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MAY IT PLEASE THE HEARINGS PANEL: 

1 These closing legal submissions are filed on behalf of the Canterbury 

Regional Council ("Environment Canterbury" or "ECan") in respect of 

Proposal 15 – Commercial (Part) and Proposal 16 – Industrial (Part) (the 

"Commercial & Industrial Proposals" or the "Proposals") of the 

Christchurch Replacement District Plan ("pRDP"). 

 

 ECan's interest in the Commercial and Industrial Proposals 

2 As set out in opening legal submissions, ECan's interest in the 

Commercial and Industrial Proposals is to ensure that the chapters 

implement the Canterbury Regional Policy Statement ("CRPS").   

3 ECan lodged a submission in support of the notified version of the 

Proposals subject to specified changes which have largely been 

resolved and are addressed in the table annexed to ECan's opening 

legal submissions. 

4 In lodging its submission, ECan was satisfied that the notified version of 

the Proposals, in general, gave effect to the CRPS. 

5 Significant changes have been made to the Proposals throughout the 

hearing process and evidence has been presented by parties in support 

of those changes. 

6 ECan supports the improvements that have been made to the Proposals 

to better give effect to the CRPS but also to ensure better consistency 

with other higher order statutory documents, including the Land Use 

Recovery Plan ("LURP") and the Statement of Expectations as set out in 

Schedule 4 of the OIC.1   

7 CCC, the Crown and other parties have addressed, through evidence 

and legal submissions, these other higher order statutory documents.  

Therefore, these legal submissions address the remaining changes 

sought in ECan's submission, focus on how the revised Proposals2, in 

                                                

1
 Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014. 

2
 Set out in the rebuttal evidence of Mr Stevenson dated 1 May 2015.  Where specific 

provisions of Proposals are referenced in these submissions, these represent provisions 

in the revised Proposals.  
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general, achieve the key outcomes sought by the CRPS and confirm 

ECan's overall support for the Proposals.   

 

Chapter 6 - Canterbury Regional Policy Statement 

8 Chapter 6 of the CRPS provides strong direction for the Commercial and 

Industrial Proposals within Greater Christchurch.  As previously set out 

in opening legal submissions3, Chapter 6 is in itself a recovery document 

and was inserted into the CRPS to implement a number of outcomes of 

the LURP which are consistent with the Statement of Expectations. 

 

Centres based approach (Central City, Key Activity Centres and 

Neighbourhood Centres) 

9 The CRPS and the LURP provide a strong framework for the primacy of 

the Central City and a centres-based approach.   This is reinforced by 

Objective 3.3.7(e) of the Strategic Directions Chapter. 

10 Objective 6.2.2 of the CRPS seeks an urban form that achieves 

consolidation and intensification of urban areas and avoids unplanned 

expansion of urban areas by reinforcing the role of the Christchurch 

central business district within the Greater Christchurch area as 

identified in the Christchurch Central Recovery Plan. 

11 Objective 6.2.5 provides for the support and maintenance of the existing 

network of centres (The Central City, Key Activity Centres and 

Neighbourhood Centres) as focal points for commercial, community and 

service activities during the recovery period and seeks that the 

development and distribution of commercial activity will avoid significant 

adverse effects on the function and viability of these centres. 

12 Policy 6.3.6 reinforces the role of the Central City, as the city's primary 

commercial centre, and that of Key Activity Centres. 

                                                

3
 Opening legal submissions of Counsel for the Canterbury Regional Council on 

Proposal 14 – Residential (Part) and Proposal 8 – Subdivision (New Neighbourhood 

Zone Provisions) dated 30 March 2015 at [7] – [11]. 
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13 It is submitted that overall this framework has been implemented in the 

revised Proposals. 

