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INTRODUCTION 

Name and Qualifications 

1. My full name is Raymond John Edwards.  I am a traffic engineering consultant practising from 

Christchurch.  I am the Managing Director of Urbis TPD Limited (Urbis).  Urbis is a resource 

management and traffic engineering consultancy which provides land development related 

advice to local authorities and to private clients.  Urbis is engaged in practise nationwide. 

2. I hold the qualifications of a New Zealand Certificate in Civil Engineering, and the Certificate 

of Transport Planning, Management and Control from the University of New South Wales.  I 

am a Registered Engineering Associate.  I also recently gained accreditation as an 

Independent Hearings Commissioner. 

3. I have 26 years employment in the field of civil engineering, 23 of which in resource 

management related traffic engineering for both the Christchurch City Council and as a 

consultant to other local authorities, and private developers.  I also have extensive experience 

acting as an expert witness on traffic related issues associated with land use development 

and the preparation and implementation of District Plans.  This experience includes many 

appearances before the Environment Court. 

The Subject Site 

4. This statement relates to an area of land essentially located along the western side of 

Racecourse Road, between Waterloo Road and Buchanans Road, and then extending along 

the southern side of Buchanans Road a small distance.  I provide an image of the affected 

land area as Figure 1 on the next page.  Figure 1 shows: 

a) Residential zoning as yellow and industrial general zoning as purple.  Both zones 

replicate the operative living and industrial zonings; 

b) The subject land area circled in red, with 65-67 Racecourse Road being located at 

the southern end of the subject land area. 

5. This land is currently zoned for residential purposes and is proposed by the Council in the 

notified City Plan Review to retain its residential zoning.  However the parties I represent 

sought through the submissions process that the land has an Industrial General zoning to 

match the land area that surrounds it on three sides. 



Christchurch Replacement District Plan Hearing (Residential) 

Edwards Submission on behalf of #329, #336, #1207 

65-67 Racecourse Road, Christchurch 

 

 

20/03/2015    3 
600007 150320 Edwards Submission Residential.doc 
© Urbis TPD Limited 

 

 

Figure 1: Proposed Zoning of the environs of 65 Racecourse Road through to 23B Buchanans 
Road.  (source = CCC http://proposeddistrictplan.ccc.govt.nz/PropertySearch). 

Parties Represented 

6. This statement has been prepared on behalf of the four parties seeking the rezoning being: 

a) Submitter #329 – D.T. King Limited; 

b) Submitter #961 – Commercial Vehicle Centre Limited; 

c) Submitter #336 - Robert Paton and; 

d) Further submitter #1207 – Urbis TPD Limited (myself) 

7. From the outset I record that: 

a) D.T. King Limited is the owner of the land at 65-67 Racecourse Road (on the 

Waterloo/Racecourse corner). 

b) Commercial Vehicle Centre Limited is a business subsidiary of D.T. King Limited 

and occupies the neighbouring industrial site at 8-16 Waterloo Road.  Commercial 

Vehicle Centre operate a purpose-built truck sales and truck maintenance activity 

65-67 

CVC 
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from 8-16 Waterloo Road.  I will provide more detail on the nature and scale of the 

CVC activity later in this document; 

c) Robert Paton is the real estate agent that represents D.T. King Limited in relation to 

the tenanting of their two residential sites at 65-67 Racecourse Road 

d) Urbis prepared the recent resource consent application that enabled the 

Commercial Vehicle Centre to expand at 8-16 Waterloo Road. 

It can be seen that the above four submissions are linked.  However it is important to record at 

this point that, from our perspective, the Commercial Vehicle Centre submission (#961) was 

the ‘primary’ submission as the rezoning we seek would enable their activity to expand.  The 

other three submissions were simply in support of the Commercial Vehicle Centre 

submission.  Moving forward, and for simplicity, these parties are happy to continue in this 

process under the Commercial Vehicle Centre submission (#961) and I will refer to all four 

parties as ‘CVC’ in this document from here on. 

Purpose of this Document 

8. I want to also record that this document is not directly relevant to my particular field of 

expertise (being traffic engineering and transport planning).  Therefore I do not wish for this 

document to be considered as any form of expert evidence on my part.  This document is 

intended for information purposes only. 

