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INTRODUCTION  

My name is Janice (Jan) Audrey Cook. I am a self-employed designer and business 

administrator. I have served on the Board of the Akaroa Civic Trust since 1997 and currently 

hold the position of Deputy Chair. 

The Akaroa Civic Trust (Trust) was founded in 1969 as a society dedicated to the preservation 

of the beauty, history and character of Akaroa and its surrounding area. Membership stands at 

around 170. The Trust has a longstanding involvement with town planning and the Banks 

Peninsula District Plan, including Environment Court appeals and mediations in relation to 

building height and design guidelines, and representation on the Akaroa Design and 

Appearance Advisory Committee since its inception.  

The Trust proposed the Akaroa Historic Area which was registered by NZ Historic Places Trust 

in 1999, and in 2002 launched the Akaroa Historic Area Database which includes photographs 

and researched information on more that 130 buildings and objects. 

The Trust promotes public knowledge of and interest in Akaroa with regular lectures, public 

events, exhibitions, publications and media articles. Publications include the Akaroa Historic 

Walks guide (5th edition 2011), Toitu te Whenua - Takapuneke and Greens Point (2010) and 

City and Peninsula (with Christchurch Civic Trust, 2nd edition 2012)  

In December last year the Trust received a Civic Award from the Christchurch City Council in 

recognition of 45 years of community service and advocacy. 

 

SCOPE OF EVIDENCE 

The specific parts of the proposed Commercial Chapter that my evidence relates to are the 

policies and rules for the Commercial Zone at Akaroa.  

Note: The Akaroa Civic Trustʼs area of interest is limited to the Akaroa area and the Trust does 

not have an opinion on matters relating to Lyttelton or Christchurch City. 
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SUMMARY  

• Akaroa has important heritage and amenity values.  

• Akaroaʼs issues are different from those of Christchurch and Lyttelton. Tourism, based 

on the natural and historic attractions of the town, is a vital part of the local economy and 

an important contributor to the wider region.  

• In Akaroa, limits on scale and density, and controls on the design and appearance of 

buildings have been in place for 45 years, are well accepted by the community and have 

been effective in conserving the historic character and amenity of the town. 

• Substantial changes have been made to rules for the Commercial Zone at Akaroa 

without regard to heritage provisions to be proposed in Stage 2, and previously identified 

deficiencies in the current Banks Peninsula District Plan have not been remedied. 

• Decisions relating to the Commercial Zone at Akaroa should be deferred until they can 

be considered alongside the heritage provisions. 

• Exemptions in Rule 15.5.2.3 RD3 for some new building work are not appropriate in 

Akaroa 

• Public notification of an application in relation to Rule 15.5.2.3, RD3, may be appropriate 

in some cases and should not be precluded. 

• Buildings which exceed the height standard should be a non-complying activity. 

• Consideration of the amenity of existing adjacent activities will be appropriate in some 

cases. 

 

History of planning controls for design and appearance in Akaroa 

1. Planning rules to guide the development of Akaroa and preserve the historic character and 

charm of the town go back to 1970. The then County Chair spoke of his concern about the 

changing appearance of the town. In response the Christchurch and Akaroa Civic Trusts offered 

their services and, lead by architect Peter Beaven, an ʻEnvironmental Planʼ, to be included in 

the Akaroa County District Scheme, was drawn up. 

2. Many of the issues raised in the Environmental Plan are still very relevant today, including 

- need to attract permanent (especially working) residents 

- the rising value of holiday homes making it difficult for residents to rent, buy or build 

- infrastructure and the range of community services and ʻthings to doʼ 
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- increasing tourism can potentially degrade the very attributes that make the town 

attractive to visitors (and residents). The economic benefits brought by tourism must be 

used to strengthen the visual and aesthetic qualities or atmosphere of the town and not 

destroy them.  

3. The Environmental Plan describes the character of Akaroa and the threats to it, and concludes 

by stating 

ʻEvery year since the war, this original rich tranquility is eroded and the town becomes like 

everywhere else.ʼ   (Akaroa County District Scheme, 1972, Part 3) 

4. There have been controls over the design and appearance of buildings in Akaroa for 45 years 

and these are well understood, accepted and supported by the local community. 

5. Central to the effective administration of these controls has been the Akaroa Design and 

Appearance Advisory Committee. This committee comprises Councillors, architects, Akaroa 

Civic Trust and community representatives, and provides local knowledge and free expert 

advice to developers and Council planners.  

