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1. QUALIFICATIONS AND EXPERIENCE 

1.1 My full name is Matthew Norwell and I am a director of Barker & 

Associates Limited, an independent, specialist planning consultancy 

based in Auckland.  I hold the Degree of a Bachelor of Planning from 

the University of Auckland and I am a full member of the New Zealand 

Planning Institute.  I have 22 years' experience covering a wide range 

of land use planning matters on behalf of local authorities, government 

departments and private entities in New Zealand.   

1.2 During that time I have been involved with many aspects of resource 

management including preparation and lodgement of resource 

consent applications, submissions and presentation of evidence to 

local authorities in respect of proposed plans and plan changes.    

1.3 Today, I appear on behalf of McDonald's Restaurants (NZ) Limited 

("McDonald's ") to address their submission made on the proposed 

Replacement District Plan ("pRDP") in respect of Chapter 15 - 

Commercial. 

1.4 In terms of my involvement to date, having reviewed the pRDP 

provisions, I then prepared primary and further submissions on behalf 

of McDonald's.  In addition, another planner from Barker & Associates 

Limited attended mediation sessions for Chapter 15 - Commercial of 

the pRDP on behalf of McDonald's.  I have reviewed the Christchurch 

District Council's ("Council ") primary planning evidence of Mr 

Stevenson and Mr Macleod, including the proposed tracked changes 

addressing submissions. I have also reviewed the primary specialist 

evidence prepared by Mr McIndoe (urban design).  Therefore, I am 

familiar with the issues to be addressed at this hearing. 

1.5 I confirm that I have read the Expert Witness Code of Conduct set out 

in the Environment Court's Practice Note 2014.  I have complied with 

the Code of Conduct in preparing this evidence and I agree to comply 

with it while giving oral evidence before the Hearings Panel.  Except 

where I state that I am relying on the evidence of another person, this 

written evidence is within my area of expertise.  I have not omitted to 
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consider material facts known to me that might alter or detract from 

the opinions expressed in this evidence. 

2. EVIDENCE CONTEXT 

2.1 McDonald's owns seven drive-through restaurants within the Stage 1 

Proposals area of Christchurch.  These drive-through restaurants are 

located at Hornby, Hillmorton, Sydenham, Moorhouse Avenue, 

Linwood, Merivale, and Riccarton.  

2.2 Mr Nigel Felton, development manager at McDonald's, has provided a 

description of the McDonald's drive-through (referred to in Mr Felton's 

evidence as "Drive-Thru") restaurant operation and site qualities in his 

primary brief of evidence.  Of note, McDonald's drive-through 

restaurants typically occupy sites of 2,500m² - 3,500m² and with at 

least one road frontage. 

2.3 As outlined in Mr Felton's evidence, there are particular operational 

characteristics for McDonald's drive-through restaurants.  The drive-

through lane geometry and internal building layout for McDonald's 

drive-through restaurants impact upon the consequential placement of 

the building on the site.  

2.4 The building layout and site design is relatively unique to drive-through 

restaurants, which are defined as "drive-through services" in the 

pRDP.  Through mediation, the agreed amendments to the pRDP 

have largely addressed the key issues with regard to the provision for 

drive-through services.  To ensure efficient and effective management 

of the actual and potential effects of drive-through services and to 

meet the objectives of the pRDP, it is my opinion that there are some 

aspects of the planning framework which should be further amended. 

3. SCOPE OF EVIDENCE 

3.1 My evidence will address the following: 
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(a) The intended purpose of the relevant commercial provisions 

as set out in the pRDP;  

(b) Areas of agreement; 

(c) pRDP Chapter 15 Commercial Objectives, Policies, Methods; 

and 

(d) My proposed amendments to the above-mentioned 

provisions and maps to address identified issues. 

