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1. INTRODUCTION 

1.1 My name is Patricia Harte and I am a planner and principal with Davie Lovell-Smith Ltd, 

consultant Planners, Surveyors and Engineers of Christchurch.  

1.2 I have the qualifications of LL.B (Hons) and M.Sc (Resource Management) and am a full Member 

of the New Zealand Planning Institute. I have over 30 years’ experience providing planning 

advice and services to private clients and district and regional councils. I have been very 

involved in assisting councils through all phases of reviewing their district plans, including the 

drafting of issues, objectives, policies and rules. 

1.3 With regard to commercial activity, most recently I was a consultant to the Christchurch City 

Council processing private Plan Change 22 to the City Plan which provided for rezoning of land 

at Belfast/Northwood as Business 2.  

 

2. CODE OF CONDUCT 

2.1 I confirm that I have read the Code of Conduct for expert witnesses contained in the Environment 

Court Practice Note 2014. I confirm that I have considered all material facts that I am aware of 

that might alter or detract from the opinions I express, and that this evidence is within my area of 

expertise, except where I state that I am relying on evidence of another person.  

2.2 In my evidence I refer to the following evidence which I generally support: 

a. Antony Dimasi, Economic consultant, MacroPlan Dimasi 

b. Fraser Colgrave, Economic consultant, Insight Economics 

c. Antony Penny, Transportation consultant, TDG 

d. Jeremy Whelan, Architect, Ignite Architects 

e. Ewan Harris, Urban Valuer, Colliers Real Estate Management Limited 

f. Timothy Church, Urban designer, Boffa Miskell 
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3. EXECUTIVE SUMMARY 

a. AMP’s submission to the proposed Christchurch Replacement District Plan simply seeks that 

the Styx site, which is part of the Belfast KAC, has the same Commercial zoning provisions as 

apply to other district centres. AMP’s submission therefore seeks equity with other district 

centres in Christchurch rather than simply requesting a reduction in consenting 

requirements. 

b. The site is part of the Belfast Key Activity Centre recognising and putting beyond contention 

that at regional and district level it is well located and of a sufficient size to provide for the 

commercial and community needs of the surrounding areas and beyond. 

c. The provisions in the Replacement District Plan are based closely on those determined by the 

Environment Court for Plan Change 22. The only real difference is that the new plan is more 

of an “activity based” plan whereas the operative City Plan is “effects based”. 

d. There are additional processes and a large number of extra controls applying to the Styx site 

that do not apply to other Commercial Core zones.  

e. While the Revised rules circulated by the City Council on 8 April 2015 address some concerns 

they still retain activity status tables for both the Commercial core zone and the Commercial 

core zone (Belfast/Northwood). This is unworkable due to the potential for the same activity 

to have a different status under the respective provisions. This confusion and complexity is 

compounded by requiring compliance variously with activity specific standards, two sets of 

built form standards and the outline development plan. 

f. AMP seek further simplification of the rules by having on one set of activity status tables ( the 

Commercial Core zone tables) and by clarifying the additional built form standards that are to 

be met in the Belfast/Northwood zone. They also seek to simplify the ODP requirements. 

g. Evidence is presented strongly indicating that there is no need for a permanent limit on the 

amount of retail and non-residential floor space that can establish on the Styx site, especially 

as the site is part of a KAC which is to serve the growing population of north Christchurch. No 

other commercial areas are expected to suffer any obvious adverse effects and so deletion of 

the limits is sought. 
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4. BELFAST/NORTHWOOD COMMERCIAL CORE ZONE 

4.1  AMP Capital Investors (New Zealand) Limited (referred to as AMP in this evidence) are the 

 managers of a 9.2ha block of land on the south west corner of Radcliffe Road and Main North 

 Road which was zoned Business 2 in 2012 by way of Plan Change 22 to the City Plan. This zone, 

along with the (Supa Centre) on the northwest corner of Radcliffe Road and Main North Road and 

the New World Supermarket on the western side of the Main North Road, make up the Belfast 

Key Activity Centre. 

4.2  As with all existing Business 2 zones, the AMP site has now been given a Commercial Core zoning 

in the Replacement District Plan (RDP). It has also been given a Commercial Core (Belfast) zoning 

containing additional controls including traffic, retail and commercial floor space limitations. The 

complexity and constraints created by this dual zoning are addressed in my evidence as  they lie 

at the heart of the AMP submissions to the Commercial Chapter of the RDP. For the purpose of 

this evidence I refer to the AMP site as the Styx site or the Commercial  Belfast/Northwood 

zone. 

4.3 The Supa Centre, which is also managed by AMP is zoned Commercial Retail Park in the 

Replacement District Plan and the supermarket on the north west corner of the Main North Road 

and Northwood Boulevard is zoned Commercial Fringe. To enable AMP to manage the 

Northwood Commercial Core site and the Supa Centre in an integrated way AMP have also 

requested that the Supa Centre be rezoned Commercial Core. In that way they would have a 

single set of rules under which they can develop. 

 

5 AMP CAPITAL INVESTORS SUBMISSION NO 1187 

5.1 AMP’s submission to the proposed Christchurch Replacement District Plan (referred to as the 

 Replacement Plan or Plan in my evidence) is simple in its intent. They wish that the Replacement 

 Plan provisions for their land be the same as other Commercial zones applying to district centres. 

 To a significant extent, AMP’s submission therefore seeks equity with other district centres in 

Christchurch rather than simply requesting a reduction in consenting requirements. The only 

matter they consider needs to be acknowledged in the Plan that is site specific, is the need to 

retain and potentially enhance the natural character of the Styx River which runs through the 

site. This is to be achieved by built form standards specific to the Styx site, which are contained in 

the AMP submission.  
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5.2 In my evidence it is my intention to provide the Panel with sufficient background and 

understanding of the provisions applying to the Commercial Belfast/Northwood zone such that 

they can confidently determine the merits of AMP’s submission. The matters I now address are: 

 My involvement with PC22 

 Suitability of the Styx Site as a commercial and key activity centre 

 Summary of City Council and Environment Court decisions on Plan Change 22 

  Analysis of Replacement District Plan provisions applying to the Belfast/Northwood site 

 Response to Revised Commercial Proposal 8 April 2015 

 Changed policy setting 

 Residential growth areas 

 

6 INVOLVEMENT WITH PC22  

6.1 PC22 was a private plan change requested by Calco Limited, the then owners of the site. After 

notification I assisted the Christchurch City Council by processing the PC22. Two independent 

commissioners (David Sergeant and Rachel Dunningham) heard and approved the plan change. 

Following the decision by the Commissioners, which was adopted by the Council in November 

2009, several submitters appealed the decision to the Environment Court.  

6.2 The Court hearing of the appeals occurred over several years (from 2010 to 2012), and was 

interrupted by the Canterbury earthquakes.  

 

7 SUITABILITY OF BELFAST/NORTHWOOD AS A COMMERCIAL AND KEY ACTIVITY CENTRE  

7.1 The location, setting and size of the Styx site is in many ways ideal for a major commercial 

centre for the following reasons: 

 It is located well to serve the Belfast/north Christchurch  area as well as future 

greenfields growth areas proposed in these areas 
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 It has good road and public transport access particularly from the north and south and 

the future roading bypasses to the east and west of Belfast will enable the Centre to 

grow without adversely affecting the local roading network;  

 It has no immediate sensitive neighbours such as housing, which would could be by 

the operation of a major commercial centre and is separated from its neighbours by a 

major road, the railway line, the Supa Centre and the Styx River and adjoining rural 

land; 

 It is a large area and so can provide for the foreseeable future economic, community 

and social needs of the Belfast area and the northern sector of greater Christchurch 

without encroaching on residentially zoned land. 

 

8. BASIS OF BELFAST/NORTHWOOD COMMERCIAL PROVISIONS 

 City Council Decision 

8.1 Prior to and after notification of Private Plan Change 22, discussions between the applicant and 

Council were held resulting in inclusion of limit on retail floorspace and a “special provision plan” 

containing on-the-ground elements relating to the site layout and functioning. This plan has been 

inserted into the Replacement District Plan in Appendix 15.10.2 and is referred to as the 

“Commercial core zone (Belfast) – Outline Development Plan”. 

8.2 Some of the main issues addressed in submissions were protection of the values of the Styx River 

and its margins, impacts in increased traffic on the Main North Road, before and after completion 

of the Northern Arterial, retail distribution effects, visual impact on the adjoining rural land to the 

east and how to provide for a yet-to-be finalised public transport interchange. The 

Commissioners decision was adopted by the Council in November 2011. 

8.3 The Decision was detailed and included the following conclusions; 

 That the site was suitable for a district centre because it was relatively large and could 

provide for a wide range of activities with no encumbrances which would prevent 

comprehensive planning for the centre 

 It is centrally located to serve the “mid-north” location in greater Christchurch 
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8.4 The decision also stated that there was no convincing evidence presented during the hearing that 

adverse effects of the retail development provided for would be significant or beyond that 

associated with trade competition.1 The decision also indicated doubts about the policy basis for 

retail controls. The decision did however include a staging rule “given the inherent uncertainties 

in predicting population growth and demand in the long term” and because it was proposed by 

the applicants and so was presumed not to be burdensome.2  

 Environment Court Hearing and Decision 

8.5 The hearing of appeals to the Council decision on Plan Change 22 commenced in April 2010 and 

finally concluded in August 2012. During that time of course we experienced the Canterbury 

earthquakes which involved abandonment of the CBD and some of the eastern suburbs. Towards 

the end of the process the impacts of the earthquakes were considered in term of changed 

population predictions, areas for green field development and the sensitivity of the CBD recovery 

to retail and office development potential in other centres. 

8.6 The main changes made by the Environment Court to the Council decision were to require 

provision for a public transport interchange, a reduction in the GLFA for retailing in the first and 

second stages and a limitation on the maximum GLFA of offices. 