9. Unfortunately we have not had time to present expert evidence on this matter as a result of an 

administration error.  I mentioned above that, from our perspective, the CVC submission 

(#961) was the primary submission on this matter.  We were relying upon communications in 

relation to this review process and this particular subject site via this submission.  However 

the CVC submission was left out of the communications process from the Secretariat and we 

were not aware of this until Tuesday 17th March.  When communicated to them, this error was 

readily accepted by the Secretariat and immediately rectified for future communications.  I 

attach as Appendix A an email to this effect. 

10. Instead, and with the Panel’s indulgence, we anticipate providing expert evidence in relation 

to the rezoning sought as part of the process relating to the commercial and industrial 

chapters.  For now, this document will outline how we have reached an agreed alternative 

relief with the Council as part of the mediation process.  This alternative relief will still meet the 

immediate business expansion needs of CVC without involving any land that is not under the 

ownership of parent company D.T King Limited. 
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11. I record that I have informally discussed the proposed alternate relief with Mike Mora, 

Chairperson of the Riccarton Wigram Community Board (#1412) and I have his verbal 

support of a revised rezoning proposal that will retain an enhanced amenity on the relevant 

sites compared to the proposed Industrial General development standards.  However the 

alternate relief has yet to be discussed with the two other submitters who wished to be heard 

on this matter (John Raso #1049 and Murray Dawson #303) because both submitters refused 

to be involved in the mediation process.  I attach their emails to this effect as Appendix B. 

12. Given that the mediation process with the Council has resulted in an agreed position between 

us and them, and also grants the requested relief for the opposing submitters (i.e. retaining 

their sites with a residential zoning), then it appears that all parties’ future aspirations for the 

identified land area have been met.  On this basis I respectfully request that the following 

information, rather than expert evidence, is accepted by the Panel at this stage.  It may well 

turn out that over the next two weeks we have a formally agreed position between all parties 

(i.e. CVC, the Council and the opposing submitters) in advance of the hearing for the 

residential chapter such that this matter may no longer need to be heard. 

13. Having identified the subject site and the subject rezoning issue, the balance of the document 

will provide information on: 

a) What it is that we are trying to achieve and why; 

b) Preliminary consultation processes with affected residents; 

c) The relevant opposing submissions; 

d) The position of the Council as presented in the evidence of Mr. Scott Blair dated 12 

March 2015; 

e) Mediation processes undertaken to date; 

f) An alternative relief acceptable to both CVC and the Council, and understood to 

also be acceptable to the Riccarton Wigram Community Board. 

g) How we will progress the matter from here 
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THE COMMERCIAL VEHICLE CENTRE ACTIVITY 

14. Commercial Vehicle Centre is a South Island owned and operated company that operates 

from four locations in Christchurch, Dunedin, Invercargill and Nelson.  Commercial Vehicle 

Centre was established in 1985 and in 1989 the company opened its Christchurch branch in 

Blenheim Road and in 1997 shifted to a purpose-built site at 8-16 Waterloo Road, Sockburn. 

15. Commercial Vehicle Centre sells a complete range of new UD Trucks (Nissan Diesel) and is 

the South Island distributor of Hyundai Trucks.  With four sales locations, CVC have the one 

of the largest range of new and used trucks for sale in the South Island.  All four CVC 

branches also have large workshops equipped for the servicing of UD Trucks and Hyundai 

Trucks as well as all other road transport related equipment.  

16. In 2014 CVC was granted resource consent for further expansion of the Waterloo Road 

service facility.  A site plan of the proposed expansion is provided in Appendix C.  However 

continued business growth, partially driven by increased demand for trucks associated with 

the Christchurch rebuild, means that they require more operational space. 

17. CVC have been investigating options for some time in relation to the use of the sites and 65-

67 Racecourse Road as additional truck display space.  These two sites are also owned by 

parent company D.T. King Limited and their use would enable to relocation of truck display 

space away from the main vehicle servicing building which in turn would provide more room 

for the overall CVC activity.  However the residential zoning of these two sites, and the likely 

consent processes involved with establishing their type of use on the site, has discouraged 

their use for this purpose. 