6. This commitment by successive councils and the community has ensured the preservation of 

the essential character and heritage of Akaroa as it has developed to meet changing economic 

and social needs.  

7. Certainly some old buildings were lost during this time, as the focus until was more on ensuring 

a high standard of new building. The Trust acknowledges, and is deeply grateful to, past and 

present owners who have maintained and cherished their heritage buildings, and those who 

have taken the care to design and build quality new buildings.  

8. With the introduction of the Resource Management Act in 1991 a new type of building began to 

occur in Akaroa – large three storey townhouse developments. In 1996 the new Criterion motel, 

a large building on the corner of Rues Jolie and Balguerie, provoked a public outcry. Its ʻFrench 

Provencalʼ style was considered by its proponents to be appropriate in ʻFrenchʼ Akaroa (the 

French colonists came from the northwest of France, not Provence). Other large three storey 

developments quickly followed. Design and appearance concerns about bulk and scale were 

deemed to be invalid because the buildings complied with standards. The effect of allowing 

building at this intensity and scale was to greatly increase land values, as well as detracting 

from the amenity of neighbouring buildings and the character of the town as a whole. This 

undermined the viability of existing buildings, and a number of heritage buildings were 

demolished in the 1990s.  

9. Akaroa was once again in danger of becoming ʻlike everywhere elseʼ. 
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Akaroa Historic Area (AHA) and the Importance of Akaroaʼs Heritage and Character Values.  

10. In January 1997 the Banks Peninsula District Council granted consent to Emerald Endeavours 

Ltd  to build 6 townhouses at 102 Rue Jolie, This building was the last to be approved under the 

Akaroa Transitional Plan. Design and appearance concerns about the bulk and scale of the 

building were considered invalid because it complied with Plan standards. This building has 

since become the one most often held up as an example of inappropriate development in 

Akaroa.  

11. The Councilʼs decision was critical of the Historic Places Trust stating ʻWe do note the comment 

made by the Historic Places Trust regarding what was described as an historic precinct, 

comprising the Gaiety Hall, Coronation Library, and nearby cottages on Rue Jolie. Whilst 

valuable in itself, we consider the presentation of this evidence at a hearing is less than 

satisfactory. If the Historic Places Trust regards the area as being of regional or national 

significance then it has powers at its disposal to ensure some level of protection. Such powers 

are not well expressed at hearings. Rather the Trust should be operating proactively.ʼ (BPDC - 

Emerald Endeavours Ltd, 29 January 1997) 

12. The need for better recognition and understanding of Akaroaʼs heritage as a whole was the 

catalyst for the Akaroa Historic Area, which was proposed by the Akaroa Civic Trust following 

extensive public consultation, and was registered by NZ Historic Places Trust in February 1999. 

The AHA covers all of the Town Centre Zone, generally conforms with the boundaries of the 

Residential Conservation Zone, and also includes the townʼs reserves and several small 

sections of the Residential Zone.  

13. The registration assessment by NZ Historic Places Trust states ʻ…the true significance of the 

area lies in the fact that it is an exceptionally well preserved example of a colonial New Zealand 

town from the second half of the nineteenth century.ʼ 

14. The Akaroa Waterfront Historic Area was registered in September 1996 and comprises the 

foreshore road reserve and the area 300 metres out from high tide mark from French Bay to 

Red House Bay. 

15. Akaroaʼs character derives not only from around 200 surviving heritage buildings dating back to 

the 1840s, but also from its narrow streets, gardens, hedges, fences, bridges, harbour setting 

and public spaces. 

16. While there are historic places throughout Akaroa and its environs, the highest concentration 

and the most obvious heritage character is in the areas of the Residential Conservation and 

Town Centre Zones.  



 6 

17. Akaroa was this countryʼs first planned settlement and no other place in New Zealand has such 

an extent of historic buildings and features concentrated in a small area, and in such a dramatic 

setting. 

18. Akaroa is a destination for national and international visitors, currently hosting seventy to eighty 

cruise ships each summer and also enjoyed by tens of thousands of independent tourists, 

holidaymakers and holiday-home owners. The townʼs attractiveness as a destination depends 

on its natural and historic character and its small-scale ʻgetting away from it allʼ charm. 