 

Are the Key Activity Centres identified?4 

14 Objective 6.2.1(2) of the RPS seeks that recovery, rebuilding and 

development are enabled within Greater Christchurch through a land 

use and infrastructure framework that 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 Policy 6.3.1(2) requires that the recovery and rebuilding for Greater 

Christchurch give effect to the urban form identified on Map A in Chapter 

6 by identifying the location and extent of the indicated Key Activity 

Centres. 

16 The Key Activity Centres identified on Map A in Chapter 6 are 

incorporated in the definition of Key Activity Centres in the pRDP and 

are identified within Policy 1, Table 15.1 which defines the role of 

centres.   

Is primacy given to the central city and KACs as commercial 

centres?5  

17 The Commercial Proposal introduces a hierarchy to recognise the role, 

scale and form of centres which implements the hierarchy set out in 

Chapter 6 of the CRPS, by giving primacy to the central city followed by 

district, neighbourhood and local centres. 

18 Objective 2 provides that commercial activity is focussed within a 

network of centres to meet the wider community's and businesses' 

needs in a way and at a rate that supports the function of District and 

Neighbourhood Centres as community focal points, while giving primacy 

to the central city, followed by District Centres and Neighbourhood 

Centres identified as Key Activity Centres and is consistent with the role 

of each centre. 

                                                

4
 CRPS Objective 6.2.1, Policy 6.3.1. 

5
 CRPS Objectives 6.2.2, 6.2.5, Policies 6.3.1 and 6.3.6. 
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19 The roles of centres are defined in Policy 1 of Chapter 15 and primacy is 

given to the recovery of the Central City as a regional centre and the 

primary destination for a concentration of a wide range and scale of 

activities serving the region's population.  The Policy seeks to support 

and enhance the role of District Centres as significant focal points of 

commercial, residential and community facilities and maintain local 

centres and their role to cater primarily for the day to day convenience 

shopping, commercial service and community needs of the immediate 

residential area.   

20 Amendments sought by ECan to Policy 1 and Table 15.1 have been 

accepted to acknowledge the role of the Central City in serving 

surrounding districts and the wider region, which is accepted given it 

reflects what occurred pre-earthquake and is anticipated in the future.6 

21 Objective 4 and Policy 9 of the Commercial Proposal provide for a scale, 

form and design of development that is consistent with the role of a 

centre and which recognises the Central City and District Centres as 

strategically important focal points for community and commercial 

investment. 

22 The Chapter 15 rules framework provides for greater development 

intensity within Key Activity Centres and places limits on retail floorspace 

in the Commercial Core zones at Belfast and North Halswell to manage 

their growth and to manage effects so as to not compromise the 

recovery and development of the Central City.7   

23 Mr Stevenson has provided evidence that while other District and 

Neighbourhood Centres do not have similar limits on retail and office 

floor space, their growth is constrained by the existing built form in those 

centres, which limits their potential.8  Limits are placed on tenancy size 

in Neighbourhood centres to ensure the scale and form of development 

reflects the centre's place in the hierarchy.9  In relation to tenancy limits 

                                                

6
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 19.1. 

7
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 25.19. 

8
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 25.20. 

9
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 19.21. 
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for retailing in Neighbourhood centres, ECan sought the removal of 

reference to ground floor level.  This has been accepted by the CCC and 

makes it clear that larger format retail activity at ground level or over 

multiple stories is directed to District Centres.10 

24 ECan also sought the same amendment in the Commercial Local zone.  

Mr Stevenson has provided evidence that in a Local Centre, there is not 

anticipated to be any demand for retail activity above ground floor level, 

unlike District and Neighbourhood centres and therefore the relief has 

not been accepted.11 

 

Are out of centre commercial activities managed to support the 

function and role of centres?12 

25 Policy 6.3.1 of the RPS requires the avoidance of development that 

adversely affects the function and viability of, or public investment in, the 

Central City and Key Activity Centres.   

26 Policy 6.3.6 recognises that new commercial activities are primarily to be 

directed to the Central City, Key Activity Centres and Neighbourhood 

centres where these activities reflect and support the function and role of 

those centres; or in circumstances where locating out of centre, will not 

give rise to significant adverse distributional or urban form effects. 