 

9. PROVISIONS IN NOTIFIED REPLACEMENT DISTRICT PLAN  

9.1 The provisions in the Replacement District Plan as notified are based closely on those determined 

by the Environment Court for Plan Change 22. The only real difference is that the new plan is 

more of an “activity based” plan whereas the operative City Plan is “effects based”. In my opinion 

the conversion to activity based rules has resulted in more complex and repetitive provisions as I 

describe later in this evidence. 

9.2 The Commercial core zone (Belfast/Northwood) is subject to an Outline Development Plan (ODP) 

which is based on the Special Provision Plan that was part of PC22. All development is required to 

comply with the ODP which contains a number of “key elements” and in a belts and braces 

approach there are also included a series of Built Form standards which duplicate these 

requirements.  

                                                           
1
 Paras 123-126 and 141 

2
 Pars 145 
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9.3 To assist the Panel I set out below in Table 1 all the additional requirements that apply in the 

notified version of the Commercial Core (Belfast) zone that do not apply in the main Commercial 

Core zone. The Commercial Core zone applies to all the District centres namely Riccarton, 

Papanui/Northlands, Merivale, Eastgate/Linwood, Shirley/Palms, Hornby, Barrington and 

Bishopdale.  

TABLE 1 ADDITIONAL REQUIREMENTS APPLYING TO COMMERCIAL CORE 
(BELFAST) ZONE 

 

Topic  Comment Rules in Commercial 
Core (Belfast) zone  

Public Transport 
interchange 

Requires land to made available for a possible future public transport 
interchange in the north eastern corner of the site 

ODP 

Height Unlike most zones there are a range of building heights, with the maximum 
permitted height being 16m. In the Commercial Core zone the maximum 
height is 20m 

15.2.4.2.1 and ODP 

Internal Road Requirement for a north south road through the site in a specified location 15.2.4.2.1 ODP 

Colour Buildings on the southern and eastern boundaries must be painted in 
recessive tones with less than 30% reflectivity 

15.2.4.2.2 

Styx environs 
controls 

Build setbacks, building size limitations and planting requirements 15.2.4.2.2b.&c. 15.2.4.2.3 
a 

Landscaping 9 landscaping standards to be met throughout the site. 15.2.4.2.3a-i. and ODP 

Access/Parking Access points and underground car parking specified with some limitation 
until the Northern arterial is completed. 

15.2.4.2.4 and ODP 

Traffic Generation Maximum for specified peak hours until northern arterial completed 15.2.4.2.5 

Offices Maximum thresholds for offices (total GLFA and individual tenancies) – 
staging limits 

15.2.4.3.5 

Retailing  Maximum retailing GLFA – 10,000m2 up to July 2017 and 20,000m2 
thereafter. Total floorspace (excluding residential) set at 45,000m2 

15.2.4.2.7 & 8 

9.4 In addition, there are requirements in relation to pedestrian frontages which are the same for all 

Commercial Core zones. For the Styx site the full length of its Main North Road and Radcliffe 

Road frontages have been identified as Pedestrian Frontage (a length of approximately 815 

metres). This provision is addressed in the evidence of Mr. Church in his consideration of urban 

design matters relating to the Styx site.  
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10. CONSENTS REQUIRED – Notified Version  

10.1 The Commercial Core Belfast zone provisions contain several layers of consenting. One is to set 

the stage for development by way of a development plan, one is to control built form and the 

third relates to the activities themselves.  I now briefly consider these. 

10.2 Prior to any development commencing a “Development Plan” for the whole site must be applied 

for and obtained. This consent is to identify the location of various elements of the zone including 

building footprints, proposed uses, open space, parking and linkages with surrounding areas. The 

purpose of this consent is to set the scene for all development of the site and to achieve a 

coordinated and integrated within the site and with the surrounding area.  Resource consents for 

actual development would then be needed to be obtained.  At the time this was proposed for 

PC22 it was considered to be a worthwhile approach and constituted good planning practice.   

10.3 Since the Environment Court decision in 2012 case law has developed creating legal doubt about 

this approach. The matters at issue are discussed by Mr Stevenson in his evidence at section 23, 

namely that a rule that does not specify an activity, or which requires compliance with a 

development plan approved by resource consent, is ultra vires. This is also my understanding and 

I have been involved in rewriting some plan provisions on the basis of this recent case law.  

10.4 I note that in his discussion of the Commercial zones Mr Stevenson refers to approval of an 

outline development plan. I presume he is actually referring to approval of a development plan.  

10.5 The next level of consent is for development or buildings and is found in Rule 15.2.4.1.14. This 

rule states in RD9 that activities listed as permitted activities in the Commercial Core zone e.g. 

department store, retail activity and commercial services, which comply with three sets of 

standards are a restricted discretionary activity in the Commercial Core (Belfast) zone with the 

discretion limited to urban design and some matters specific to the Belfast zone. The three 

standards that have to be met are: 

 Provision of all the “key structuring elements in the Belfast Outline Development Plan 

(Belfast ODP)  

 All the built form standards for the Commercial core zone and the Belfast zone 

 Compliance with the consented development plan.  
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10.6 As can be seen a very detailed and complicated compliance assessment is required just to 

determine what the status of a development is.  

10.7 It is not clear to me whether activities themselves, as opposed to built development, actually 

require consent. The Plan lists “activity specific standards” in the activity status tables but most 

of these apply to buildings.  

10.8 My analysis of the notified rules applying in the Commercial Core Belfast zone could have gone 

into greater detail but it does indicate the complexity of the rules simply for a building that is to 

be constructed or for a permitted activity such as retail to be established. This level of complexity 

is unnecessary and is effectively unworkable. It would certainty involve more than a year of 

consenting and be very costly even for the first stage.  

10.9 The question then has to be asked what, if any environmental gain would be achieved through 

these convoluted processes and control over so many aspects of development. They clearly do 

not satisfy Strategic Directions Objective 3.2.2 – Clarity of language and efficiency which requires 

that transaction costs, resource consent processes, and  development controls be minimised in 

order that to encourage innovational and choice. 

 

11. REVISED COMMERCIAL PROPOSALS  

11.1 The City Council have now circulated a revised version of the Commercial Chapter dated 8 April, 

accompanying Mark Stevenson’s evidence. I now address those aspects relevant to the AMP 

submission. 

 Activity Status Statements 

11.2 I use the term “activity status tables” to refer to those parts of rules which list permitted, 

controlled, restricted discretionary, discretionary and non-complying activities. These are found 

at the beginning of each of the zones. The Revised version retains activity status tables for both 

the Commercial core zone and the Commercial core zone (Belfast/Northwood). This creates real 

potential for internal inconsistency with the same activity can have a different status under the 

respective provisions. This is unworkable. The complexity of these provisions is compounded by 

requiring compliance variously with activity specific standards, two sets of built form standards 

and the outline development plan. 
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11.3 Mr Andrew Macleod has also provided evidence on behalf of the City Council relating to the 

Commercial Proposal. He addresses, amongst other matters, whether the Commercial proposal 

facilitates development and provides for the needs of business, with an emphasis on clear 

justification for any requirements in the Plan and improved plan writing. At para 4.5(b) ii he 

proposes some solutions to improve the readability of the chapters. These include area specific 

provisions (e.g. Commercial Core zone (Belfast))  “being reduced such that they no longer demand 

their own sections”. I fully support this approach. 

11.4 Now that there is no need for approval of a “development plan” for the Belfast zone it is possible 

to reduce the provisions so they can work as a single section. To do this I recommend that the 

activity status tables for the Commercial core zone (Belfast/Northwood) in rule 15.2.4 are 

deleted so that all development and activities rely on the activity status descriptions in the main 

Commercial core zone. I note that this approach has been adopted in the Revised rules for both 

Prestons and Sydenham Commercial Core zones. This method will provide the Council (and the 

public) with resource consent processes to ensure positive environmental outcomes for 

development of the Styx centre as follows: 

REVISED COMMERCIAL PROPOSAL PROVISION Belfast site development/activity provided for 

Rule 15.2.2.1 Permitted Activities 
P1 – Listed permitted activities e.g. Retail, 
supermarket, department store, food and beverage 
which is less than 1000m2GLFA or 20m street 
frontage 

 
All development will get caught by the 1000m2 
threshold and so will require resource consent 
under RD1 (Restricted Discretionary Activity) 

Rule 15.2.2.3 Restricted Discretionary Activity 
RD1 – Any permitted activity that does not meet 
area specific standards 

 
All development will get caught by the Permitted 
Activity area specific 1000m2 threshold and so will 
require resource consent under this rule (RD1) - see 
above 

Rule 15.2.2.3 Restricted Discretionary Activity 
RD2 – Permitted activities that don’t meet a Built 
Form Standards in the Commercial Core zone 
(15.2.3) or Area Specific Standard in 15.2.4-9  

 
Development which does not meet the Commercial 
Core zone or Belfast Specific standards will require 
RDA consent with Council’s discretion limited to the 
matter of non-compliance.  
This will be in conjunction with consent under RD1. 

Rule 15.2.2.3 Restricted Discretionary Activity 
RD6 – Any development that does not comply with 
“key structuring elements on an ODP listed in the 
area specific rules in 15. 15.2.4-9 

 
Development which does not meet the Commercial 
Core zone or Belfast Specific standards will require 
RDA consent with Council’s discretion limited to the 
matter of non-compliance.  
This will be in conjunction with consent under RD1. 
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11.5 The only additional provision needed is an additional non-complying activity in Commercial Core 

zone rule 15.2.2.5 to cover development which does not comply with the Styx River setback and 

building controls.  

 Built Form Standards 

11.6 The Revised rules are written to require development or activities to meet the built form 

standards in both the Commercial core zone and the area specific zones such as Belfast. This 

double set of standards could be overcome by including all built form standards in the 

Commercial core zone, as requested by AMP in their submission. Alternatively, and to avoid 

major changes to the zone rules, the area specific built form standards could remain in place 

under the Belfast/Northwood area specific standards as long they are drafted to ensure there is 

no conflict or inconsistency between the two sets of built form standards.  