18. Instead CVC were made aware of the imminent City Plan review process and advised that 

they should perhaps consider rezoning options through this process.  However an issue that 

CVC are aware of is that just seeking a rezoning of the two properties at 65-67 Racecourse 

Road would reduce the size of the ‘island’ of residential zoned sites circled in red in Figure 1 

earlier.  In (very) preliminary discussions with Council staff this wasn’t seen as ideal and as 

such the decision was made by CVC to seek the rezoning of all of the residential sites as part 

of the City Plan Review process despite the fact that this was not their preferred option. 
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PRELIMINARY CONSULTATION WITH RESIDENTS 

19. The proposal to seek a rezoning of all of the residential properties needed to be 

communicated with the affected residents.  CVC organised for a meeting to be held with 

affected residents on date 25 September 2014.  I attach a copy of the meeting invitation 

circulated to residents as Appendix D.  The meeting was attended by several residents and 

there was general opposition from all in relation to the proposed rezoning of all of the 

properties identified in Figure 1 earlier. 

20. It was this advance knowledge of what CVC was proposing that resulted in submissions 

opposing a rezoning of the sites being lodged by residents.  Otherwise their position on the 

matter would have been communicated through the further submissions process. 

RELEVANT OPPOSING SUBMISSIONS 

21. The CVC submissions listed in 6a) to 6c) earlier all consider that an Industrial General zoning 

would be more appropriate. 

22. However Submitters #184, #303, #335, #1049 and #1106, all of whom I understand to be 

landowners and/or residents of the affected land area, seek that the residential zoning be 

retained.  In terms of reasoning, brief comments are made in relation to industrial creep, 

property values, use of residential zoned land for commercial gain and amenity.  Only two of 

these submitters wished to be heard (John Raso #1049 and Murray Dawson #303). 

23. In addition further submission #1412, from the Riccarton/Wigram Community Board also 

opposed the CVC proposal.  The reasons given were the current residential use of the land 

and protecting the residential character of the immediately surrounding area. 

THE COUNCIL OFFICER’S EVIDENCE 

24. Mr. Blair discusses the matter in paragraph 15.12 of his evidence dated 12 March.  He 

opposes the proposed rezoning owing to a potential loss of residential amenity to residents 

across Racecourse Road and Buchanans Road.  No further reasoning or analysis is provided. 

25. Although not qualified to formally rebut this view in an evidential statement, as a layperson I 

was surprised at his position given the extent of residential housing stock located across the 

road from industrial activity in the immediate vicinity – for example Buchanans Road, Carmen 
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Road, and Epsom Road.  It was clear that further discussions were necessary with the 

Council to explore Mr. Blair’s position further.  The Panel directed mediation process was 

used for this purpose. 

MEDIATION PROCESSES 

26. I attended the residential mediation meeting on 18th March on behalf of CVC.  In advance of 

this meeting I contacted both Mr. Raso and Mr. Dawson to see if they were aware of the 

meeting and whether or not they would be attending.  As I noted earlier, both submitters 

refused to be involved in the mediation process and I remind the Panel that I attach their 

emails to this effect as Appendix B. 

27. Mike Mora, Chairperson of the Riccarton Wigram Community Board (#1412), was in 

attendance at the residential mediation meeting on 18th March.  I record that I have informally 

discussed the proposed rezoning of all affected properties with Mr. Mora and I suggested to 

him that CVC were willing to adopt some site specific landscaping and amenity based rules in 

order to address the amenity concern the Community Board has raised.  Mr. Mora’s verbal 

advice to me was that what I was suggesting would address their concern.  I hope to get 

something in writing to this effect from the Board prior to the hearing commencing. 

28. I then met with the relevant Council Planners being Mr. Blair (residential) and Mr. Stevenson 

(industrial and commercial) on 19 March 2015 to discuss the CVC submissions and provide 

some background to the reasoning behind the submissions.  Both Council staff are to be 

commended for their willingness to meet with me at extremely short notice, and also for their 

willingness to try and resolve matters through mediation and discussions in accordance with 

the Panel’s direction. 

ACCEPTABLE ALTERNATIVE RELIEF 

29. The result of the discussions with Mr. Blair and Mr. Stevenson is that CVC are agreeable to 

modifying the relief they seek to only relate to the properties under D.T King ownership (being 

those at 65 and 67 Racecourse Road).  Residential amenity for properties located across 

Racecourse Road will be protected through a site specific landscaping provision that will be 

along the lines of the operative Business 4 landscape provisions which are notably more 

onerous than the proposed Industrial General landscape provisions.  We have yet to finalise 
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how this will be achieved but Mr. Blair’s suggestion of a site specific development plan being 

included as an appendix to the industrial chapter has merit. 