4. THE PURPOSE OF THE RELEVANT COMMERCIAL PROVISIONS 

4.1 As I understand them, the relevant provisions in Chapter 15 seek to 

establish a framework for the use and development of the commercial 

centres located outside of the central city in a manner that maintains 

their function and does not undermine the role and function of the 

recovery of the city centre as the prime destination for retail, food and 

beverage, entertainment, and business.  

4.2 In my view, the notified pRDP regime had a disconnect between the 

objectives and policies, and ensuing rules, such that the provisions of 

the notified pRDP would not effectively or efficiently assist in achieving 

the overarching recovery and long term growth intentions of the 

Christchurch Replacement District Plan ("Plan").  A simple example of 

this was the wide spread use of "Key Pedestrian Frontages" ("KPFs ") 

in the notified version of the pRDP.  KPFs identified certain areas 

targeted to have high levels of pedestrian activity.  KPFs were shown 

in the notified pRDP maps and included additional built form 

standards.  For example, they required 100% of the built form of any 

building to front the relevant road frontage.   

4.3 While the revised version of the provisions attached to the Council 

planning evidence are a significant improvement from the notified 

version of the pRDP, they have not, in my opinion, fully addressed 

those concerns.  
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4.4 Through the 8 April 2015 tracked changes, drive-through services 

have been identified as a largely appropriate activity in the commercial 

zones of the pRDP.  Where the provisions of the commercial zones 

seek a particular built form outcome, the activity status of drive-

through services is elevated, and built form standards are imposed.  

For example, drive-through services are permitted activity in the 

Commercial Retail Park zone and Commercial Mixed Use zone, 

however they are Restricted Discretionary in the Commercial Core 

zone.   

4.5 I concur with the approach to achieving particular urban form and land 

use activity outcomes through the use of methods such as elevated 

activity status with appropriate assessment criteria and built form 

standards.  I am concerned however that in its current form, the 

methods are unclear and do not appropriately achieve the outcomes 

that the objectives and policies set for the commercial areas of 

suburban Christchurch.    

4.6 In my view, the planning framework relating to the methods of 

implementation could be better refined to balance the provision of 

drive-through service activities in appropriate locations, whilst 

ensuring the built form and land use activity effects are able to be 

suitably managed and assessed.  

5. AREAS OF AGREEMENT – TRACKED CHANGES AND 

MEDIATION 

5.1 It is noted that during the mediation process, the Council has 

amended some provisions, and these are generally supported. This 

statement of evidence therefore discusses those matters that have 

been debated through mediation, and included in Attachment A is a 

tracked change version of the provisions appended to the Council's 

primary planning evidence to address the outstanding concerns.  

5.2 To clarify, this evidence references the numbering of the 8 April 2015 

tracked changes, and not that of the notified pRDP unless otherwise 

specified.  The 8 April version of Chapter 15 was the version 
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discussed during the mediation on this topic between 16 and 23 April 

2015.  

5.3 I support the following changes in the Council's tracked changes of 8 

April 2015: 

i. Recognition of the importance of food and beverage in 

commercial centres at Policy 1;  

ii. Recognition of the functional and operational requirements of 

commercial activities at Objective 3 and Policy 10(b) when 

considering built form outcomes;  

iii. The general changes to the objectives and policies in terms of 

providing clarity, and support in particular for the new Objective 1 

to provide for commercial recovery and long term growth through 

an enabling planning framework; 

iv. The proposed mapping of the commercial centres on GIS to 

correlate with Table 15.1 to enable a more user-friendly Plan; 

v. The new Commercial Mixed Use zone and provisions including 

the Permitted activity status for drive-through services; 

vi. Deletion of the Commercial Fringe zone and replacement with 

the Commercial Core zone provisions; 

vii. The provision for drive-through services as a Permitted activity in 

the Commercial Retail Park zone at Rule 15.5.2.1 P14; 

viii. The amendments to the definitions of "Drive-through Service" 

and "Public Floor Area"; and 

ix. The intention for non-notification of drive-through service 

activities in the Commercial Core Zone (subject to minor wording 

changes). 