19. Based on 2013 census figures, Akaroaʼs permanent population is 624. The median age is 56 

and couples without children make up 71% of residents. 342 houses are permanently occupied 

and 567 (63%) are unoccupied, i.e. are holiday homes. This figure of 63% is likely to be lower 

than is normal as a number of people relocated to their Akaroa homes following earthquake 

damage to their homes in Christchurch.  

20. With such a small population base, tourism provides the critical mass that ensures the 

continuation of many services in Akaroa – medical, banking, supermarket, library, etc. – that 

many small rural towns have lost, and also some of the finer things in life such as restaurants 

and cafes, shops and galleries, health spas and a cinema. Volunteering is a way of life for many 

in Akaroa, but it is increasingly difficult for a small and aging population to provide some of the 

volunteer services needed to support the community and its many visitors.  

21. We understand the urgency of enabling recovery in Christchurch and Lyttelton and removing 

unnecessary and costly barriers to development, and to affordable housing in particular. Akaroa, 

however, has lost few buildings (though some public buildings require costly strengthening 

work) and is not under pressure for new housing or commercial premises. 

22. With the loss of so many heritage buildings in Christchurch and Lyttelton, Akaroaʼs heritage has 

become an even more important contributor to the economy of the region. 

23. Poorly thought out changes to the Christchurch District Plan could have a profound impact on 

the important historic heritage and character of Akaroa, and on the livelihoods and well being of 

many within the district and the wider region. 

 

Banks Peninsula District Plan (BPDP) 

24. The current Banks Peninsula District Plan was notified in 1997, and decisions were released in 

2001. 

25. The Akaroa Town Centre Zone (TCZ) permits a range of commercial and residential activities in 

existing buildings, but all new building work requires consent as a restricted discretionary, or 

discretionary activity, subject to standards. 
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26. Most importantly, the rules give discretion over  ʻform, bulk, scale, design and location of 

buildingsʼ regardless of the standards, i.e. the standards are maximums, and their applicability 

will depend on individual circumstances.  

27. The AHA is recognised in Maps and in Ch14 Cultural Heritage, including rules relating to the 

location of garage doors and length of buildings, but provisions for the AHA were limited by the 

scope of submissions made in 1997. Design Guidelines for new building work were finalised in 

2005. 

28. Since 2001 no heritage buildings have been demolished (other than 2 lost to fire) and no 

intrusive new development has occurred in the Town Centre or Residential Conservation Zones. 

Older buildings appear to be generally very well maintained with little evidence of neglect. There 

is a noticeable interest in the careful restoration of heritage buildings, for use as residences or 

holiday homes, or for boutique homestay and retail businesses.  

29. Since the registration of the AHA in 1999 the Trust has been working with the Banks Peninsula 

District Council and, from 2006, Christchurch City Council (Council) to introduce a variation to 

better recognise the AHA in the BPDP. Following the September 2010 earthquake the Trust 

understood and accepted that the matter would have to wait until the District Plan Review.  

Description of the Town Centre Zone at Akaroa. 

30.  The TCZ is two separate areas stretching along the Akaroa waterfront and divided by the main 

beach. The Zone is mixed use. Commercial activity is largely situated along the northern section 

of Rue Lavaud and along Beach Rd as far as the Main Wharf. The southern section of Rue 

Lavaud, Rue Jolie South, Rue Jolie North and Aubrey Street are all wholly or substantially 

residential in use and character. As a rough estimate I would say that the balance of commercial 

and residential areas is about 50/50. Visitor accommodation is situated throughout the Zone. 

This includes commercial operations in the form of motels or hotels, managed apartment 

complexes where individual owners make their units available as visitor accommodation and 

private dwellings (usually a heritage building) providing Bed & Breakfast facilities.  

31. There are around 50 registered or notable heritage buildings and objects in the Zone and the 

overall character is one of small-scale commercial and residential activity. New motel buildings 

have been erected in recent years, but other commercial activities are suitably located in 

existing buildings. Along Rue Jolie North several heritage villas have been adapted for use as 

retail shops. There are currently sufficient premises available to meet demand. Because of the 

seasonal nature of the tourism industry and low number of permanent residents, most local 

businesses cannot sustain high rentals and consequently building new commercial premises is 

not an attractive proposition for developers.  
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32. Housing affordability for working families is a long-standing issue in Akaroa. However this is due 

to the high demand for holiday homes and/or investment properties from wealthier buyers and 

not the availability of land. Akaroaʼs water and wastewater infrastructure has not been sufficient 

to provide for increased residential development and there are several deferred residential 

zones awaiting the completion of planned upgrades. There are also substantial areas of 

undeveloped residentially zoned land at Duvauchelle and Wainui. 