11.7 I now address specific built form standards in the Revised Proposal. 

Height:  

11.8 The Revised Proposal has accepted the AMP submission by including the specific lower height 

requirements for buildings near the Styx River as written standards rather than relying on 

reference to the ODP, which is at a scale that makes determining the location of boundaries very 

difficult. I am now aware that in converting the height standards on the ODP into word form that 

the 8m height limit for the area to the north/north east of the Styx River has been incorporated 

in the 12m area. This matter is assessed be Mr Church at 6.9 in his evidence. I agree with his 

assessment that the 8m area should be retained and have included revised wording in the AMP 

Amendments document and ODP in Appendix A to achieve this. Council has also accepted that 

the main height control should be the same as other District Centres, which is 20m.  The former 

standards are in the Belfast Area Specific standards and the latter is in the Commercial Core zone 

standards. To avoid any confusion I consider that all the height standards should be in a single 

table in the Special area Belfast rules in 15.2.4. I am aware that  

 Internal Road/access:  

11.9 The internal road running between Main North Road and Radcliffe Road is in the Belfast ODP. The 

main purpose of identifying a road is to ensure access points to adjoining roads are in suitable 

locations. This can be achieved simply by identifying these access points and leaving it up to the 

owners of the land to determine the most appropriate location of this road as it passes from the 

south to the north.  
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11.10 Jeremy Whelan explains that the current alignment of the internal road is limiting because it 

provides no flexibility in design of the development which is necessary to enable a balancing of 

various urban design considerations. He also notes that the location of this road relatively close 

to the eastern boundary does not provide sufficient depth of development. This depth is required 

because all commercial development needs rear access for servicing if a pedestrian friendly 

frontage is to be maintained. I therefore support the removal of the internal road from the 

Belfast ODP. 

 Colour, landscaping, building locations and design, urban design matters:  

11.11 These matters can all be assessed under rule 15.2.2.3 as a restricted discretionary activity 

because development will exceed the 1000m2 floor space trigger. The wide range of urban 

design matters gives the Council sufficient discretion to address all these matters. I note that the 

Revised rules recognise this by deleting the standards requiring recessive colours. 

 Offices 

11.12 It is my understanding that AMP do not intend to develop an office park or similar on the site so 

the allowance of a specified glfa for office is not something that will be utilised. However they are 

okay with this control on office space being retained as an area specific standard for the 

Belfast/Northwood zone. 

Landscaping  

11.13 The standard in 15.2.4.2.3 requiring special landscaping of the riparian areas adjoining the Styx 

with native species (which was developed through the PC22 process) is supported. 

 Traffic Generation 

11.14 Area specific rule 15.2.4.2.5 sets a maximum number of vehicles exiting the Styx centre site at 

two peak periods until the opening of the northern arterial road to the east of the site. Traffic 

generation beyond this level would require consent as a restricted discretionary activity. It is my 

understanding from the evidence of Tony Penny and John Falconer that the trigger point does 

not necessarily  indicate that exceeding this level will result in significant adverse effects but 

simply reflects an assessment of a specified amount of permitted retail activity. While this rule is 

possibly unnecessary as there is a general traffic generation rule in the Transport Chapter, AMP 

accept retention of this rule given the increased use of the Main North Road that has occurred 

since the earthquakes and that was not anticipated at the time PC22 was finalised.  
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 Outline Development Plan 

11.15 The outline development plan provides a graphic reference for certain provisions to be made in 

any development of the Styx site. As discussed above I consider there is good reason to remove 

the internal road alignment from the ODP as this is something that does not impact users beyond 

the site except at the access points. Its alignment is something to be refined through the design 

process.  

11.16 AMP has requested deletion of the public transport interchange shown in the north east corner 

of the ODP. This is due to considerable uncertainty as to who is actually responsible for 

establishing this facility and when, or even if, the facility is to be established. This uncertainty 

makes it difficult to plan ahead for development in response to new market demands. The 

interchange is removed from the revised ODP submitted with my evidence. 

11.13 The ODP has arrows showing community links. These are all beyond the actual site and so are not 

something that has to be provided, but are simply for reference. We have retained these on the 

ODP but have renamed them “external community linkages” so it is clear what their role is. 

11.14 As both the height controls and river setbacks are now included as separate rules in the built 

form standards they do not need to be shown on the ODP. We have however retained the areas 

referred to in the rules which adjoin the Styx River to aid interpretation of the standards. 

11.15 The pedestrian frontages shown on the planning maps have been removed in the Revised rules 

and this is supported. They are no longer shown in the ODP. 

 

12 RETAIL DISTRIBUTION 

12.1 The final standard for consideration relates to controlling the quantum of retail floorspace. The 

need for controls on the level of retail and total floorspace on this or any zoned area in my 

opinion should be very carefully considered as it has the potential to transgress into the field of 

limiting trade competition. In general the market responds to demand and so there is no reason 

for oversupply to occur. This mechanism is confirmed by Mr Dimasi in 1.12.of his evidence where 

he states: 

 Over the 33 years which I have been in practice, it has been my experience that 

invariably the development companies for which I have provided advice 

essentially have one objective in common – they are each seeking to implement 
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successful retail developments for which there is a clearly demonstrable need. No 

developer, least of all a public corporation such as AMP Capital Investors, 

embarks on retail developments on a speculative basis – it simply cannot afford to 

do so. The prudential governance of such businesses, through investment 

committees and boards, requires that prior to any funds being invested there be a 

very high and demonstrable probability of success, and a commensurately low 

level of risk. Projects are not approved if they are predicated on drawing business 

away from existing centres or facilities to the extent that those centres or facilities 

will be imperiled. This is the case for the simple reason that it is well 

understood that an established incumbent centre will always have 

s i g n i f i c a n t  advantages over a new arrival – unless the incumbent does 

not have a sound basis for existing. It is for this primary reason that in many 

cases where  I  have  provided  advice,  I  have  seen  no  examples  of 

competitive impacts which have imperiled the future of any existing centres or 

developments. 

 

12.2 The situation that existed when the Environment Court assessed this matter was one of 

considerable stress for all concerned with the complete loss of the City Centre from the 

earthquakes. At the time it was very unclear how the CBD would recover given the number of 

businesses that were lost from the area. The fear that new developments outside the CBD might 

discourage investment in the CBD was strongly felt. This is reflected in the Environment Court 

statements in its decision that 

 The decision for retailers is whether to relocate in the CBD or not at all 

 Retail development at the Styx to the scale proposed is likely to slow the recovery of the 

CBD 

 High probability that the Styx Centre will draw retail and commercial activity displaced for 

the CBD to other centres 

 Retailer, property developer and investor decisions will be strongly influenced by the 

speed and extent of the CBD recovery3 

12.3 This thinking was based on the premise that the CBD, with prominent retail and office roles, has a 

key role in driving growth in urban economies and has a very major influence on urban form and 

function, and which then enables urban efficiency. The market size was also considered likely to 

be smaller with slower growth during the development period and beyond. The Styx Centre was 

therefore expected to offer a greater increase in capacity in percentage terms than if the market 

                                                           
3
 [284-286] 
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had grown to the size expected without earthquakes. This approach also assumed that 

development of the Styx site would occur straight away. This has not happened. 

12.4 The potential impacts of increased retail GLFA at Northwood are considered in the evidence of 

Antony Dimasi and Fraser Colgrave. The assumptions of the Court and the conclusions drawn 

from them do not appear to have eventuated as predicted. The economy of Christchurch City and 

Canterbury appears to now have recovered relatively well from the earthquakes. Most non-retail 

businesses displaced from the CBD have been able to get up and running again and many in a 

relatively short time. The economy has experienced a significant boost from recovery activities so 

any increase in retail offer would represent a smaller rather than a larger proportion of the 

market. The lack of a functioning CBD does not appear to have resulted in any obvious economic 

issue rather it has meant that many workers experience less than desirable workplace 

environments and in some cases, more travel. 

12.5 Mr Harris provides information on new and proposed development in the CBD. It seems people 

and companies are looking at, and taking advantage of, the opportunities available as part of the 

recovery of the CBD.  With regard to implications of the Styx development on the Central City 

retail core Mr Dimasi states in 2.1 and 2.8-9 of his evidence that: 

 Successful central city retailing is not dependent on a weak or deficit suburban retail 

offer. 

 To deliver a successful central city retail core there must be a need and desire to make 

the Central City a place for people with a particular focus on accessibility, connectivity, 

comfort, security, urban design and general amenity. 

 The size of the retail offer at Belfast will essentially be immaterial to either the date or 

delivery of the Christchurch Central Retail Core and that there are far more important 

factors that will determine this. 

 To limit the opportunity for development of the Belfast District Centre would result in 

less economic activity, including less job creation, in outer northern Christchurch, but not 

any commensurate increase in such activities or jobs within the CBD. 

12.6 I also note that the fact that AMP are keen to progress development on their site shows that 

people are not choosing to “locate in the CBD or not at all” which was one of the bases for the 

Court’s decision to not only retain  but increase the limits on retailing at the Styx site. 

12.7 With regard to possible impacts of retail activity at Belfast on Rangiora and Kaiapoi, Mr Dimasi 

considers there will be no negative impacts. At 3.4 in his evidence he concludes that the roles of 

Rangiora and Kaiapoi match their locations and catchments and that this will not change with the 
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addition of the Belfast centre. People who want to shop elsewhere already do so at, for example, 

the Palms or Northlands, so choosing to travel to Belfast instead will have no obvious impact. At 

3.5 Mr Dimasi states that limiting development at Belfast will not therefore “protect” the trading 

performance or viability of Rangiora or Kaiapoi and that the future of these towns will be 

influenced by changes in the populations and employment levels and related retail spending 

within their catchments. 

12.8  On the basis of this assessment and from my understanding of consumer behaviour I consider 

that there is no need for limits to be placed on the amount of retail GLFA at Belfast. To do so may 

in fact result in less employment and a centre which cannot readily respond to the market. 