5.4 I understand that the following amendments were agreed through 

mediation on 16, 17, and 20 April 2015 (at least in principle).  I 
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anticipate that they will be further addressed in rebuttal evidence by 

Council: 

i. Wording changes to Objective 2(v), Policy 1 (a)(v), and Policy 

3(b) as detailed in Attachment A ; 

ii. The amendment to the activity status of drive-through facilities in 

the Commercial Local Zone activity tables at Rule 15.3.2 to 

provide consistency with the permitted activity status for service 

stations; and 

iii. A consequential amendment to 15.3.3.2 to exempt drive-through 

services per the service station exemption and to provide for 

consistency.  

5.5 Overall, I am generally comfortable with the amendments that have 

been made to the pRDP to provide for commercial development in 

appropriate locations throughout the city in a manner that achieves the 

objectives for suburban commercial areas of Christchurch.  

5.6 There are two outstanding key concerns I have with the 8 April 2015 

tracked changes, being the deletion of the KPFs and the assessment 

of drive-through services, which I detail below.  

6. COMMERCIAL CONTROLS AND ASSESSMENT 

6.1 I am concerned with the Council's deletion of the KPFs through the 8 

April 2015 tracked changes.  I am also concerned with the notion 

raised in mediation to relocate the activity specific standards in 

15.2.2.1 to the built form standards in 15.2.3.  In my opinion, neither of 

these changes provide for the efficient or effective management of 

commercial activities in the suburban areas of Christchurch, and will 

not give effect to the objectives and policies of Chapter 15.  

15.2 Rules – Commercial Core Zone 

6.2 As notified, drive-through services require a Restricted Discretionary 

activity consent in the Commercial Core Zone as per Rule 15.2.2.3 
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RD5.  Other similar activities, such a services stations also require a 

Restricted Discretionary activity consent in this zone (Rule 15.2.2.3 

RD4).  

6.3 The assessment criteria for drive-through services as a Restricted 

Discretionary activity in this zone are restricted to "Centre Vitality and 

Amenity" at 15.8.2.5 and "Nuisance" at 15.8.2.6.  I will return to these 

criteria later in my evidence. 

6.4 As notified, the Permitted activity rule 15.2.2.1 includes activity 

specific standards for permitted activities.  If such Permitted activity 

specific standards cannot be met, a Restricted Discretionary activity is 

required under Rule 15.2.2.3 RD1.  The matters of discretion for 

consents under Rule 15.2.2.3 RD1 are limited to Urban Design 

matters at 15.8.1.  

6.5 The Council's 8 April 2015 tracked changes document modifies the 

form of these activity-specific standards somewhat, however the rule 

still clearly states that the activity specific standards apply to Permitted 

activities (and by inference, not activities with another status, such as 

drive-through services). 

6.6 During mediation on 20 April 2015, the Council planner, Mr Mark 

Stevenson, noted that it was the intention that the Permitted activity 

specific standards in Rule 15.2.2.1 P1 apply to all activities, regardless 

of status.  

6.7 This is not how I read the notified or amended rule, and with respect, 

do not think this could have been the intention.   

6.8 If this was the intention, the consequence of this approach would 

mean that a drive-through service would require a Restricted 

Discretionary activity consent (and assessment against the "Centre 

Vitality and Amenity" and "Nuisance" criteria) as well as a Restricted 

Discretionary activity consent for the development on the site where 

the activity specific standards are not met.  Significantly, such a 

proposal would be required to be considered against approximately 25 

urban design focussed assessment criteria (at 15.8.1) which appear to 
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be substantially focused towards built form outcomes expected in a 

mainstreet retailing environment.   

6.9 In my mind, this is an overly complicated approach and one that is not 

warranted for drive-through services due to their particular activity and 

built form characteristics, particularly when there are other planning 

tools available that are better disposed to achieve the environmental 

outcomes sought.   

6.10 Such tools in this case include more targeted assessment criteria for 

drive-through services and the use of KPF.  I address each in turn. 