 

Changes to the Akaroa Commercial Zone provisions – Chapter 15, Section 15.5 

33. The Trust understood from various discussions with the Council that the current BPDP 

provisions for Akaroa would be generally ʻrolled overʼ.  

34. While the notified provisions do still provide for a range of permitted activities in existing 

buildings and require consent as a restricted discretionary activity for new building work, they no 

longer give discretion over ʻform, bulk, scale, design and location of buildingsʼ. Listed 

discretionary activities no longer have to meet building standards and are not subject to design 

and appearance considerations. For example, a supermarket or office would be subject to a 

height standard and design and appearance matters, a service station or industrial activity 

would not.  

35. The notified provisions also do not remedy deficiencies that have been identified since the 

BPDP became operative. The objectives and policies of Ch 15 make no mention of Akaroaʼs 

important heritage values.  

36. A ʻtime lineʼ document which the Trust recently submitted to Council planners by way of 

background information is attached as Appendix 1. This document shows the extent of the work 

that has been carried out by the Council, the Trust and others in relation to the Plan and the 

AHA since 1997. The Trust is concerned and disappointed that the results of all this work have 

not been carried over into the Town Centre provisions for Akaroa.  

37. The discretion in the current BPDP in relation to ʻform, bulk, scale, design and location of 

buildingsʼ in the TCZ is very important in that it provides flexibility for development in this mixed 

use zone, while also preserving the character and amenity of the area. 

38. The intent of this discretion was made clear in 2002 in the decision of the BPDC declining 

consent to Seashore Estates Ltd for 4 apartments at 66 Rue Jolie. This decision states, at 

paragraph 31,  

ʻHowever the panel was of the view that the Council retained discretion for new buildings in this 

location in terms of both the Transitional and the Proposed Plans irrespective of a proposals 

(sic) compliance with the standards contained in those Plans. Accordingly, an applicant could 
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not place complete reliance on the standards as a guide to what could be built in this location. It 

was the Panelʼs view that the specific location in relation to the surrounding environment offered 

a better indication as to what would be appropriate. The Panel considered the standards in both 

Plans as the upper limit of development in the Town Centre Zone and thus provided a trigger for 

non-complying activities. In short the Panelʼs view was that compliance with the standards 

would not necessarily mean that consent would be given. ( BPDC ref. 02/018(A) ) 

(I note that up until 2006 an activity which exceeded the standards was a non-complying 

activity. This changed to discretionary following decisions on Variation 1 in 2006.) 

39. In 2003 the BDDC declined consent to A Freeman for 2 residential units at 118 Rue Jolie. This 

was appealed by the applicant and the matter proceeded to an Environment Court hearing. The 

appellant withdrew his appeal part way through the hearing. Mr Freeman subsequently gained 

consent for one dwelling on the site. The Council asked its consultant planner, Janette Dovey, 

to provide a summary of the observations that Judge Smith had made during the hearing. This 

states;  

“It was indicated by the Judge that the status of the activity (discretionary) allowed matters such 

as outlook and sunlight and daylight admission to be considered regardless of whether there 

were setback and recession plane rules in the Plan. The Judge went further and noted that it 

was a possible interpretation that the Council didnʼt include these rules in clause 5, p 209, 

because they wanted discretion over these matters in particular, indicating for example that a 

zero setback might be appropriate on some sites and a 10 metre setback might be appropriate 

on other sites, depending on their individual circumstances.” 

40. Ms Dovey also stated  

“I also consider a policy relating to ʻadverse effects on neighboursʼ to be necessary under the 

amenity objective – Objective 1, page 204. Such a policy seems to have been omitted from the 

Town Centre provisions.” 

41. Both the Seashore and Freeman proposals were for very intensive development on sites in the 

ʻresidentialʼ parts of the TCZ, with neighbouring small-scale dwellings. The BPDP standards 

require yard and recession setbacks only on boundaries with a neighbouring residential or 

reserve Zone. On other sites there is discretion over the location of buildings. This is intended to 

provide the flexibility to build right up the boundary where appropriate, eg. in commercial areas. 