27 As set out in the principal reasons and explanation, through the 

rebuilding process, commercial development needs to focus on 

reinforcing the Central City and Key Activity Centres, as well as the 

network of Neighbourhood centres, so that these areas can regenerate 

quickly. 

28 Rules in Chapter 16 limit the scale and range of commercial activities 

that can locate within the industrial zones.  This supports the function 

and reinforces the roles of centres and also seeks to ensure a sufficient 

supply of industrial land.  

                                                

10
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 19.22. 

11
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 19.36. 

12
 CRPS Objectives 6.2.5, 6.2.6, Policies 6.3.1, 6.3.6 Method 2. 
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An appropriate distribution of commercial and industrial activities 

Are commercial activities primarily directed towards commercial 

centres?13  

Is an appropriate range of activities enabled within commercial 

centres including public transport infrastructure?14 

29 It is submitted that an appropriate distribution of commercial and 

industrial activities is achieved through zoning provisions that enable a 

wide range of commercial activities within commercial centres as 

permitted activities (including public transport facilities), whilst placing 

controls on commercial activities in industrial and other zones.  

 

Is new commercial activity within Greenfield Priority Areas 

restricted?15 

Does the district plan identify trigger thresholds for office and 

commercial activities in industrial areas?16 

30 Objective 6.2.6 of the CRPS seeks that the greenfield priority areas for 

business in Christchurch City provide primarily for the accommodation of 

new industrial activities.  Except where identified for brownfield 

redevelopment, areas used for existing industrial activities are to be 

used primarily for that purpose, rather than as a location for new 

commercial activities. 

31 Method 2 to Policy 6.3.6 of the RPS requires the CCC to identify trigger 

thresholds for office and retail commercial activities in industrial areas 

where these activities are likely to give rise to distributional effects, 

particularly on larger commercial centres, or result in reverse sensitivity 

effects. 

                                                

13
 CRPS Objectives 6.2.5, 6.2.6, Policy 6.3.1, 6.3.6. 

14
 CRPS Objectives 6.2.4, 6.2.5, Policy 6.3.6. 

15
 CRPS Objectives 6.2.5, 6.2.6, Policies 6.3.1, 6.3.6 (including Method 2). 

16
 CRPS Objectives 6.2.5, 6.2.6, Policies 6.3.1, 6.3.6 (including Method 2). 
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32 The rules in Chapter 16 limit the scale and range of commercial activities 

within the Greenfield Priority areas and seek to ensure a sufficient land 

supply for industry.   

 

Are reverse sensitivity effects on established industrial activities 

within industrial areas avoided?17 

33 Policy 6.3.6(8) of the CRPS seeks that reverse sensitivity effects and 

conflicts between incompatible activities are identified and avoided or 

mitigated against.   

34 Zoning provisions limit the scale and range of non-industrial activities 

within industrial zones and the range of anticipated industrial activities is 

differentiated between zones. 

35 The Industrial Proposal includes three industrial zones, being Industrial 

General, Industrial Heavy and Industrial Park zones.  Each zone has a 

different function reflecting its location relative to residential zones, the 

anticipated level of amenity in the zone and the nature and scale of 

activities provided for. 

36 The Industrial General zone is intended as a buffer between the 

Industrial Heavy and residential zones, which reflects its role to provide 

for activities that can operate in close proximity to more sensitive 

zones.18 

37 ECan sought changes in its submission to include noxious or offensive 

activities as non-complying activities within the Industrial General Zones 

in order to provide appropriate differentiation between the Industrial 

General Zone and the Industrial Heavy Zone and to aid in plan 

administration.  Noxious or offensive activities are now proposed to be 

replaced by the term 'Heavy Industrial Activities'.  The identification of 

heavy industrial activities as non-complying in the Industrial General 

Zone was identified but omitted from the plan as notified, having regard 

                                                