Assessment Criteria for DTS  

6.11 Under the notified version of the pRDP, the assessment criteria 

applying to drive-through services in the Commercial Core zone are 

"Centre Vitality and Amenity" at 15.8.2.5 and "Nuisance" at 15.8.2.6.  

The changes suggested by Council at mediation would add the urban 

design assessment criteria at 15.8.1 to this mix.  As mentioned, I have 

strong reservations about this "urban design" approach.  Having said 

this, I believe there is scope to augment the two assessment criteria 

with more targeted and refined criteria which would more appropriately 

manage adverse effects unique to drive-through services, and achieve 

the amenity and built form outcomes anticipated by the Plan for this 

zone.  Likewise, in my view, this would strike a better balance between 

Objective 1 and Policy 3, and Objective 3 and Policy 9 and 10. 

6.12 I have provided these amendments to the Council's 8 April 2015 

tracked changes text, at Attachment A .  In my opinion, these 

amended assessment criteria1 are appropriate and encapsulate the 

relevant matters for consideration when assessing applications for 

drive-through services in the Commercial Core Zone.  

6.13 In summary, I believe it is unduly restrictive to impose a further 

Restricted Discretionary activity status to development for drive-

 

1 The amended assessment criteria have been compiled using the applicable criteria at 15.8.1, 

15.8.2.4 and 15.8.2.5 (numbering using the 8 April tracked change version). 
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through services, which already require a Restricted Discretionary 

activity consent as an activity.  In my opinion, it is better resource 

management practice to retain the development with the activity, and 

consequently a single matter for consent for the activity and building 

should be provided in the Plan and subject to appropriate assessment 

criteria. 

Key Pedestrian Frontages 

6.14 As notified, the planning maps identified KPFs with corresponding built 

form standards for development on land subject to a KPF. 

6.15 The 8 April 2015 tracked changes removed the KPF method for 

directing built form outcomes.  I oppose the removal of this method as 

I consider it provides both the Council and the public with clear 

expectations with regard to specific built form outcomes.  

6.16 In my opinion, the removal of the KPFs and replacement with built 

form rules applying to all arterial and collector roads, has the 

unintended consequence of diminishing those existing "main-street" 

areas, which are suitably also located on local roads.  Deletion of the 

KPF will not achieve Objective 3 and Policy 10 in my opinion. 

6.17 As noted above, I consider the KPFs to be a useful resource 

management tool with regard to built form outcomes subject to 

appropriate mapping with clear objectives for the method.  Having said 

this, it is important that the KPFs are applied in an appropriate 

manner.  The correct identification of the areas to be subject to KPFs 

is particularly important.   

6.18 Three of McDonald's seven drive-through restaurants within the Stage 

1 proposal area were originally mapped as being within the KPF.  

Whilst I acknowledge that this tool is for the lifetime of the Plan and 

may reflect the main-street retailing aspirations of commercial centres, 

there is a practical consideration that needs to be given to the 

application of the KPFs, and whether or not the application of this tool 

will actually be realised during the lifetime of the Plan.  I consider that 

it is inappropriate to apply a planning control where it is unlikely that 
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the outcome sought by the control will be realised, particularly where 

there are externalities to individual property owners that inhibit the 

realisation of the built form outcome.  I set out my reasons for why the 

application of the KPFs may not be realised below. 

6.19 "Main-street retailing" typically requires a low-speed traffic 

environment, with the ability for pedestrians to easily cross the road 

between different retail outlets and commercial businesses.  I am 

concerned that the notified application of the KPF has not considered 

such key factors for achieving main-street retailing and positive 

pedestrian environments. 

6.20 In this case, KPFs were originally applied to three of McDonald's 

drive-through restaurant locations within the Stage 1 proposal area, 

being: 

(a) McDonald's Hornby; 

(b) McDonald's Riccarton; and 

(c) McDonald's Linwood. 