 

13. PROPOSED AMENDMENTS 

13.1 I have prepared a revised set of Commercial Core zone and Commercial Core zone 

(Belfast/Northwood) rules incorporating the amendments discussed in my evidence. These rules 

are based on the Revised rules dated 8 April 2015 and are attached as Appendix A to my 

evidence. A revised outline development plan is also attached. In summary the attached 

amended rules: 

a. Delete the Activity status tables in the Commercial Core zone (Belfast/Northwood) rule 

15.2.4 

b. Add a new non-complying activity (NC3) to the Commercial Core zone for development 

that breaches the Styx River building setback and area standards. 

c. Includes the general height limit in the Commercial Core zone (Belfast/Northwood) 

Height Built form standard 15.2.4.2.1 to cover all buildings within the zone 

d. Deletes the retail and non-residential GLFA limits in Commercial Core zone 

(Belfast/Northwood) built form standard 15.2.4.2.7 and 15.2.4.2.8 

 The following items have been removed from the Belfast/Northwood Outline Development Plan:  

 Height areas, landscape strips – as dealt with through built form standards 

 Internal road alignment, public transport interchange, basement parking area – as 

unnecessary and limit flexibility in site design. 
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14. CHANGES SINCE PC22 

14.1 I now consider factors which have changed since the PC22 process commenced which support 

the need to review these provisions. Most of these changes are directly or indirectly related to 

the impact of the Canterbury earthquakes and are as follows: 

 Changed policy setting 

 New urban growth areas now identified and approved under the Land Use Recovery Plan 

and Statement of expectations in Order in Council 

 

15. CHANGED POLICY SETTING  

 Regional Policy Statement 

15.1 I note that at the time PC22 was being considered by the Council and the Environment Court: 

a. the main higher level policy document was the “decision version” of the Proposed 

Change 1 (PC1) to the Canterbury Regional Policy Statement (RPS) relating to growth 

of the greater Christchurch area.  

b. Chapter 12A of the RPS introduced and confirmed the concept of “key activity 

centres” 

c. Belfast was not shown as having a key activity centre but submissions were made 

requesting its inclusion which was opposed by a number of parties 

d. The decision version of PC1 included a note in the explanation to Objective 5 Key 

Activity Centres that 

"It is important to recognise that existing Key Activity Centres also provide a 

strong basis of support for surrounding residential areas, and that the 

inappropriate development of additional Key Activity Centres may undermine 

the community’s investment in existing centres and weaken the range and 

viability of the services they provide". 

e. The non-inclusion of the Northwood area as a key activity centre, i.e. the fact that it 

would be an additional centre, was part of the basis for opposition to PC22 by 

Waimakariri District Council and Kiwi Properties.  
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f. The High Court found the Minister had not correctly exercised his authority in relation 

to Chapter 12A as the provisions were not required for recovery purposes and so it 

was struck out. 

15.2 Following this the Land Use Recovery Plan was developed and then finalised in December 2013. 

This Plan included a new Chapter 6 in the RPS named Recovery and Rebuilding of Greater 

Christchurch. Chapter 6 incorporates Map A which sets in stone the key activity centres within 

Greater Christchurch including the Belfast/Northwood centre. So whereas there was still 

uncertainty about the status of the Northwood centre when PC22 was being considered, it is now 

a confirmed key activity centre, and is expected to play its part in providing for the recovery and 

growth of Greater Christchurch.  

15.3 The first objective in Chapter 6 of the RPS is Objective 6.2.1 Recovery Framework which provides 

the basis for all other objectives and policies. This objective clearly recognises the importance of 

key activity centres and states: 

   Recovery, rebuilding and development are enabled through a land use and   

  infrastructure framework that: 

 1. identifies priority areas for urban development within Greater Christchurch 

 2. identifies Key Activity Centres which provide a focus for high quality, and  

  where appropriate, mixed use development that incorporates the principles  

  of good urban design. 

  

15.4 Objective 6.2.5 Key Activity and other centres hones in on these centres and refers to 

supporting and maintaining the “existing network of centres below as focal points for commercial, 

community and service activities during the recovery period”.  The centres listed are the Central 

City, Key Activity and Neighbourhood Centres. I assume the reference to the existing network 

includes the Styx centre, because although not yet developed it is zoned for this purpose.  

15.5 The final Objective that recognises and supports the important role of key activity centres is 

Objective 6.2.6 Business land development which indicates that new commercial activities 

should be primarily directed to the Central City, Key Activity Centres and Neighbourhood Centres, 

thereby supporting their viability. 
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 Replacement District Plan 

15.6 The Waimakariri District Council has requested that the planning provisions relating to the Styx 

Centre be retained as they were the subject of Environment Court scrutiny. Retaining existing 

provisions without an assessment as to whether they are needed or appropriate is what the 

Order in Council and Statement of Expectations is intending to avoid. The new Plan is required to 

be a replacement plan based on a “full review of the operative provisions”4. In short it is a new 

broom that has the purpose of providing for the effective functioning of the urban environment 

reflecting changes resulting from the Canterbury earthquakes including changes in population5.  

15.7 The Plan must also ensure sufficient and suitable development capacity and land for commercial 

activities. I also note that Andrew MacLeod at 5.16 in his report on the Commercial and Industrial 

Proposals states that where area specific controls have been “rolled over” from the operative 

plan  they need to be questioned as to whether they are still relevant in the post-earthquake 

context. On this basis and the Statement of Expectations I consider the Council has a 

responsibility to carefully assess whether a retail limit is necessary, especially as the Styx site has 

no potential to expand over time, unlike many other centres.  

15.8 Objective 3.3.5 of the Strategic Directions addresses Business and economic prosperity. It 

recognises the “critical importance of business and economic prosperity to Christchurch’s recovery 

and to community well-being and resilience”. It also seeks that a range of opportunities are 

provided for business activities to establish and prosper. Given this and the requirement to avoid 

unnecessarily prescriptive controls, this review of the City Plan is an opportunity to stand back 

and look again at the series of additional controls contained in the Commercial Core (Belfast) 

Zone to determine whether they are necessary or the most appropriate way of achieving these 

objectives.  

 

16. RESIDENTIAL GREENFIELD AREAS 

16.1 While residential greenfield areas were identified when PC22 was under consideration, they have 

now been firmed up and more detailed assessments carried out of the number of sections 

(households) that these areas are expected to yield. The wider environment of the 

Belfast/Northwood key activity centre includes a large portion of all the new residential areas 

identified in the LURP to provide for recovery and growth. Some of these areas are already zoned 

                                                           
4
 S.6(1)(a) Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014 

5
 Clause 1(c) Schedule 4 Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014 
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and I understand the rest are to be zoned through Phase 2 of the Replacement District Plan (see 

map).  

16.2 The six areas identified in the LURP provide for a total of 8660 sections/households.  Of these 

areas, three form part of the area directly served by this centre; these are East Belfast, Belfast 

Park and North West Belfast.  According to Council information these three areas have the 

potential to provide for approximately 2450 households (see Table 2 below). Of those 

households, approximately 1940 are already zoned, with the remainder to be rezoned through 

the District Plan Review process.  This clearly provides substantial potential for household growth 

in and around the Belfast and north Christchurch environs. It is this growth that the Belfast centre 

can support through the provision of retail and commercial services at a site readily accessible to 

residents of these areas. 

Table 2 –Greenfield Growth Areas - Residential 

Area Potential Sections Sections Zoned Phase 2 Zoning 

East Belfast 510  510 

Belfast Park 640 640  

North West Belfast 1300 1300  

Highsted & Upper 

Styx 

1910 300 1610 

Highfield 2100 2100  

Prestons Road 2200 2200  

Total 8660 6540 2120 

 Source:  Existing and Potential Land Availability – Christchurch City, report to the Strategy & Finance Committee of the Christchurch 
 City Council, 18 December 2014  

 

16.3 The Highsted and Upper Styx areas are also likely to be served by this centre, although this area 

will also be served by Papanui/Northlands.  I consider that in a wider context that the northern 

portions of Highfield and Prestons Road are also likely to consider the Styx their ‘closest’ centre.  

Most of the greenfield areas may also be served by smaller neighbourhood centres that are 

identified in their Outline Development Plans.   
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17. CONCLUSION 

17.1 I consider Council’s Revised provisions go some way towards creating a more even playing field 

for the Styx site as compared to other Commercial Core zones. In my opinion it is appropriate and 

necessary to revisit some of the limitations placed on the Styx site by the Environment Court, 

both because that is good practice when reviewing a district plan under the RMA and because 

the factual and policy basis has changed since that time. The evidence provided in relation to the 

AMP submission by various experts provides the Panel with sound information and opinion on 

which to base its assessment of AMP’s request to treat the Commercial Core zone at 

Belfast/Northwood as it does other Commercial Core zone. This includes removal of retail floor 

space limits. However, I and AMP accept that some provisions which are peculiar to the Styx site, 

in particular those which aim to protect the natural values of the Sty River environs, should be 

retained. 

 

 

 Patricia Harte 
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Appendix A –  AMP Amendments to Commercial Core zone and  

   Commercial Core zone (Belfast/Northwood) 

 

   Outline Development Plan – Belfast/Northwood 
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 Key: 
 
This is the amended position of the Council that will be supported in the Council's Evidence in Chief (to be filed on 13 April 2015). 
 
The following text is from the notified version of the proposed Christchurch City Council Replacement District Plan.  It has been amended as a 
result of Council's consideration of submissions – additions are underlined in black text and deletions are struck through in black text. 
 

AMP amendments are in bold and underlined or strikethough and shown in shaded boxes. 