Where neighbouring buildings are dwellings then existing amenity needs to be taken into 

account and setbacks will usually be necessary. However, it would have been helpful if this 

intent was more clearly spelt out in the BPDP. 
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42. The Trust supports this flexible approach and would not want to see any rezoning of the TCZ 

into ʻresidentialʼ and ʻcommercialʼ areas. The ability to adapt heritage buildings for new uses, as 

well as preserving their existing amenity and desirability, helps to maintain their viability. The 

current mix of commercial and residential activities gives a vibrancy and small-scale charm to 

the town centre.  

43. While some may argue that the Plan should provide certainty for developers, the fact is that 

design and appearance matters are subjective and complete certainty cannot be provided. On 

some sites buildings which are at the limit of the standards will be appropriate and on others 

not. Early consultation by applicants is encouraged, and the Akaroa Design and Appearance 

Advisory Committee provides free advice. In addition the BPDP specifically provides for the 

waiver of resource consent fees where consent is required solely for design and appearance 

matters. 

44. In 2005 the BPDC commissioned Ms Dovey to prepare an Issues and Options document for the 

Akaroa Historic Area. In July 2006 the Akaroa Civic Trust was invited to comment on a draft 

document. This draft states “Early in 2005 the Council prioritised the list of proposed Variations 

to the Plan and nominated the potential AHA Variation as a high priority. This Issues and 

Options document will further clarify the issues for the Council and assist in defining the scope 

of the Variation.” The issues were defined as  

1. Definition of the AHA throughout the Plan 
2. Review of the zoning, objectives and rules applicable to sites within part of the AHA, 

i.e. within the Town Centre and Residential Conservation Zones. 
3. Application of the Design Guidelines to all sites within the AHA. 
4. The interface between the AHA and adjoining properties. 
5. Expansion of the AHA. 

It appears that this draft did not progress to a final document following the amalgamation with 

Christchurch City in 2006. 

 

Provisions for Akaroaʼs heritage and character to be proposed in Stage 2 

45. A wide range of studies has been carried out by the Council to identify and assess the heritage 

and character values of Akaroa. We understand these will help inform the heritage chapter in 

the Stage 2 Proposals. The Trust supports in principle the recognition in the District Plan of 

Akaroaʼs historic heritage and special character and amenity. 

46. The Council has not carried out any pre-notification consultation in relation to the Heritage 

Chapter and at the time of writing this evidence the provisions of this chapter are unknown to 

the Trust. The Trust has been advised that the Residential Conservation Zone (RCZ) will be 
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renamed Residential Character Zone, but it is not known if any heritage or character overlay will 

be applied to the TCZ.  

47. The importance of Akaroaʼs authentic historic character is indisputable, but there are also many 

areas of the town where heritage values are less obvious, but which nevertheless have very 

highly valued amenity. This derives principally from the scenic harbour and hill setting, low 

density, small scale built development, and charming gardens and streetscapes. 

48. I would expect that an identified ʻcharacter areaʼ for Akaroa would cover all of the current RCZ 

and TCZ and also extend somewhat beyond these areas. It should include all of the AHA, the 

townʼs reserves and waterfront areas, and sensitive parts of the Residential Zone, in particular 

the Beach Road and Julius Place area, including the former primary school site. Identification of 

adjacent ʻbufferʼ zones should also be considered. 

49. I would expect that an identified ʻcharacter areaʼ would bring with it a requirement for new 

development to meet design and appearance criteria, as has been the case for the RCZ and 

TCZ for the last 45 years. I would also expect that a very important part of this assessment in 

many cases would involve a consideration of heritage matters with clear objectives, policies and 

assessment matters to guide this process.  

50. As well as recognition of individual heritage items, identification of heritage and character areas 

in Akaroa is essential to protect the overall context and setting of those areas with a high 

concentration of heritage buildings, objects and sites. A focus on individual heritage sites is 

understandable in post-quake Christchurch where so much has been lost. This devastating loss 

makes the protection of Akaroaʼs unique heritage even more important – important locally, 

regionally, nationally and internationally.  

 

Deferral of Decisions until Stage 2. 

51. The Trust appreciates that the Council has attempted to ʻroll overʼ the current BPDP rules for 

the Akaroa Town Centre Zone. However crucial detail has been lost in the process and 

previously identified problems in the BPDP have not been remedied. 

52. The Trust also appreciates the need to enable recovery in Christchurch and Lyttelton and to 

minimise barriers to development. In Akaroa however there is no ʻrebuildʼ and the principle 

focus of planning provisions is to encourage the preservation and use of existing buildings.  