6.21 In all three cases, a close examination of the McDonald's sites reveals 

that they are located on the fringe of the Commercial Core Zone, and 

are located in close proximity to a shopping mall.  Other land uses 

opposite the McDonald’s restaurants in these cases include a service 

station (Hornby), rest home and medium-density residential 

(Riccarton), and stand-alone, medium-format retail (Linwood). 

6.22 In all three cases, the roading environment comprises at least two 

traffic lanes in each direction, with major intersections comprising up 

to seven lanes overall.  Pedestrian crossing lights are provided at all 

of the intersections, however it is my opinion that the roading 

environment of Main South Road in Hornby, Riccarton Road (in 

Riccarton, west of Kauri Street), and Buckleys Road/Aldwins 

Road/Linwood Avenue intersection in Linwood are not a pedestrian-

friendly place.  It is not easy for pedestrians to cross the roads in 

these areas, and the road does not have a "mainstreet" feel.  The 

planning control pertaining to mainstreet retailing (the KPF) should be 
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focussed on those environments that are currently, and are likely to be 

within the lifetime of the Plan, developed as positive places for 

mainstreet retailing and encouraging high quality environments for 

pedestrians.  

6.23 Such places are typically local roads and small collector roads, or 

narrow/slow speed arterial roads, surrounded by a relatively fine grain 

urban form.  An example of this in the Commercial Core Zone includes 

the older, eastern part of Riccarton which is composed of Riccarton 

Road and the adjoining streets.  In my view, this is far from the case 

for the three McDonald's sites identified above. 

6.24 I consider that the periphery of centres need to provide for alternative 

built form that are not always appropriate to be located within the core 

of the centre but that play a supporting role to the centre.  Service 

stations and drive-through restaurants are typically an example of 

such activities.  The appropriate application of the KPFs provides 

certainty to such operators and to the Council and public when 

selecting sites for development.   

6.25 Overall, I consider that the remapping of the KPFs to the core 

locations of centres that can realistically foster the development of 

high quality pedestrian environments (which do not include four-lane 

roads, for example) is the most appropriate method to give effect to 

Objective 3 and Policy 10 within the lifetime of the Plan.  

6.26 I attach, at Attachment B , amended planning maps 31, 36, and 39 to 

show the extent of the KPFs at Hornby, Riccarton and Linwood that I 

consider would appropriately direct a particular built form to assist with 

fostering a high quality pedestrian environment in the cores of these 

centres.  

Notification 

6.27 An anomaly also exists where the non-notification clause at 15.2.2.3 

RD5 which refers to "any non-compliance with this rule".  I note that it 

is not possible to "comply" with a rule for a Restricted Discretionary 
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activity for which there is no Permitted status.  I have included 

suggested new wording for this clause in Attachment A.  

6.28 I do however support the intention of the clause, and consider that the 

proposed wording assists with the clarity of the pRDP. 

7. CONCLUSIONS 

7.1 The approach to the objectives, policies and rules of Chapter 15 is 

generally acceptable, with the exception of further refining the activity 

table and assessment criteria applying to drive-through services as 

Restricted Discretionary activities in the Commercial Core Zone and 

reinstatement, and appropriate mapping, of the KPF controls.  

7.2 The changes I have described in my evidence further refine and focus 

the provisions of the above chapter such that it achieves appropriate 

and sustainable management of the city's land resources and 

commercial activity.  The provisions as amended also recognise the 

competing and compelling interests of the Plan in terms of enabling 

and encouraging growth throughout the commercial centres, whilst 

ensuring that the anticipated built form outcomes are appropriately 

provided for. 

 

Matthew Norwell 

24 April 2015  
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Revised Proposal – 8 April 2015 

 

Key: 
 

This is the amended position of the Council that will be supported in the Council's Evidence in Chief (to 
be filed on 13 April 2015). 

