liability is accepted in relation to any other parties.

5) Any measurements taken from information which is not
i ioned on the ic copy are at the risk of the
recipient.

6) This plan is subject to the granting of subdivision and/or

RES 2418 resource consents and should be treated as a proposal until such
time as the necessary consents have been granted by the
relevant authorities.

7) The boundaries are from LINZ cadastral database and may not
be accurate and are subject to final survey.
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Servient Tenement
Purpose (Burdened Land) Grantee
Lot No Shown
i i 2 Christchurch
Right of way in gross City
Lot 71 C Council
Lot 72 D
Schedule of Areas
Description Area
Industrial Lots - { Lots 1-72 2 400 ) 42.4565na
Local Purpose (Utility) Reserves to vestin CCC 3.5181ha
{ Lots 200-202 )
Road to vestin CCC - 5.8074ha
{ Lots 300 - 304 )
Balance { Lot 401 ) 8.6018ha

Total Area : 60.3851ha
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APPENDIX B — Intersection Upgrade Cost Estimate