 
Chapter 15 – Commercial (excludes Central City and New Brighton commercial provisions) 

Contents 

 

 

15.2 Rules- Commercial core zone 

15.2.1 How to use the rules 

15.2.2 Activity Status Tables - Commercial Core Zone 

15.2.3 Built Form Standards - Commercial Core Zone 

 

Area specific rules 

 

15.2.4 Rules - Commercial Core Zone (Belfast) 

15. 54.3 Built Form Standards - Commercial Banks Peninsula zone 

 

15.8 Matters of discretion 

15. 8.1 Urban design 

15. 8.2 Matters of Discretion for noncompliance with Activity Specific Standards 

15. 8.3 Matters of Discretion for Built Form Standards 

 

 

15.910 Appendices 

15. 910.2 Commercial Core Zone (Belfast) - Outline Development Plan 
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15.2 Rules- Commercial core zone 

15.2.1 How to use the rules 
 

15.2.1.1  The Rules that apply to activities in the Commercial Core Zone are contained in: 

a. The Activity Status Tables (incl. Activity Specific Standards) in Rule 15.2.2; and 

b. Built Form Standards in 15.2.3. 

 

15.2.1.2 Area specific The Rrules also that apply to activities within the following specific areas of the zoned Commercial 

Core Zone are contained in the Activity Status Tables and Rules in 15.2.4 – 15.2.9 in addition to the rules in 

15.2.2 and 15.2.3. 

a. Belfast (Rule 15.2.4, Appendix 15.910.2) - land between Radcliffe Road and the Styx River, east of Main North 

Road  

b. Ferrymead (Rule 15.2.5, Appendix 15.910.3) 

c. North Halswell (Rule 15.2.6, Appendix 15.910.4) – land off Halswell Road, between Halswell Road and Sparks 

Road 

d. Prestons (Rule 15.2.7) 

e. Sydenham (Rule 15.2.8, Appendix 15.9.6) 

f. Yaldhurst (Rule 15.2.98) 

15.2.1.3 The Activity Status Tables and Standards in the following Chapters also apply to activities in all areas of the 

Commercial Core Zone (where relevant): 

5 Natural Hazards; 

6 General Rules and Procedures 

7  Transport;  

8  Subdivision, Development and Earthworks;  

9  Heritage and Natural Environment; 

11  Utilities, Energy and Infrastructure; and  

12  Hazardous Substances and Contaminated Land.  

 

 
15.2.2 Activity status tables- Commercial core zone 
 
15.2.2.1 Permitted activities 

 

In the Commercial Core Zone the activities listed below are Permitted Activities if they comply with any Activity Specific Standards set out 

in this table and the Built Form Standards in Rule 15.2.3. The Built form standards do not apply to an activity that does not involve any 

development. The activities listed below include any associated landscaping, access, parking, loading, waste management and 

other hardstanding areas. 
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Activities may also be Restricted Discretionary, Discretionary or Non-complying, as specified in Rules 15.2.2.3 – 15.2.2.5 below. 
 

Activity  Activity specific standards  

Any new building, alteration, addition or repair to an existing building or a relocatable building or relocation of a building for 

any of the following activities:  

P1 Any permitted activity listed under 

P2 to P11 and P18 – P20, and P23 

below   

 

 

a. Any building shall  

1. comprise no more than 1,000m
2 

and  

2. have an elevation at or facing the street of no more 

than 20 metres in length. 

 

Any development exceeding these thresholds shall be a Restricted 

Discretionary activity under Rule RD1 15.2.2.3 with the matters of 

discretion limited to Urban Design (Refer to 15.8.1).  

 

The following forms of development are exempt from compliance with 

this rule: 

a. new buildings or additions to buildings not visible from a 

Publicly accessible space; or 

b. Repairs, maintenance, and seismic, fire and/or access 

building code upgrades; or 

c. Refurbishment, reinstatement and/or additions that do not 

increase the building footprint. 

P12 Department store, Supermarket 

(where an individual tenancy is 

greater than 1,000m
2
)  

 

P23 Retail Activity excluding Supermarket 

(where an individual tenancy is 

greater than 1,000m
2
 GLFA) and 

Department store, unless otherwise 

specified 

 

a. Any activity shall have a maximum tenancy size of 500m
2
 GLFA in a 

Neighbourhood Centre. This clause does not apply to the Key Activity 

Centre at Spreydon.  

P34 Trade supplier 

P45 Second-Hand Goods Outlet 

P56  Commercial Services  
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Activity  Activity specific standards  

P67  Entertainment Facility 

P78 Food and Beverage Outlet 

P89 Gymnasium 

P910 Offices  a, Any office activity shall have a maximum tenancy size of 500m
2 
GLFA in a 

Neighbourhood Centre. This clause does not apply to the Key Activity 

Centre at Spreydon. 

d.b. Any bedroom in guest accommodation must be designed and 

constructed to achieve an external to internal noise reduction of not less 

than 35 dB Dtr,2m,nTw+Ct
r
. 

P1011 Guest Accommodation  

P1112 Community facility   

c. aAny pre-school, education activity, care facility or health care facility 

shall not be located in the air noise contour (50 dBA Ldn) identified on the 

planning maps  

P1213 Health care facility  

P1314 Education activity  

P1415 Pre-school 

P1516 Care facility 

P1617 Spiritual facility  

P1718 Public Artwork a. Nil  

P1819 Public Transport Facility a. Nil  

P1920 Residential Activity  a. Residential activity shall be located above ground floor level, 

located to the rear of activities P1 – P16 on the ground floor 

frontage to the street, excluding except  

i. for a any pedestrian entrance including lobby and/or reception area 

associated with residential activity, which may be located at ground 

floor level  

or  

ii. the frontage of 350 Colombo Street to Brougham Street and 

Buchan Street in Sydenham.  

and  
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Activity  Activity specific standards  

b. Any residential activity shall have a minimum net floor area (including 

toilets and bathrooms but excluding lobby and/or reception area, car 

parking, garaging and balconies) per unit of:  

i. Studio 35m²  

ii. 1 Bedroom 45m²  

iii. 2 Bedroom 70m²  

iv. 3 Bedroom 90m²  

c. Each residential unit shall be provided with:  

i. an outdoor service space of 3m
2 
and a waste management area of 

2m
2
 per unit, each with a minimum dimension of 1.5 metres in 

either a private or communal area;  

ii. a single, indoor storage space of 4m
3
 with a minimum dimension 

of 1 metre.  

iii. any space designated for waste management, whether private or 

communal, shall not be located between the road boundary and 

any building and shall be screened from adjoining sites, roads, 

and adjoining outdoor living spaces by screening from the floor 

level of the waste management area to a height of 1.5 metres.  

d. Each residential unit shall be provided with a single balcony an 

Outdoor Living Space with a minimum area and dimension as set out 

in the following table, located immediately outside and accessible from 

an internal living area of the residential unit.  

 Type  Area  Dimension  

i. Studio, 1 bedroom  6m
2
  1.5 metres  

ii. 2 or 3 bedroom  10m
2
  1.5 metres  

iii. More than 3 

bedrooms  

15m
2
  1.5 metres  

e. Any bedroom must be designed and constructed to achieve an external 

to internal noise reduction of not less than 35 dB Dtr,2m,nTw+Ctr. 

f.  

  a.  

P21 Emergency Service Facility 

 

a. NIL 
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Activity  Activity specific standards  

[South Island Region Trust Board 

#785.21/ 23] 

P22 Parking Lot a. NIL 

P23 Parking Building a. NIL 

P24 
Key Structuring Elements identified 

on an ODP for the Commercial 

Core zones at Belfast, Ferrymead 

and North Halswell (Refer to 15.2.4 

– 15.2.6)  

a. Development is to be in accordance with the Key Structuring 

Elements on the ODP 

 
15.2.2.2 Controlled activities 

 

There are no Controlled activities.  

 
15.2.2.3 Restricted discretionary activities 

 

The Activities listed below are Restricted Discretionary Activities. Activities RD3 to RD6 shall also comply with the Built Form 

Standards set out in Section 15.2.3. 

 

Discretion to grant or decline consent and impose conditions is restricted to the Matters of Discretion set out in 15.8.1, 15.8.2 and 15.8.3 

for each standard, as set out in the following table. 
 

 Activity The Council's discretion shall be limited to 

the following matters: 

RD1 Any Permitted Activity listed in Rule 15.2.2.1 that does not comply with 

one or more of the Activity specific standards for permitted activities 

P1 – P20 P24 unless specified under Rule 15.2.2.4 (Discretionary 

activities). 

Rule 15.2.3.3 shall not apply to any activity subject to this rule.  

 

Any application arising from non-compliance with this rule will not 

require written approvals and shall not be limited or publicly notified.  

a. Urban Design Matters – 15.8.1.  

b. For residential activity - 15.8.2.3 and  

Activity at Ground Floor Level – 15.8.2.2  

 

 

RD2 Any Permitted Activity that does not meet one or more of the Built Form 

Standards in 15.2.3 or Area specific standards in 15.2.4 – 15.2.98, 

unless otherwise specified. 

a. Maximum Building Height – 15.8.3.1 

b. Minimum Floor to Ceiling Heights 

between Ground and First Floors - 

1187 AMP Capital Investors
Patricia Harte
page 29 of 50

http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26015
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26021
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26022
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26023
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41539
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=25850
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=25864
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=25870
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26021
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26207
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26206
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=25867
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26213


 

          Revised Proposal – 8 April 2015    AMP AMENDMENTS 

 Page 7 of 26 

 Activity The Council's discretion shall be limited to 

the following matters: 

 

Refer to relevant Built form standard for provisions regarding 

notification and written approval.  

15.8.3.2  

c. Minimum Building Setback from Road 

Boundaries/ Street scene – 15.8.3.3 

d. Minimum Building Setback from the 

Boundary with a Residential Zone – 

15.8.3.4 

e. Sunlight and Outlook at Boundary with a 

Residential Zone – 15.8.3.5 

f. Outdoor Storage Areas – 15.8.3.6 

g. Waste management areas– 15.8.3.7 

h. Landscaping and Trees – 15.8.3.87 

i. Water supply and access for fire 

fighting – 15.8.3.9] 

j. Refer to 15.2.4.3 to 15.2.8.3 for the 

matters of discretion for a non-

compliance with area specific 

standards. 