53. The Trust therefore requests that: 

 Decisions relating to the Commercial Banks Peninsula Zone at Akaroa are deferred until 

they can be considered alongside the heritage provisions to be proposed in Stage 2.  
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54. If the notified rules in relation to new building work in the Zone were to become operative before 

the anticipated heritage provisions are in place they would be operating in a heritage policy 

ʻvacuumʼ. The historic character of Akaroa is very sensitive to change and even one 

inappropriate building can have lasting adverse effects.  

55. The Trust would appreciate the opportunity for further submissions on the rules for the 

Commercial Zone at Akaroa once the heritage provisions are notified. This enables an informed 

and comprehensive approach. It does not seem very sensible or efficient to have to revisit 

decisions following the hearing of stage 2 matters, as suggested by Mr Stevenson in 25.2 of his 

evidence dated 13 April. 

56. It should be emphasised that the Trust is not seeking extensive new rules or restrictions for the 

Zone. The Trust wishes to see rules that are clear and concise, and effective in achieving the 

intended outcomes. The current provisions for Akaroa have served the town well and only minor 

amendments and clarifications are required.  

 

Specific Decisions Requested 

Rule 15.5.2.3, RD3 

57. Rule 15.5.2.3, RD3, includes exemptions for the following:  

a. new buildings or additions to buildings not visible from a publicly accessible space; or 

b.      the width of the site is less than 6 metres (excluding corner sites); or  

c.      the development is limited to repairs, maintenance, and seismic, fire and/or access         

building code upgrades. 

Exemptions a. and b. should not apply in Akaroa. Public visibility is not the only relevant factor 

in relation to effects on heritage and character, and in any case no guidance is given on how 

visibility would be assessed. The width of a site is also not a relevant factor and even a small 

building could have a serious adverse effect on overall character if it is not sensitively designed.  

58. An application arising from Rule 15.5.2.3, RD3 should not be precluded from public or limited 

notification. There is considerable public interest in the preservation of Akaroaʼs heritage and 

character, and local knowledge can be useful in helping to determine the effects of a proposal in 

some cases. The Trust believes that reliance on outside experts will not necessarily produce 

good outcomes for Akaroa, or be cost-effective for applicants or the Council. 

59. The evidence of Mark Stevenson for the Council dated 13 April 2015 states, at 13.4, that the 

Trust seeks deletion of the clause that precludes notification “on the basis that there may be 

effects on residential amenity for neighbours.” This is not correct. The Trustʼs principal concern 
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is with larger scale proposals which would require careful consideration of effects on heritage 

and character generally. The Trust would certainly not expect notification in cases where effects 

principally relate to neighbouring properties, but to preclude notification in every case is going 

too far. The Trust considers that input from the local community may be desirable and important 

in some cases.  

60. With regard to the desire to minimise the costs of resource consent processes, I note that the 

current BPDP provides for the waiver of resource consent fees in relation to new building work 

in the TCZ (Ch 14, Method 3) and that the Akaroa Design and Appearance Advisory Committee 

currently provides free advice to applicants.  

61. The Trust requests the following deletions from Rule 15.5.2.3, RD3 

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

space; or 

b.      the width of the site is less than 6 metres (excluding corner sites); or  

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

 

Building Height 

62. Decisions on the current BPDP in 2001 lowered the height limit from 9 metres to 7.5 metres in 

the TCZ at Akaroa. This was the subject of a reference to the Environment Court in 2002 (RMA 

053/02 Corboy v BPDC). The Court rejected a height limit of 9 metres and retained the height 

limit of 7.5 metres, with buildings higher than this being non-complying. The decision states, at 

[34], “In this case we are satisfied that the benefits of retaining the heritage value (including 

economic benefits for tourism) of Akaroa significantly outweigh any restriction on owners ability 

to construct to 3-storeys.” 

63. Limiting the height of buildings has been the single most important control to ensure that new 

buildings in Akaroa blend with the old and do not dominate neighbours or the streetscape. A 

height limit of between 7 to 8 metres is sufficient to provide for two storey buildings. Buildings 

higher than this, and buildings of more than two storeys in particular, will be generally 

inappropriate in Akaroa and exceeding the height standard should be allowed only in 

exceptional circumstances, thus warranting non-complying status. 