 
The following text is from the notified version of the proposed Christchurch City Council Replacement 
District Plan. It has been amended as a result of Council's consideration of submissions – additions are 
underlined in black text and deletions are struck through in black text. 

 

The submission giving scope for change is identified in square brackets after the relevant change eg 

[#310 Council]. 
 
 

McDonald’s (Submitter 388) tracked changes are included in red underlined text.
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  [The Crown, #495, p 242/para. 34.3; Marriner Investments Ltd, #378,
p4/ para. 30; Avonhead Mall Ltd, #379, p5/ para. 30; Marriner Investments No 1 Ltd, #380,
p3/ para. 33]  

primarily [Scentre (New Zealand) Ltd, #742.37, p17, Marriner

 
Revised Proposal – 8 April 2015 

 

15.1 Objectives and policies 
 

15.1.1 Objective 1 – Recovery of commercial activity 
 

a. The critical importance of commercial activity to the recovery and long term growth of the 
City is recognised and facilitated in an enabling framework that supports viable 
commercial centres 

 
 
 

 

Objective 12 - Focus of commercial activity 
 

a. Commercial activity is 
Investments No. 1 Ltd, #380, Specific Relief; Carter Group, #386, Specific Relief] focussed 
within a network of centres (comprising the Central City, District, Neighbourhood, Local and 
Large Format centres) through intensification and [Kiwi Property Management Ltd, #761, 
p11/para. 27); Bunnings Ltd #725, p10/para. 24; Progressive Enterprises Limited, #790, 
p18/ para. 71] to meet the wider community’s and businesses' needs [Scentre #742, p16/ 
para. 26] in a way and at a rate that: 

 

i. supports intensification [Kiwi Property Management Ltd, #761, p11/para. 27); Bunnings 
Ltd #725, p10/para. 24; Progressive Enterprises Limited, #790, p18/ para. 71] within 
centres; [Marriner Investments Ltd, #378, p4/ para. 30; Avonhead Mall Ltd, #379, p5/ para. 
30; Marriner Investments No 1 Ltd, #380, p3/ para. 33] 

ii.Enables the efficient use and continued viability of the physical resources of 
commercial centres and promotes their success and vitality, reflecting their critical 
importance to the local economy [The Crown, #495, p243/para. 35.1]; 
i. iii. 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; 
ii. iv. is consistent with the defined role of each centre as defined in (refer to Policy 1 Table 
15.1 and Appendix 15.910.1; 
iii. v. supports a compact and sustainable urban form that provides for the integration of 
commercial activity with community, residential and recreational activities in locations highly 
accessible by a range of modes of transport with convenient access to the communities 
they serve [Scentre #742, p16/ para. 26]; 
iv. vi supports the recovery of centres in the short to medium term, [The Crown, #495, 
p244], enhances their vitality and the amenity of centres and provides for a range of 
activities and community facilities [The Crown, #495, p243]; 

v. ensures goods, services and other facilities are readily accessible to residents, 
visitors and workers by a range of modes of transport; 
vi. vii. manages strategic [The Crown, #495, p245] adverse effects including on the 
transport network and public and private infrastructure; 
vii.  viii. is efficiently serviced by infrastructure and [Scentre #742, p16/ para. 26] is 
integrated with the delivery of infrastructure; and 
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  [The Crown, #495, p246]
community facilities and activities, [The Crown, #495, p243]

 
Revised Proposal – 8 April 2015 

 

ix. Adverse effects on sites of significance to Ngai Tahu/ Manawhenua are managed in 
recognising their values [Mahaanui Kurataiao, #1145, p36]. 