30. In return for offering the proposed alternate relief, and without prejudice to either party, Mr. 

Blair has advised that he would not oppose the potential rezoning of 65 and 67 Racecourse 

Road.  This document has been prepared on this basis. 

31. In the interim I offer as Appendix C a schematic of how such a proposed activity expansion 

across 65-67 Racecourse Road could look. 

PROGRESSING THE MATTER FROM HERE 

32. As noted earlier, the alternate relief has yet to be discussed with the two other submitters who 

wished to be heard on this matter (John Raso #1049 and Murray Dawson #303) because 

both submitters refused to be involved in the mediation process.  The alternate relief now 

sought should also be communicated to all opposing submitters and CVC will undertake to do 

this immediately.  In any case, and also as noted earlier, it appears that all parties’ future 

aspirations for the identified land area have been met. 

33. It may well turn out that over the next two weeks we have a formally agreed position between 

all parties (i.e. CVC, the Council and the opposing submitters) in advance of the hearing for 

the residential chapter such that this matter may no longer need to be heard. 

 



Christchurch Replacement District Plan Hearing (Residential) 

Edwards Submission on behalf of #329, #336, #1207 

65-67 Racecourse Road, Christchurch 

 

 

20/03/2015    10 
600007 150320 Edwards Submission Residential.doc 
© Urbis TPD Limited 

APPENDIX A 
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From: Chch Plan - Info [mailto:info@chchplan.ihp.govt.nz]  
Sent: Tuesday, 17 March 2015 10:24 a.m. 

To: Ray Edwards 

Cc: scott.blair@ccc.govt.nz; 'Rick McIntosh'; 'Stevenson, Mark' 
Subject: 961 and 1207 attendance at Residential mediation and hearing 
 

Hi Ray, thanks for this email. 

 

I’ve checked the list sent with the Notice of Hearing, and on one of the final pages (under Further 

Submitters), 1207 Urbis TPD is included. 

 

However you’re correct that 961 is not included.  Having just checked the CCC website of 

submitters (http://proposeddistrictplan.ccc.govt.nz/PropertySearch/SubmissionSearch.html), I see 

that 961 has been categorised as Chapter 16 Industrial only.  This is why we haven’t captured it. 

 

We will add 961 to our list for the Ch14 Residential (part) hearing, and record your wish to attend 

the hearing and mediation as set out below. 

 

 

Kind regards, Margaret 

 

Independent Secretariat, 348 Manchester Street, Christchurch 

http://www.chchplan.ihp.govt.nz | 0800 242 4040 
  

 
 

CAUTION. This email message and any attachments contain information that is CONFIDENTIAL  

and may be LEGALLY PRIVILEGED. If you are not the intended recipient any use, disclosure or  

copying of this message or attachments is strictly prohibited. If you have received this email  

message in error please notify immediately and erase all copies of the message and attachments 

 

From: Ray Edwards [mailto:ray.edwards@urbisgroup.co.nz]  

Sent: Tuesday, 17 March 2015 10:06 a.m. 

To: Chch Plan - Info 

Cc: scott.blair@ccc.govt.nz; 'Rick McIntosh'; 'Stevenson, Mark' 

Subject: RE: Notice of Hearing: Chapter 14 Residential (Part) 

 

Hi, 

 

Thanks for sending through the notice of hearing.  For some reason submitter 961 (Commercial 

vehicle centre) has not been included as a party of the Residential Chapter process.  Further 

submission 1207 (urbis TPD) has also been omitted. 

 

Yet Submitter 1049 (John Raso) who is submitting on the exact same issue has been included.  The 

issue is the CVC request for several sites located along racecourse Road and Buchanans Road to be 

rezoned from residential to industrial. 
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It is possible that this has come about because the CVC submission ticked industrial, but subsequent 

to this Sir John has specified that if you want residential land rezoned to something else then you 

must provide evidence for both residential and (in this case) industrial.   This direction from Sir 

John means that many submitters may be unwittingly left out of the residential process because they 

have not been included in IHP notices about the residential process.  The ramifications of this are 

clearly significant. 

 

Can you please update your records to include Submissions 961 and 1207 in the Residential process 

and include my email address as a point of contact. 

 

Can you please also record that we wish to speak on this matter at the hearing.  We also want to 

attend the pre-hearing mediation tomorrow. 