RD3 Yard-based supplier 

 

Any application arising from non-compliance with this rule will not 

require written approvals and shall not be limited or publicly 

notified. 

a. Centre Vitality and Amenity – 15.8.2.54 

RD4 Service Station 

 

Any application arising from non-compliance with this rule will not 

require written approvals and shall not be limited or publicly 

notified. 

RD5 Drive-through Services 

 

Any application arising from non-compliance with this rule will not 

require written approvals and shall not be limited or publicly 

notified. 

a. Centre Vitality and Amenity – 15.8.2.54 

a. Nuisance – 15.8.2.65 

RD6 Emergency Service Facilities 
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 Activity The Council's discretion shall be limited to 

the following matters: 

6  b.  

RD6 Any development not complying with a Key Structuring Element 

on an ODP listed in the area specific rules (15.2.4 – 15.2.9) 

 

a. For Belfast 15.2.4.3.1 

b. For Ferrymead 15.2.5.3.1 – 15.2.5.3.2 

c. For North Halswell 15.2.6.3 

RD7  Any Activities listed as P2 - P9, P11 - P16 P3 – P11 in 15.2.2.1 that are 

located in Neighbourhood Centres (other than Key Activity Centres) and 

exceed 500m
2
 GLFA at ground floor level. [This rule also applies to 

activities P2 - P9 and P11 - P16 (Rule 15.2.2.1) in Sumner and 

Sydenham that exceed 500m
2
 GLFA at ground floor level. 

 

Any application arising from non-compliance with this rule will not 

require written approvals and shall not be limited or publicly notified.  

a. Maximum Tenancy Size– 15.8.2.1 

b. Centre Vitality and Amenity - 15.8.2.54 

 

15.2.2.4 Discretionary activities 

 

The activities listed below are Discretionary Activities. 

 

 Activity The Council will consider the 

Matters of Discretion specified 

below and any other relevant 

matter under Section 104 of 

the Act: 

D15 Any Activity not provided for as a Permitted, Restricted Discretionary or Non-Complying Activity. 

 
15.2.2.5 Non-complying activities 

 

The activities listed below are Non-Complying activities 

 

 Activity 

NC1 Any Residential activity or Guest Accommodation not complying with rules 15.2.2.1 P10(d) 11(b)(Guest Accommodation) and 

P1920(e) (Residential Activity). 
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 Activity 

NC2 Sensitive activity within the air noise contour (50 dBA Ldn) as defined on the Planning maps 

NC3 Any activity or development not complying with Rules 15.2.4.2.2 (Building setbacks and size – Styx River 

 
15.2.2.6 Prohibited activities 

 

There are no Prohibited Activities. 

 
15.2.3 Built form standards- Commercial core zone 

 

The following Built Form Standards shall be met by all Permitted Activities and for Restricted Discretionary Activities unless otherwise 

stated. 

 
15.2.3.1 Maximum building height 

 

 Applicable to Permitted Restricted discretionary  Matters of discretion 

a. All sites in a District Centre, 

unless specified below 

20 metres Greater than 20 metres Maximum Building Height – 

15.8.3.1 

 

c. All sites in a Neighbourhood 

Centre 

12 metres Greater than 12 metres 
 

 

Any application arising from non-compliance with this rule shall not be publicly notified. 

 
15.2.3.2 Minimum floor to ceiling height between ground and first floor 

 

 Permitted Restricted discretionary  Matters of discretion 

a. Greater than or equal to 3.5 metres Less than 3.5 metres Minimum Floor to ceiling Height 

between Ground and First Floor – 

15.8.3.2 

Note: Height is taken from the top of the finished floor level surface to ceiling surface. 

 

Any application arising from non-compliance with this rule will not require written approvals and shall not be limited or publicly notified. 
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15.2.3.3 Building setback from road boundaries/ street scene 

 

 Permitted Restricted 

discretionary  

Matters of discretion 

a. i. On the road frontage of a site identified as a Key Pedestrian Frontage 

(identified on the planning maps), fronting an arterial or collector road 

all buildings shall:  

A.  i. be built up to 70% of the road boundary  with the buildings 

occupying the full length of the road frontage, except where necessary 

to provide pedestrian or vehicle access to the rear of the site or to 

provide a recessed entrance up to a depth of 1.5 metres and width of 2 

metres;  

The requirement for a building to be built up to 70% of the road frontage 

may include a setback of up to a maximum of 4 metres from the road 

boundary for a maximum width of 10 metres. 

 

ii. For corner sites, the first 10 metres of road frontage from the 

intersection shall be built up to the road frontage, which may form part 

of the 70% required under clause (i).  

B. provide pedestrian access directly from the road boundary;  

C. provide a veranda or other means of weather protection along the 

full width of the building fronting the street;  

D. iii. have visually transparent glazing for a minimum of 60% of the ground 

floor elevation facing the street, and 

E. iv. have visually transparent glazing for a minimum of 20% of each 

elevation above ground floor and facing the street . 

 

 v. This rule shall not apply to Emergency Service Facilities [The Crown, 

#495, p260] 

 

vi. On Colombo Street, between Moorhouse Ave and Brougham Street, 

buildings shall be set back no more than 2 metres from the road 

boundary and the setback shall not be used for car parking.  

 

Non-compliance 

with permitted 

standard 

Minimum Building 

Setback from Road 

Boundaries/ Street 

scene– 15.8.3.3 

 

 

Any application arising from non-compliance with this rule will not require written approvals and shall not be limited or publicly notified. 
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15.2.3.4 Minimum building setback from the internal boundary with a residential zone 

 

 Applicable to Permitted Restricted discretionary  Matters of discretion 

a. All buildings within sites 

which share a boundary 

with an internal 

boundary with a 

Residential Zone.  

[Avonhead Mall, 

. 

63 metres or greater 

[Kiwi Income # 

Less than 63 metres  

[Kiwi Income Property  

 

 

  

Minimum building setback from 

the  internal boundary with a 

Residential Zone – 15.8.3.4 

[Avonhead  

Any application arising from non-compliance with this rule shall not be publicly notified. 

 
15.2.3.5 Sunlight and outlook at boundary with a residential zone 

 

 Permitted Restricted discretionary  Matters of discretion 

a. Where an internal site boundary 

adjoins a Residential Zone no part of 

any building shall project beyond a 

building envelope contained by a 45 

degree recession plane measured 

from any point 2.3 m above the 

internal site boundary in 

accordance with the diagrams in 

Appendix 15.10.11.. 

[ 

  

  

 

Where sites are located within a Floor Level and Fill Management Area, recession plane breaches created by the need to raise floor 

levels will not require written approvals and shall not be limited or publicly notified. 

 

Any application arising from non-compliance with this rule shall not be publicly notified. 

 
15.2.3.6 Outdoor storage areas 

 

 Permitted Restricted discretionary  Matters of discretion 
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 Permitted Restricted discretionary  Matters of discretion 

a. Any outdoor storage area shall be located to the rear of a 

building on the site;  

[ 

i. Any outdoor storage area shall be screened by 1.8 metre 

high fencing or landscaping so as to not be visible from 1.8 

metres above ground level on [from any adjoining road or 

adjoining site; and  

ii. Outdoor storage areas shall not be located within the setbacks 

specified in Rules 15.2.3.3 and 15.2.3.4.  

 

This rule shall not apply where the storage of vehicles, 

equipment, machinery, and/or natural or processed products 

is for periods of less than 12 weeks in any year. [ 

Non-compliance with 

Permitted Standard 

Outdoor Storage Area 

– 15.8.3.6 

  

Any application arising from non-compliance with this rule will not require written approvals and shall not be limited or publicly 

notified [ 

 
 

15.2.3.7 Waste management areas 

 
15.2.3.8 Landscaping and trees 

 

 Permitted Restricted discretionary  Matters of discretion 

a. i. On sites adjoining a 

Residential Zone, trees shall 

be provided adjacent to the 

shared internal boundary at a 

ratio of at least 1 tree for 

every 10 metres of the 

boundary or part thereof, and 

evenly spaced extending to 

the road boundary within the 

setback. 

 

ii. On all sites, one tree shall be 

planted for every 5 car 

Non-compliance with Permitted 

Standard 

Landscaping and trees – 15.8.3.87 
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 Permitted Restricted discretionary  Matters of discretion 

parking spaces provided 

between buildings and the 

street. 

Trees shall be planted within 

or adjacent to the car parking 

area at the front of the site. 

iii. All landscaping / trees 

required under these rules 

shall be in accordance with 

the provisions in Appendix 

15.9.1 16.6.1. 

Any application arising from non-compliance with clause (ii) will not require written approvals and shall not be limited or publicly notified. 

 
15.2.3.9 Water supply for fire fighting 

 

 Permitted Restricted discretionary  Matters of discretion 

 Sufficient water supply and 

access to water supplies for fire 

fighting to all buildings via 

Council’s urban fully reticulated 

water supply system in 

accordance with the New 

Zealand Fire Service Fire 

Fighting Water Supplies Code of 

Practice (SNZ PAS: 4509:2008) 

Non-compliance with permitted 

standard 

a. Water supply and access for fire 

fighting – 15.8.3.9 

Any application arising from this rule will not require the written approval of any entity except the New Zealand Fire Service 

and shall not be fully publically notified. Limited notification if required shall only be to the New Zealand Fire Service. 

 

Area specific rules  

 

The following rules apply to the areas specified. All activities specified are also subject to the rules in 15.2.2 and 15.2.3 

unless specified otherwise in 15.2.4 to 15.2.9.  
 
15.2.4 Rules- Commercial core zone (Belfast/ Northwood)  

Rules 15.2.4.1 – 15.2.4.3 and the Belfast/ Northwood Outline Development Plan (Appendix 15.9.2) shall apply to the Commercial 

Core Zone (Belfast) in addition to the requirements in 15.2.2. 
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15.2.4.1.1 Restricted discretionary activity (application for approval of a Development Plan) 

 

15.2.4.1.2 Permitted activities 

 

 
15.2.4.1.3 Controlled activities 

 

15.2.4.1.41 Restricted discretionary activities 

 

The activities listed below and activities RD1 - RD7 in 15.2.2.3 are Restricted Discretionary Activities in the Commercial Core 

zone (Belfast)  

 

Discretion to grant or decline consent and impose conditions is restricted to the Matters of Discretion set out in 15.8.1, 15.8.2, 

15.8.3 and 15.2.4.3 for each standard, as set out in the following table. 