 

b.   Existing office parks in Addington and Russley continue to support the recovery of the 
City in supporting office based businesses and their growth [NZ Metropolitan Properties, 
#557, p2; Hazeldean Business Park, #735, p2; Calder Stewart, #741, p2] 

 

15.1.1.1 Policy 1 - Role of centres 
 
 

a. Maintain and strengthen commercial centres as the focal points for the community and 
business [Marriner Investments Ltd, #378, p4/ para. 30; Avonhead Mall Ltd, #379, p5/ 
para. 30; Marriner Investments No 1 Ltd, #380, p3/ para. 33] through intensification within 
centres that reflects their functions and catchment sizes, and in a way that: 
i. gives primacy to and does not adversely affect 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 di stri ct’ s   
region’s 

population including shopping, 
, employment, offices, 

commerce, administration, food and beverage [McDonalds, #388, Attachment 1, p1] 
entertainment, events, tourism and transport services; 

ii. supports and enhances the role of District Centres as significant focal points of commercial, 
residential and community facilities and activityies, and social interaction [The Crown, 
#495, p243, p246], serving a wide catchment and providing for a diverse range of 
commercial and community activities, social interaction and recreation in a highly 
accessible location by a range of modes of transport; 

iii. maintains the role of Neighbourhood Centres, while prioritising support for the 
Neighbourhood centre of Spreydon defined as Key Activity Centre, [The Crown, #495, 
p245] as a destination for weekly and daily shopping, local employment and community 
needs, with a range of activities and facilities that are accessible to the surrounding 
residential catchment by a range of modes of transport; 

iv. maintains Local Centres and their role to cater primarily for the day to day convenience 
shopping and, commercial service, and community [The Crown, #495, p243] needs of the 
immediate walkable [The Crown, #495.768] residential catchment area [The Crown, 
#495, page 245]; and 

v. maintains the large format retail function of the Commercial Retail Park Zone, located within 
District Centres at Hornby and Belfast or as standalone ‘Large Format Centres’, by 
providing for predominantly large format retail activities (excluding supermarkets and 
department stores [Harvey Norman, #288, p5; Foodstuffs #705, p9; Progressives 
#790, p18/ para. 71]), yard based suppliers, and trade suppliers, and other vehicle-
orientated activities and limiting the scale of office activity to an ancillary function. 

 

 

vi. Table 15.1 - Centre's role 
 

 

   

Role 
 

Centre Zoning can include: 

 

A. 
 

Central Business District 
 

Central City Central City Business 
Central City Mixed Use 
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convenience to shoppers and visitors while enabling a range of other activities at ground floor 
to support the recovery of centres while having regard to the operational requirements of 
commercial activities., while providing for a mix of activities with offices and residential 
activity above ground floor level.[The Crown, #495, p242/ para. 34.3 Bunnings 
#725, p11/ para. 26; Kiwi Property Management #761, p12/ para. 27; Marriner Investments Ltd, 
#378, Specific relief; Avonhead Mall ltd, #379, Specific relief; Marriner Investments No. 1 Ltd, 
#380, Specific Relief; Maurice Carter Charitable Trust, #385, Specific relief; Carter Group, 
#386, Specific Relief; Scentre (NZ) Ltd #742, Specific Relief]. 

 
 

15.1.1.54 Policy 54 - New local centres in greenfield areas 
[Johns Road Horticultural #1156, p3] 

 
 

a. In new greenfield residential areas, land identified through zoning and/or on an Outline 
Development Plan for a commercial new Local Ccentres [Johns Road Horticultural #1156, 
p3] shall be developed and used for primarily commercial and community activity including 
health care facilities [Canterbury District Health Board, #648, p10] to serve the needs of 
existing and future residents by walking and cycling[The Crown, #495, p249; Foodstuffs, 

#705.10; Scentre #742.47], 
b. The development of new centres in greenfield areas shall recognise and provide for Ngai 
Tahu/ manawhenua values [Mahaanui Kurataiao #1145, p36) while not impacting on the 
character, coherence or amenity of the adjoining residential area. 