64. The exemptions provided in the Height definition allow for any reasonable need to breach the 

standard. The Akaroa Commercial Zone is all flat land, so there are unlikely to be site-specific 

features that would make compliance with the standard difficult. If an applicant simply wishes to 

build higher than the standards allow –  eg. a 3 storey building – discretionary status would 
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suggest that this is contemplated by the Plan. It is the Trustʼs view, and the view of the Court in 

the Corboy case, that 3 storey buildings are not appropriate in Akaroa. Non-complying status 

would make this clear.  

65. The status of a restricted discretionary activity that does not meet standards, including the 

Height standard, was changed from non-complying to discretionary in 2006 following decisions 

on Variation 1.  The Trust chose not to appeal this decision because it had been lead to believe 

that a Variation in relation to the Akaroa Historic Area, including a review of rules, was 

imminent. 

66. Mr Graeme McIndoe, in his evidence for the Council recommends, at 11.1, raising the maximum 

building height from 7.5 metres to 8 metres. The Trust would support this change provided that 

buildings higher than 8 metres are a non-complying activity. 

67. The Trust requests the following addition to Rule 15.5.2.5 Non-complying activities 

Within the Commercial Banks Peninsula Zone at Akaroa, any building which does 
not comply with Rule 15.5.3.1 b. Maximum building height 
 
and any necessary consequential amendments to 15.5.2.3, 15.5.2.4 and elsewhere. 

 
Matters of discretion 15.8.1.1 

68. As discussed in paragraphs 37 to 41, effects on amenity of neighbouring activities is an 

important consideration in the Akaroa Commercial Zone, which is a mixed-use zone. The 

matters for discretion need to provide for consideration of this. This is supported by Objective 

15.1.2, a, iv. and Policy 15.1.2.1, b. v. 15. 

69.  The Trust requests the following addition to Matters of discretion 15.8.1.1 

v. retains sunlight, outlook and amenity of existing adjacent activities. 

 

 

 
Jan Cook 
for Akaroa Civic Trust  

Dated: 24 April 2015 
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Appendix 1  

 
AKAROA 
CIVIC 

TRUST 
P.O. Box 43 Akaroa 7542 
www.akaroacivictrust.co.nz 

 
 
Akaroa Historic Area and District Plan.    16 January 2015 
Timeline and supporting information. 
 
January 1997. Emerald Endeavours Ltd, Rue Jolie. Resource Consent Decision approving a 
6 unit, 3 storey, townhouse development. 
This decision was catalyst for the Akaroa Historic Area proposal. The resulting building is the 
one most often held up as an example of inappropriate development in Akaroa. 
 
January 1997. Notification of the Proposed Banks Peninsula District Plan. 
Submissions of NZ Historic Places Trust and Akaroa Civic Trust referred to a proposed Akaroa 
Historic Area in a general way.  
 
February 1999. Akaroa Historic Area registered by NZHPT 
 
1999 - 2004 Akaroa Civic Trust and NZHPT involved in various meetings, consultations, 
submissions and hearings and mediations relating to design Guidelines for Akaroa and the 
Akaroa Design and Appearance Advisory Committee. 
 
2001. Decisions on BP Plan  
- Building height in Town Centre Zone reduced from 9m to 7.5m 
- Akaroa Historic Area - AHA -  recognised in Maps and in Ch 14, including rules relating to 
location of garage doors and length of buildings. Provisions for the AHA were limited by the 
scope of original submissions made in 1997 
 
Various references to the Environment Court by NZHPT and Akaroa Civic Trust were resolved 
by mediation. 
 
November 2002.  JP Corboy v BPDC Reference to Environment Court requesting 
reinstatement of 9m building height limit for Akaroa. Reference was dismissed and the 7.5m 
height limit retained. 
 
2002. Akaroa Civic Trust launches the Akaroa Historic Area Database on its website. Includes 
photographs and information on more that 130 buildings and objects. 
 
2001-2004 ongoing discussions, meetings, deputations between BPDC, NZHPT and Civic Trust 
regarding the AHA. 
2004 BPDC agrees to investigate a Plan Variation for the AHA.  
 
June 2004. Environment Court. A Freeman 118 Rue Jolie. Appeal hearing of BPDC decision 
to decline consent for 2 residential units. Applicant withdraws appeal partway through the 
hearing.  
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July 2004. Janette Dovey, consultant planner, provided observations of the Courtʼs comments 
to BPDC. 
 
