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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 services and advocacy. 

 

SCOPE OF EVIDENCE 

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

14.1.5.6 relating to residential historic heritage in Akaroa, and Rules for the Residential 

Conservation 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 Residential Conservation Zone at 

Akaroa without regard to heritage provisions to be proposed in Stage 2.  

• Decisions relating to the Residential Conservation Zone at Akaroa should be deferred 

until they can be considered alongside the heritage provisions. 

• New building work should require consent as a restricted discretionary activity to allow 

for assessment of design and appearance. 

• Provisions for the Residential Conservation Zone require a supporting policy framework 

and Policy 14.1.5.6 should be retained with some clarification to its wording.  

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

• It is not necessary to provide for Heli-landing areas in the Residential Conservation 

Zone. 

 

History of planning controls for design and appearance in Akaroa 

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

- 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 
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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 old buildings were lost during this time, as the focus 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. 

Akaroa Historic Area (AHA) and the Importance of Akaroaʼs Heritage and Character Values.  

10. The need for better understanding and recognition of Akaroaʼs heritage was the catalyst for the 

Akaroa Historic Area, which was proposed by the Trust and registered by NZ Historic Places 
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Trust in 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.  

11. 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 

12. 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. 

13. 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. 

14. 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.  

15. 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. 

16. 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. 

17. 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. 

18. 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. 

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

the character of Akaroa and on the livelihoods and well being of many within the district and the 

wider region. 

Banks Peninsula District Plan (BPDP) 

20. Until 1997 design controls applied to the whole of Akaroa, with all new building work requiring 

consent. The current Banks Peninsula District Plan introduced the Residential Conservation 
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Zone (RCZ) and Akaroa Hill Slopes Zone and removed any design and appearance 

requirements for the balance of the Residential Zone.  

21. In the Residential Conservation Zone (and the Town Centre Zone) all new building work 

requires consent as a restricted discretionary, or discretionary activity, subject to standards. 

22. 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 depend on 

individual circumstances. A proposal which exceeds the standards becomes a non-complying 

activity. 

23. 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 buildings were finalised in 

2005. 

24. 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 building, for use as residences or 

holiday homes, or for boutique homestay and retail businesses.  

25. 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. 

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

26. 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.  

27. 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. 

28. The Trust has been advised that the Residential Conservation Zone will be renamed Residential 

Character Zone. The Trust supports in principle the recognition in the District Plan of Akaroaʼs 

historic heritage and special character and amenity. 

29. I would expect that an identified ʻcharacter areaʼ for Akaroa would extend somewhat beyond the 

current RCZ and Town Centre Zone (TCZ). It should include all of the AHA, the townʼs reserves 
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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. 

30. 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.  

31. 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. 

32. The Trust therefore requests that: 

Decisions relating to the Residential Conservation Zone at Akaroa are deferred until they 

can be considered alongside the heritage provisions to be proposed in Stage 2.  

If the notified rules allowing new building work as a permitted activity were to become operative 

before the anticipated heritage provisions can be applied, there is potential for serious adverse 

effects on Akaroaʼs heritage and character from inappropriate new buildings. 

 

Changes to the Residential Conservation Zone at Akaroa – Chapter 14, section 14.5 

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

provisions for Akaroa would be generally ʻrolled overʼ.  

34. Rules requiring restricted discretionary consent for new building work in the Akaroa Town 

Centre/Commercial Zone (a mixed use zone, a large proportion of which is residential in nature) 

have been carried over from the BPDP and this should also be the case for the Residential 

Conservation Zone. Both Zones are within the Akaroa Historic Area. 

35. The narrative introducing Chapter 14 states 

The Stage 2 review of the Residential Chapter 14 will review: 

1. Objectives Policies and Rules and design guides that relate to additions alterations and 

demolition of existing buildings and new buildings in the Banks Peninsula Conservation 

Zone  
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36. However, Chapter 14, as notified, has made substantial changes to the existing rules for the 

Banks Peninsula Residential Conservation Zone. I have not been able to find any reference to 

these changes in the Section 32 reports.  

Rule 14.5.2.1, Permitted Activities 

37. Rule 14.5.2.1, Permitted Activities, permits a range of activities, without requiring that they take 

place in existing buildings. This means that new buildings would not require any consent and 

thus would not require any design and appearance assessment. This is incompatible with Policy 

14.1.5.6 which seeks to conserve the residential historic heritage of Akaroa. In effect the rules 

for the Residential Conservation Zone are no different from those for the Banks Peninsula 

Residential Zone.  Possibly this is an unintended oversight or error by the Council.  

38. The Trust requests that the following wording is added at the head of the Activity status table, 

Rule 14.5.2.1 Permitted Activities (in a similar manner to rule 15.5.2.1 Chapter 15 

Commercial. Note however that the Trust does not have an opinion on how this rule should 

apply in Lyttelton) 

The use of an existing building for the following activities in Akaroa. 

39. The Trust requests that the following new activity is added to Rule 14.5.2.3 Restricted 

Discretionary Activities (similar to Chapter 15, Rule 15.5.2.3 RD3) 

In Akaroa, the erection of a new building, relocatable building or relocation of a building, 
external additions or alterations to a building for activities P1 to P12 listed under Rule 
14.5.2.1 and complying with the Activity Specific Standards in Rule 14.5.2.1 and the Built 
Form Standards in Rule 14.5.3 
Matters of discretion: Relevant Matters of Discretion in Rule 14.9; Akaroa Design 
Guidelines 

40. An application arising from this rule 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 important in determining the effects of a proposal in some cases. 

41. The Crown has made a further submission opposing the Trustʼs request, however its concerns 

relate to Lyttelton, not Akaroa.  