 

 

 Activity The Council's discretion shall be limited to the 

following matters: 

RD9 1 Activities P1 - P19 in 15.2.2.1 involving Any development 

permitted under rule 15.2.2.1 subject to complying with a, b 

and c below:  

a. all being in general accordance with the  

the following Key Structuring Elements shown on the Belfast 

Outline Development Plan (refer to Appendix 15.910.2):  

i. Public Transport Interchange; 

ii. Basement Car Parking Area; 

iii. Building Restriction Area; 

iv. Styx River Riparian Setback/Esplanade 

Reserve; 

v. Vehicle Access Points; 

vi. Community Linkages; 

vii. Alignment of North/South Main Street; 

viii. Maximum Building Height Areas; 

ix. Special Area A; and  

x. Special Area B; 

Compliance with a Key Structuring Element as shown on 

the Belfast Outline Development Plan (Refer to Appendix 

15.9.2) is not required if resource consent (subdivision 

and/or land use) already provides for the same non-

a. Matters of discretion for Belfast- 15.2.4.3 

b. Urban Design Matters- 15.8.1  
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 Activity The Council's discretion shall be limited to the 

following matters: 

compliance with the Key Structural Element on the land 

proposed for the activity.  

b. complying with the Built Form Standards in Rule 15.2.3 and, 

15.2.4.2 and the Activity Specific Standards set out in 15.2.2.1. 

Where there is a conflict between a rule in 15.2.3 and 15.2.4.2, 

the rule in 15.2.4.2 shall prevail.  

a. a Development Plan for the whole of the Outline 

Development Plan area (refer to Appendix 15.9.2) 

approved prior to the first development within the zone.  

 

RD10 P1 - P19 involving development that does not comply with 

one or more of the Built form standards in 15.2.4.2, unless 

otherwise specified.  

 

 

a. Maximum building height - 15.8.3.1 

b. Design and amenity - 15.2.4.3.2 and 15.8.1 

c. Landscaping - 15.8.3.8  

d. Urban Design matters - 15.8.1 

e. Roading, access and parking - 15.2.4.3.4 

f. Maximum total number of vehicles exiting 

the site - 15.2.4.3.6 

g. Maximum reatil activity thresholds - 

15.2.4.3.5 

 
15.2.4.1.5 Discretionary activities 

 

The activities listed below and activities D1 - D5 in 15.2.2.4 are Discretionary Activities in the Commercial Core zone (Belfast) 

 

 Activity The Council will consider the Matters of 

Discretion specified below and any other 

relevant matter under Section 104 of the Act: 

D6 Activities P1 to P19 that do not comply with one or more of the 

Key Structuring Elements on the Belfast Outline Development 

Plan (Refer to Appendix 15.9.2)  

a. Urban Design Matters – 15.8.1;  

b. Outline Development Plan – 15.2.4.3.1. 

D7 Activities P1 to P19 in 15.2.2.1 that does not comply with an 

approved Development Plan for the zone 

[ 

a. Nil 
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 Activity The Council will consider the Matters of 

Discretion specified below and any other 

relevant matter under Section 104 of the Act: 

D8 Any application under 15.2.4.1.1 RD8 that does not identify one 

or more of the matters required as part of the Development Plan 

in Rule 15.2.4.1.1  

a. Nil 

 
15.2.4.1.6 15.2.4.1.2 Non- complying activities 

 

The activities listed below and activity NC1 in 15.2.2.5 are Non-complying activities in the Commercial Core zone (Belfast) 

 

 Activity 

NC3 Any development within the Commercial Core Zone (Belfast) ahead of approval of a Development Plan for the whole 

of the Outline Development Plan area (refer to Appendix 15.9.2).  

NC4  Any building within the ‘Building Restriction Area’ and ‘Styx River Riparian Setback’ identified on the Outline 

Development Plan in Appendix 15.9.2  

NC51 Any activity not complying with Rules 15.2.7.2.7(b) (Maximum thresholds for retailing activities) and 15.2.4.2.8 (Maximum 

threshold for non-residential activities)  

NC2 Any activity or development not complying with Rule 15.2.3.9 (Building Setbacks and Area) [ 

 
15.2.4.1.7 Prohibited activities 

 

There are no Prohibited activities.  

 
15.2.4.2 Built form standards- Commercial core zone (Belfast/ Northwood [Johns Road Horticultural #1156.9]) 

 
15.2.4.2.1 Maximum building height 

 

 Applicable to Permitted Restricted 

Discretionary  

Matters of 

discretion 

a. Land on north-western corner of zone as identified on the 

Outline Development Plan in Appendix 15.9.2. 

20 

metres 

Non-compliance with Maximum 

Building 
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 Applicable to Permitted Restricted 

Discretionary  

Matters of 

discretion 

b. Land on north-eastern corner of zone as identified on the 

Outline Development Plan in Appendix 15.9.2. 

15 

metres 

Permitted standard  Height – 

15.8.3.1 

c. Land adjoining eastern boundary of zone as identified on 

the Outline Development Plan in Appendix 15.9.2. 

Land fronting Main North Road north of the indicative 

alignment of the internal spine road, as identified on the 

Outline Development Plan in Appendix 15.9.2, 

12 

metres 

a.d. Land within area identified as ‘Special Area A’ on the 

Outline Development Plan in Appendix 15.9.2. 

All sites within 50 metres of the outer edge of the esplanade 

reserve adjoining the Styx River unless specified below 

8 metres 

b.e. Land within area identified as ‘Special Area B’ on the 

Outline Development Plan in Appendix 15.9.2. 

(All sites between 150 metres and 200 metres from the 

southern-most boundary of the Commercial Core zone 

(Belfast) adjoining the Styx River )[AMP #1187, page 21] 

5 metres 

c. Land to the west of Special Area A and north of Special 

Area B as shown on the Outline Development Plan in 

Appendix 15.9.2 

12 metres 

d All other areas  20 

metres 

[ 

 

Any application arising from non-compliance with this rule shall not be publicly notified. 

 
15.2.4.2.2 Design and amenity 

 

 Permitted  Restricted 

Discretionary  

Matters of 

discretion 

a. All walls and roofs facing and on sites adjoining the eastern boundary 

of the zone and buildings in 'Special Areas A and B' identified on the 

Non-compliance 

with Permitted 

a. Design and 

amenity -
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 Permitted  Restricted 

Discretionary  

Matters of 

discretion 

Outline Development Plan in Appendix 15.9.2 shall be painted or clad in 

recessive earth tone colours with less than 30% reflectivity.  

Standard  15.2.4.3.2 

b. Urban Design 

Matters- 15.8.1 

b. Any building within 'Special Area B' on the Outline Development Plan in 

Appendix 15.9.2 shall not exceed a total floor area of 300m
2
. 

c. There shall be no freestanding signage or signage on building 

elevations directly facing the Styx River. 

[AMP Capital Investors (New Zealand) Limited, #1187, p9] 

 
15.2.4.2.2 Building setback and size – Styx River  

 Permitted  Non-complying 

a. Any buildings set back a minimum distance of 20 metres from 

the outer edge of any esplanade reserve adjoining the Styx 

River 

Non-compliance with permitted standard 

b. Any buildings set back a minimum distance of 150 metres 

from the southern boundary of the zone. 

c. Any buildings between 150 metres and 200 metres from the 

southern boundary of the zone not exceeding a total floor 

area of 500m
2
. 

Any application arising from non-compliance with this rule shall not be publicly notified. 

[AMP Capital Investors (New Zealand) Limited, #1187, p9] 
 

15.2.4.2.3 Landscaping 

 

 Permitted  Restricted 

Discretionary  

Matters of discretion 

a. The Styx River riparian setback (refer to Appendix 15.9.2ii) 

For any sites adjoining the Styx river, the setback required 

under clause (a) of rule 15.2.4.2.2 shall be: 

i. planted with native species; and 

ii. completed prior to any retail activities being open to the public 

Non-compliance with 

Permitted Standard  

a. Landscaping – 15.2.4.3.3 

b. Landscaping and trees – 

15.8.3.8 
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 Permitted  Restricted 

Discretionary  

Matters of discretion 

within the zone.  

b. A landscaped strip with a minimum width of 3 metres shall be 

provided and planted along the Main North Road frontage, 

excluding access points. 

c. Parking associated with any service lane parallel to Main 

North Road shall be landscaped in accordance with rule 

15.2.3.8.  

d. A landscaped strip shall be provided and planted along the 

site frontage with the eastern boundary and shall be: 

i. a minimum width of 5 metres; and  

ii. planted with trees, evenly spaced and not more than 

3 metres apart.  

e. A landscaped strip with a minimum width of 3 metres shall be 

provided along the Radcliffe Road frontage excluding: 

i. access points; 

ii. the road frontage of the area identified on the 

Outline Development Plan for the public transport 

interchange in Appendix 15.9.2 (if established); and 

iii. areas used for on-site vehicle parking adjoining the 

road boundary with Radcliffe Road. 

f.  On-site car parking areas adjoining the road boundary with 

Radcliffe Road shall: 

i. be landscaped in accordance with Rule 

15.2.3.8(a)(ii); and 

ii. not extend to a depth greater than 21 metres from 

the road boundary with Radcliffe Road. 

g. Requirements of Appendix 16.1 Part A shall apply to all 

landscaping within the Outline Development Plan area 

defined in Appendix 15.9.2. 

h.  Planting shall be completed within the first planting season 
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 Permitted  Restricted 

Discretionary  

Matters of discretion 

(April to September) after the commencement of construction 

of the first buildings on any site adjoining the boundary that 

landscaping is required on. 

i. A Landscape Planting and Management Plan shall 

accompany any resource consent application for new 

development in the Commercial Core zone (Belfast). 