2005. Akaroa Streetscape Report Opus  
 
March 2006. Abolition of BPDC and amalgamation with CCC 
 
May 2006. Akaroa Civic Trust, with CCC, hosts ½ day ʻAkaroa Historic Area Orientationʼ 
workshop in Akaroa.  
 
June 2006. Janette Dovey, 3rd draft, Issues and Options Document for Akaroa Historic 
Area. (this was commissioned by the BPDC following a deputation to the Council by the Akaroa 
Civic Trust  in April 2004 to express concerns relating to the AHA) Recommends a Variation to 
amend objectives, policies, rules and zoning for the AHA, including consideration of ʻbuffer 
areasʼ. Also review, in conjunction with NZHPT, the boundaries of the AHA with a view to a 
future separate variation. 
 
February 2008. Akaroa Historic Area Consultation. Public consultation process lead by Keri 
Davis-Miller, CCC.  
18 March 2008. Akaroa Historic Area Community Workshop.  
16 April 2008. Letter from Keri containing Reports on the Consultation Responses and the 
Community Workshop. 
29 July 2008. Update letter from Keri. Recognises that Akaroa as a whole needs to be 
addressed. Heritage and Urban Design reports are being commissioned. Once these are 
completed work can begin on drawing up the proposed Variation. 
 
9 July 2008. Meeting of Akaroa Civic Trust, Friends of Banks Peninsula and CCC staff 
(following amalgamation with BPDC) with the purpose of establishing understandings about 
CCC RMA processes and lines of communication. Various matters of concern included the 
distinct issues of the Akaroa urban area including the AHA, the implications of the recent rural 
appeals decision and compliance and monitoring. 
 
23 September 2008. CCC, at the instigation of Akaroa Civic Trust following July meeting 
above, hosts full-day ʻAkaroa Historic Area Orientationʼ in Akaroa.  
 
6 April 2009. Letter from Keri re ʻAkaroa Historic Character Variation Updateʼ. 3 reports – an 
urban design/character analysis of Akaroa, a Heritage /Conservation report and a Ngai Tahu 
Cultural Values assessment have been commissioned. 
 
2008/09. Akaroa Harbour Basin Settlements Study. Lead by Caroline Bonis, CCC. Identifies 
that District Plan mechanisms may not be adequate to retain historic character. Suggests 
identification/implementation of methods to protect existing heritage areas . 
 
June 2009. Akaroa Historical Overview. John Wilson & Louise Beaumont.  
 
July 2009. Cultural Values Report: Takamatua to Takapuneke. Prepared by Dyanna Jolly 
Consulting at the request of Mahaanui Kurataiao Ltd for CCC. 
 
September 2009. Akaroa Heritage Conservation Areas Study. Josie Schroder,  Harrison 
Grierson. (not formally adopted)  
 
December 2009. Akaroa Township Character Project. Boffa Miskell. (not formally adopted) 
States 1st page, 1st paragraph – The outcome of the Character Project will be a technical report 
that will form the basis of a variation to the Banks Peninsula Proposed District Plan. 
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Identifies areas with highest sensitivity to change, which appear to include most or all of the 
registered historic areas, as well as other proposed areas for heritage protection. Recommends 
-  Careful management of design outcomes. Ability to decline poor design. Revision of design 
guidelines. Continuation of Akaroa Design and Appearance Advisory Panel. Development of 
good practice guidelines and financial incentives. 
 
December 2009. Draft Akaroa Township Public Realm Design Guidelines. Boffa Miskell 
 
August 2010. Follow up meeting from July 2008 being arranged with CCC, to discuss the AHA 
variation and other planning issues. Meeting abandoned following the Sept 2010 earthquake.  
The Civic Trust understood and accepted that the matter would have to wait until the District 
Plan Review. 
 
December 2010. Akaroa Places and Spaces Plan. (formally adopted?) 
 
March 2014 Civic Trust attended CCC District Plan Review presentation in Duvauchelle. Was 
advised that heritage and the AHA would be part of Stage 2. 
 
June 2014. Banks Peninsula contextual historical overview and thematic framework. 
Prepared for CCC by Louise Beaumont, Matthew Carter, John Wilson.  
 
4 December 2104 Akaroa Civic Trust representative attended CAG meeting. Informed that no 
heritage areas are proposed to be identified this stage. 
 
17 December 2014. Civic Trust Deputation to Akaroa Wairewa Community Board to discuss 
concerns about the AHA and heritage provisions for Akaroa.  
 
 
 
 