Policy 14.1.5.6 Heritage values in residential areas of Lyttelton and Akaroa 

42. Policy 14.1.5.6 iv lists a range of subjective matters which cannot be met by standards alone. 

The intent of this policy is perhaps clear, but the wording is very muddled.  

43. The policy appears to be generally based on the following existing policies in the BPDP - 

Chapter 25 Residential Conservation Zone 

Objective 1.To conserve the existing pattern of subdivision, streetscape and building form in the 

historic residential areas of Lyttelton and Akaroa. 
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Policies 

1A New subdivision shall be consistent with the historic pattern which exists in the area. 

1B Additions and modifications to existing buildings should complement the architectural style of 

those buildings and not detract from the appearance of adjacent buildings.  

1C New buildings shall be positioned so as to generally conform to the existing façade line of 

neighbouring buildings. 

1D The form, proportions and materials of any new building shall be compatible with those 

dwellings of the characteristic era of the vicinity in which the building is to be sited. 

1E the bulk, location, height, scale and appearance of buildings in the Residential Conservation 

Area (sic) shall not have an adverse effect on the existing amenity of adjoining properties 

44. Policy 14.1.5.6 as notified states -  

 14.1.5.6 Policy  Heritage values in residential areas of Lyttelton and Akaroa 

a. Conserve the residential historic heritage values of identified areas in Lyttelton and Akaroa 

by:  

i. providing limited opportunity for additional households; 

ii. ensuring that new buildings are of a similar scale, size and height as existing residential 

dwellings in the area; 

iii. ensuring that subdivision creates lots that are consistent with the historic development 

pattern that exists in the area; 

iv. ensuring that new buildings and modification to buildings, including their setting, 

complement and are compatible with the: 

 A architectural style;  

 B era;  

 C form and proportions;  

 D façade line of buildings in the area;  

 E layout on the site; 

 F landscape context; and  

v. ensuring engagement with manawhenua on the protection of waahi tapu and wahi taonga 

and others with knowledge and expertise on natural and cultural heritage. 

45. In terms of what new building work should complement and be compatible with the policy does 

not say: 

A  what architectural style;  

B  which era;  

C  the form and proportions of what; 

E  what is meant by layout on the site 
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46. The Trust requests that this is amended as follows: 

iv. ensuring that new buildings and modification to buildings, including their setting, 

complement and are compatible with the: 

A architectural style characteristic architectural style, form and proportions in the 

vicinity;  

 B era characteristic era of the vicinity;  

 C form and proportions;  

 D façade line of buildings in the area;  

 E layout on the site; 

 F landscape and streetscape context; and … 

47. It is important that it is clear that new building work is to be compatible with the characteristic 

architecture and era of its surroundings, otherwise, in some situations, neighbouring intrusive 

newer buildings could be held up as an example of the surrounding style.  

48. I cannot make sense of what is meant by - E layout on the site. If it is referring to the site setting 

of heritage buildings then this is a matter that should come under the provisions for identified 

heritage buildings. 

49. The Councilʼs Revised Proposal, dated 9 March 2015, has amended the wording of Policy 

14.1.5.6 a. ii. to read; 

ii. ensuring that new buildings are of a similar scale, size and height as existing residential 

dwellings that is consistent with the historic development pattern in the area; 

I support this change. 

50. The submission of the Crown #495 request amendments to policy 14.1.5.6, as it goes beyond 

the matters controlled in the rules. This is correct, however, as described above, in relation to 

Akaroa these rules should be changed so that new building work requires consent in relation to 

design and appearance, and this requires a supporting policy framework. 

Building Height, Rule 14.5.3.2 

51. A building that exceeds Rule14.5.3.2 Building Height would be a restricted discretionary activity. 

Limiting the height of buildings is 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 the 

RCZ and exceeding the height standard should be allowed only in exceptional circumstances, 

thus warranting non-complying status. 

52. The Trust requests that 14.5.2.3 RD6 is amended as follows: 
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Non Compliance with Rules 14.5.3.1, 14.5.3.2 ….   with any necessary consequential 

amendments to the matters of discretion and to Rule 14.5.2.5 Non Complying Activities. 

53. I note that 14.5.2.3 RD5 also refers to rule 14.5.3.2. I suggest that this is an error and that it 

should perhaps be referring to 14.5.3.5 Building setbacks from road boundaries   as this is not 

covered elsewhere in the table.  

54. Mr Graeme McIndoe, in his evidence for the Council recommends, at 3.3 (d) and 6.23, raising 

the residential maximum height standard on Banks Peninsula from 7 metres to 8 metres. The 

Trust would support this change for the RCZ provided that buildings higher than 8 metres are a 

non-complying activity. 

55. Building height in the Town Centre Zone at Akaroa 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.  

56. The Crown has made a further submission opposing the Trustʼs request, stating that Non-

complying status would be unnecessarily onerous and that restricted discretionary is adequate. 

The Trustʼs submission is that the current rules in the BPDP, whereby new building work is a 

restricted discretionary activity and buildings that exceed the height standard are non-

complying, are appropriate in Akaroa.   

Heli-Landing Areas 

57. Rule 14.5.2.1, P14 provides for Heli-Landing areas as a permitted activity on sites greater than 

3000m2 in area. There are no sites of this size in the RCZ, making this rule superfluous. The 

Trust requests that this rule is deleted.  

Residential Activity  

58. The wording relating to residential activities in the Activity Status tables in Chapter 14 is 

confusing and unclear. The Trust requests that this is amended to:  

Residential activityies that occur within a residential unit 

 

 
Jan Cook 
for Akaroa Civic Trust  

Dated: 20 March 2015 