17
 CRPS Objective 6.2.6, Policy 6.3.6. 

18
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 25.19. 
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to the role of each zone.  This is discussed in the evidence of Mr 

Stevenson.19   

38 The revised Proposals provide for Heavy Industrial activity as a 

permitted activity in the Industrial Heavy Zone.  This is to recognise and 

provide for heavy industry and achieve consistency with Objective 

3.3.1(a), 3.3.2 and 3.3.5 of the Strategic Directions chapter.  Mr 

Stevenson notes that the Industrial Heavy Zone is buffered from 

residential zones by the Industrial General zone and any potential 

effects are otherwise addressed through regional plan rules or other 

parts of the District Plan.20   

39 Given that potential effects are otherwise addressed through regional 

plan rules, it is submitted that a note be included to refer users of the 

plan to the provisions of the relevant regional plan so they that they are 

aware of other potential consent requirements.  In particular, activities 

that are permitted in this zone may still require a discharge to air 

consent, or may even be prohibited, under the Air Plan.21   

 

Brownfield redevelopment  

Is brownfield redevelopment promoted?22 

Would adverse distributional or urban form effects on the 

commercial centres from brownfield redevelopment be avoided?23 

Are significant reverse sensitivity effects on established industrial 

activities avoided?24 

40 Policy 6.3.8 of the CRPS seeks to encourage and provide for the 

recovery and regeneration of existing brownfield areas through new 

                                                

19
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 32.22.. 

20
 Statement of Evidence of Mark David Stevenson, CCC, 13 April 2015 at 32.4.. 

21
 See ECan submission point 16. 

22
 CRPS Objective 6.2.2, Policy 6.3.8. 

23
 CRPS Objective 6.2.5, Policy 6.3.8. 

24
 CRPS Policy 6.3.8. 
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comprehensive residential, mixed-use or business developments, 

provided such activities will ensure the safe and efficient functioning of 

the transport network and will not have significant adverse distributional 

or urban form effects on the Central City, Key Activity Centres and 

Neighbourhood centres, or give risk to significant reverse sensitivity 

effects. 

41 A framework to support the redevelopment of brownfield sites for 

residential, mixed use or business is proposed.  This has undergone 

significant change throughout the course of the hearing.  It is submitted 

that amendments made to reinforce the matters set out in paragraph 

8.30(b) of Ms Whyte's evidence for the Crown are appropriate, together 

with any changes to better give effect to Policy 6.3.8. 

 

Public transport, car use and land-use/ transport integration 

Do the Proposals promote patterns of development which support 

increased uptake of public transport?25 

Is public transport infrastructure enabled within the KACs?26 

42 Method 2 of Policy 6.3.4 requires CCC to include objectives and policies, 

and may include rules in district plans to ensure that, where possible, 

development provides for, and supports increased uptake of active and 

public transport; and provides opportunities for modal choice, including 

walking and cycling. 

43 Public Transport facilities are permitted activities in all the industrial and 

commercial zones. 

 

Conclusion 

44 ECan lodged a submission in support of the notified version of the 

Proposals (subject to specified changes) and considered that, in 

general, these Proposals gave effect to the CRPS. 

                                                

25
 CRPS Objective 6.2.4 and Objectives 6.3.1, 6.3.4 (including Method 2). 

26
 CRPS Objective 6.2.1, 6.2.4, Policy 6.3.4. 
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45 The small number of changes sought by ECan have for the most part 

been resolved, except as discussed above in relation to referring users 

of the plan to relevant regional plans. 

46 ECan supports improvements that have been made to the Proposals to 

both better give effect to the CRPS but also to ensure better consistency 

with other higher order statutory documents, including the Statement of 

Expectations as set out in Schedule 4 of the OIC. 

 

Dated this 10th day of June 2015 

       

…………………………………………….. 

M A Mehlhopt 

Counsel for Canterbury Regional Council 