 

Thanks 

 
Ray Edwards 
Managing Director 
Urbis TPD Limited 
  
Unit 17, 211 Ferry Road, Christchurch 
PO Box 10318, Christchurch 8145 
  
Phone 03 963 8727 
Cell   029 963 8727 
Email: ray@urbisgroup.co.nz  
  

CONFIDENTIALITY: This email (including any attachments) may contain confidential, proprietary and privileged information, and 
unauthorised disclosure or use is prohibited. If you receive this email in error and are not the intended recipient, do not read, use, 
disseminate, distribute or copy this message of attachments. Please notify the sender and delete this email from your system. 
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APPENDIX B 

 

 

 

 

 

 

Email Communications from John Raso #1049 and Murray 

Dawson #303) Refusing to be Involved in the Mediation Process 
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From: Murray Dawson [mailto:dawsonm@rnzih.org.nz]  
Sent: Wednesday, 18 March 2015 4:57 p.m. 

To: John Raso 

Cc: Ray Edwards; Stevenson, Mark; scott.blair@ccc.govt.nz; Joel Williams; info@chchplan.ihp.govt.nz 
Subject: Re: Meeting tomorrow re Buchannan’s/Racecourse 
 

As far as I am aware, five or six Buchanans and Racecourse Road residents, including myself, made 

submissions to the proposed district plan all strongly objecting to the DT Kings proposal to change 

our residential property zoning to industrial. These written submissions should be clearly known at 

any hearings. There is nothing to resolve - the submissions of the residents are very clear. 

 

I too was told of another resident who had been mislead by the same consultant - this was very 

unprofessional and not a one-off occurrence. 

 

In support of John Raso's comments, the vested interests of one company (and their representatives) 

who want to encroach into residential zoned land should not displace existing rights of the residents 

who would be very negatively impacted by increased vehicle movements, noise and other adverse 

effects. 

 

Murray Dawson 

 

 

 

 

On 18 March 2015 at 15:35, John Raso <John.Raso@cial.co.nz> wrote: 

Hi Ray 

Many thanks for call this morning and email today much appreciated. 

You may not be aware that I have had 3 previous meetings with the owners of DT King and have been 

misled as to the intention of the proposal. In one occasion a consultant visited my Elderly mother and 

advised her he was from CCC and needed to sign an approval form to allow industrial activity to be 

located adjacent to her property. Our enquiry with other residents in the immediate area found a similar 
story from the unsolicited individual. 

I do not think that DT King are at all concerned about our neighbourhoods desire to remain as such and 

not to have industrial creep given the abundance of industrial property available for use and sale in the 

existing Freezing works site across the road. 
http://www.cbre.co.nz/aboutus/mediacentre/mediaarchives/Pages/072512.aspx 

Therefore I see little value in addressing the same ground given my attempts previously in good faith. 

My position supports the Riccarton – Wigram Community Board submission supporting the Status Quo 
and objection to the DT King submission. 

Again many thanks for your time. 

Kind regards John 
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From: Ray Edwards [mailto:ray.edwards@urbisgroup.co.nz]  
Sent: Wednesday, 18 March 2015 1:36 p.m. 

To: 'Stevenson, Mark'; scott.blair@ccc.govt.nz 

Cc: John Raso 
Subject: RE: Meeting tomorrow re Buchanans/Racecourse 

Hi Mark, 

I discussed this matter with Scott this morning.  He has suggested that the three of us should meet tomorrow 
morning to discuss and try and resolve things.  He suggested 9:30am.  Does this work for you? 

John Raso is the only submitter who otherwise wants to be heard on this matter.  I think he should attend as 
well.  I have left a message on his cell and copied him into this email. 

Ray Edwards 
Managing Director 
Urbis TPD Limited 
Unit 17, 211 Ferry Road, Christchurch 
PO Box 10318, Christchurch 8145 
Phone 03 963 8727 
Cell   029 963 8727 
Email: ray@urbisgroup.co.nz  

CONFIDENTIALITY: This email (including any attachments) may contain confidential, proprietary and privileged information, and 
unauthorised disclosure or use is prohibited. If you receive this email in error and are not the intended recipient, do not read, use, 
disseminate, distribute or copy this message of attachments. Please notify the sender and delete this email from your system. 
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APPENDIX C 

 

 

 

 

 

 

Approved CVC Expansion Plan (RMA92025635) 

Possible Site Layout Including 65-67 Racecourse Road 
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APPENDIX D 

 

 

 

 

 

 

Invitation to Residents to Attend the September 2014 

Consultation Meeting 
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