[AMP Capital Investors (New Zealand) Limited, #1187, p9] 

 

Any application arising from non-compliance with clauses b, c, e and f this rule will not require written approvals and shall not be limited 

or publicly notified.  

 
15.2.4.2.4 Roading, access and parking 

 

 Permitted  Restricted 

discretionary  

Matters of discretion 

a. All vehicle access points shall only be provided in the locations 

specified on the Outline Development Plan in Appendix 

15.910.2. 

Non-compliance 

with Permitted 

Standard  

Roading, access and parking - 

15.2.4.3.4  

b. The point marked on the Outline Development Plan in 

Appendix 15.910.2 for a 'future left in/ left out vehicle access 

point' shall only be provided following the completion and 

opening of the Northern Arterial.  

c. Any basement or underground parking shall only be provided 

only within the area identified on the Outline Development Plan 

in Appendix 15.910.2 as 'extent of basement car parking”.  

Any application arising from non-compliance with this rule shall not be publicly notified. 

 
15.2.4.2.5 Maximum total number of vehicles exiting the site 

 

 Applicable To Permitted Restricted Discretionary Matters of Discretion 

a. Thursday Evening Peak Hour, 625 vehicles  Non-compliance with Permitted Maximum Total 
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 Applicable To Permitted Restricted Discretionary Matters of Discretion 

until the Northern Arterial has 

been constructed and open to 

traffic (See c-g below) 

standard  Number of Vehicles 

Exiting the Site – 

15.2.4.3.6 

b. Saturday Peak Hour, until the 

Northern Arterial has been 

constructed and open to 

traffic (See c-g below) 

700 vehicles Non-compliance with Permitted 

standard  

Maximum Total 

Number of Vehicles 

Exiting the Site – 

15.2.4.3.6 

 

Where there is non-compliance with this rule, written approval shall be obtained from the New Zealand Transport Agency.  

 
Any application arising from non-compliance with this rule shall not be publicly notified. Written approval may only be required and 
limited notification shall only be to the New Zealand Transport Agency.  

 

Note: The Traffic volumes emerging from the site shall be estimated by applying the anticipated trip rates for the site. 

 

c. The total traffic volume emerging from the site shall be determined through monitoring all intersections providing egress 

from the site, at intervals of no more than six months. 

d. Monitoring shall be undertaken over four consecutive Thursdays and four consecutive Saturdays, between the hours of 

1600 and 1800 on Thursday and 1200 to 1400 on Saturday 

e. The total traffic volume emerging from the site shall be deemed to be the mean of the four Thursday peak hours and the 

mean of the four Saturday peak hours. 

f. Monitoring shall commence no later than six months following completion of the first building on the site. 

g. Monitoring shall be undertaken by a qualified traffic engineer on behalf of and funded by the applicant and results shall be 

lodged with the Christchurch City Council within 20 working days of the completion of each six monthly monitoring period. 

[AMP Capital Investors (New Zealand) Limited, #1187, p9] 

 
15.2.4.2.6 Maximum thresholds for office activities 

 

 Applicable to Permitted   

Discretionary  

[Waimakariri 

District Council, 

#968, p2] 

Matters of 

discretion 

a. Up to 1 February 2015 a. The total amount of office floorspace 

within the 'Commercial Core zone 

(Belfast) zone boundary' as defined on 

Non-compliance with 

Permitted Standard  

Maximum retail/ 

office activity 

thresholds - 
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 Applicable to Permitted   

Discretionary  

[Waimakariri 

District Council, 

#968, p2] 

Matters of 

discretion 

the Outline Development Plan 

(Appendix 15.910.2) shall not exceed 

3,000m² GLFA. 

b. No single tenancy shall exceed 400 m² 

GFLA. 

15.2.4.3.5  

b. Between 1 February 2015 

and 1 February 2020 

a. The total amount of office floorspace 

within the 'Commercial Core zone 

(Belfast) zone boundary' as defined on 

the Outline Development Plan 

(Appendix 15.910.2) shall not exceed 

8,000m² GLFA.  

c. 1 February 2020 onwards a. The total amount of office floorspace 

within the 'Commercial Core zone 

(Belfast) zone boundary' as defined on 

the ODP (Appendix 15.910.2) shall not 

exceed 12,000m² GLFA. 

 

Any application arising from non-compliance with this rule will not require written approvals and shall not be limited or publicly 

notified. 

 
15.2.4.2.7 Maximum thresholds for retailing activities 

 

 Applicable to Permitted  

Discretionary  

 

Matters of 

discretion 

a. Up to 1 July 2017 The total amount of floorspace for retailing 

within the 'Commercial Core zone (Belfast) 

zone boundary' as defined on the ODP 

(Appendix 15.910.2) shall not exceed 

10,000m² GLFA and retailing tenancies of 

2,000m² GLFA or less shall not exceed 

Non-compliance with 

Permitted Standard  

Maximum 

retail/office activity 

thresholds - 

15.2.4.3.5  
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 Applicable to Permitted  

Discretionary  

 

Matters of 

discretion 

6,000m² GLFA. 

 Applicable to Permitted  
Non-complying 
[  

b. From 1 July 2017 The total amount of floorspace for retailing 

within the 'Commercial Core zone (Belfast) 

zone boundary' as defined on the ODP 

(Appendix 15.910.2) area shall not exceed 

20,000 m
2
 GLFA. 

Non-compliance with Standard 

 

Any application arising from non-compliance with this rule will not require written approvals and shall not be limited or publicly 

notified. 

 
15.2.4.2.8 Maximum threshold for non- residential activities 

 

 Permitted  Non-complying  

a. The total amount of floorspace for non-residential activities 

within the 'Commercial Core zone (Belfast) zone boundary' as 

defined on the ODP (Appendix 15.910.2) shall not exceed 

45,000m² GLFA. 

Non-compliance with Standard  

 

Any application arising from non-compliance with this rule will not require written approvals and shall not be limited or publicly 

notified. 

 
15.2.4.3 Matters of discretion for the Belfast/ Northwood [Johns Road Horticultural 1156.10] outline development plan area 

 

15.2.4.3.1 Outline development plan 

 

a. Community Facilities  

i. Ensures that community facilities are publicly accessible and can be easily accessed from Main North Road and Radcliffe 

Road. 

ii. Ensures that sufficient floor space is provided for community facilities across the zone, being a minimum gross floor area of 

1,600m
2
.  

b. Open Space  
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i. Ensures that external public open space is provided in convenient, publicly accessible locations within the zone.  

ii. Ensures that sufficient open space is provided across the zone, being 1200m
2
 of public open space with at least one space 

making up 1200m
2
 and capable of containing a circle with a minimum diameter of 18 metres. 

c. Connectivity  

i. Ensures the proposed development includes and/or provides for future development of an open air main street connecting Main 

North Road and Radcliffe Road as a route through the site and which provides a high quality pedestrian environment.  

ii. Ensures that linkages are made from the development to the Styx River and which contributes to improved public accessibility 

along the river. 

d. Public Transport Interchange  

i. Ensures provision is made for the future development of an area for a public transport interchange in the location shown on the 

Outline Development Plan that is at least 4,000m
2
. 

ii. The degree to which interim uses of land identified for a public transport interchange affect the ability to develop a public 

transport interchange at a future date.  

 
15.2.4.3.2 Design and amenity 

 

a. Whether any proposed signage, building colours or fences associated with development will adversely impact on the natural 

character and values of the Styx River.  

b. The visual appearance and attractiveness of the development 

 
15.2.4.3.3 Landscaping 

 

a. The extent and quality of landscaping, and the effectiveness of proposed planting and trees in screening car parking areas 

and buildings from adjoining zones. [AMP Capital Investors (New Zealand) Limited, #1187, p10] 

b. a.The extent of native and other planting within the Styx River riparian setback to enhance the ecological values associated with the 

Styx River and to screen buildings adjacent to the Styx River.  

Whether consideration has been given to the retention of existing trees until new planting is sufficiently established. [AMP 

Capital Investors (New Zealand) Limited, #1187, p10] 

b. The extent to which the historic use of the area for mahinga kai, market gardening and, horticultural activities is retained 

recognised through landscaping or other features [Mahaanui Kurataio, #1145, p43]. 

 
15.2.4.3.4 Roading, access and parking 

a. The extent to which the transport network creates safe and efficient movement within the site and ensures connectivity and 

convenience for pedestrians and cyclists.  

b. The extent to which any underground or basement car parking structure is integrated into the development to avoid adverse visual 

effects.  

c. Any adverse effects of vehicle access points on the safe and efficient operation of the transport network  

d. Any adverse effects of parking areas/access points on adjoining zones and whether mitigation minimises these effects.  

e. The extent to which the location and design of parking, access and manoeuvring areas supports pedestrian safety.  
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15.2.4.3.5 Maximum retai/ office activity thresholds 

The extent to which the additional gross leasable floor area:  

a. avoids adverse effects on the function and recovery of the central city and District Centres within the District and outside the 

Kaiapoi and Rangiora in Waimakariri District [Waimakariri District Council, #968, p2]; and  

b. limits adverse effects on people and communities who rely on the central city and District Centres for their social and economic 

wellbeing, and allows ease of access to these centres by a variety of transport modes. 

 
15.2.4.3.6 Maximum total number of vehicles exiting the site 

 

a. Prior to the opening of the Northern Arterial motorway, the extent to which any significant adverse effects arise on the safety and 

efficiency of the transport network as a result of the proposed activity. 

 

a. Whether the development builds in environmentally sustainable design principles and technologies, by:  

i. Optimising solar heat gain, natural lighting and passive ventilation and conserving energy and water. 

ii. Utilising stormwater management techniques such as rain gardens and water recycling. 
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15.910.2 Commercial core zone (Belfast/Northwood [Johns Road Horticultural #1156.21)Outline - development plan 
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