 

15.1.1.5 Policy 5 – Accommodating growth 
 

a. Growth in demand for commercial activity is accommodated principally within existing 
commercial centres 

 

b. Any expansion outside a commercial centre is only undertaken where it is 
i.  comm ensurat e w it h t he  centr e’ s rol e w it hin a str ate gic network of centres; 
ii. provides the equivalent compensatory capacity for that which is lost through 

expansion; 
iii. integrated with the adjoining neighbourhood and transport network; and 
iv. ensures adverse effects at the boundary of the expanded area are managed to a level 

consistent with the amenity values of the adjoining residential zone. 
 

[The Crown, #495, page 242/ para. 34.3] 
 

15.1.1.6 Policy 6 - Banks Peninsula commercial centres 
 

 
a. Recognise and protect the special character and role of the commercial areas in Banks 

Peninsula, including Lyttelton and Akaroa, which provide a range of activities and services 
meeting the needs of their respective communities as well as visitors to the townships and the 
wider area of Banks Peninsula. 
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15.8.3.9 [The Crown, #495,

p257, 258]  

 
Revised Proposal – 8 April 2015 

 

 

   
Activity The Council's discretion shall 

be limited to the following 

matters: 

   

i. Water supply and 

access for fire fighting – 
 
 

 
j. Refer to 15.2.4.3 to 

15.2.8.3 for the matters of 

discretion for a non- 

compliance with area 

specific standards. 

 
RD3 

 
Yard-based supplier 

 
 

Any application arising from non-compliance 

with this rule will not require written approvals 

and shall not be limited or publicly notified. 

a.  Centre Vitality and 

Amenity – 15.8.2.54 

 
RD4 

 
Service Station 

 
 

Any application arising from non-compliance 

with this rule will not require written approvals 

and shall not be limited or publicly notified. 

 
RD5 

 
Drive-through Services (including new buildings, 
additions and alterations) 

 
Any application arising from non-compliance 

with this rule for this activity will not require 

written approvals and shall not be limited or 

a. Centre Vitality and Amenity – 

15.8.2.54 

a. Nuisance – 15.8.2.65 
 
a. Drive-through services 
15.8.2.7 

 
RD6 

 
Emergency Service Facilities 

[South Island Region Trust Board #785, p16; The 

Crown #495, p256, 257] 

 
RD7 

6 

 
The creation of any surface water management 

structure within 3 kilometres of the outer edge 

of the runways at Christchurch International 

Airport. 

b.  Surface water management 

structures and Birdstrike 

Risk –  15.8.3.14 
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15.2.3.1 Maximum building height 
 
 

   
Applicable to 

 
Permitted Restricted 

discretionary 

 
Matters of 

discretion 

 
a. 

 
All sites in a District 

Centre, unless 

specified below 

 
20 metres Greater than 20 metres 

 
Maximum Building 

Height – 15.8.3.1 

 
b. 

 
All sites in a District 

Centre wholly or  

party within 30 

metres of a 

residential zone 

[Scentre, #742, p24/ 

para. 38, Kiwi Income 

Property Trust, #761, 

p14/ para. 32; NPT Ltd 

#707, p8/ para. 9; 

Marriner Investments 

No. 1 Ltd, #380, 

Specific Relief] 

 
12 metres Greater than 12 

metres 

 
c. 

 
All sites in a 

Neighbourhood Centre 

 
12 metres Greater than 12 metres 

 

 

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

15.2.3.2 Minimum floor to ceiling height between ground and first floor 
 
 

   
Permitted 

 
Restricted discretionary Matters of discretion 

 
a. 

 
Greater than or equal to 3.5 

metres 

 
Less than 3.5 metres Minimum Floor to ceiling 

Height between Ground and 

First Floor – 15.8.3.2 

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

 

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

not be limited or publicly notified. 
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Facilities [The Crown, #495, p260] 

 
Revised Proposal – 8 April 2015 

 
 
 

15.2.3.3 Building setback from road boundaries/ street scene 
 
 

   
Permitted Restricted 

discretionary 

 
Matters of 

discretion 

 
a. 

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

Pedestrian Frontage (identified on the planning 

maps), fronting an arterial or collector road all 

buildings shall: 

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

buildings occupying the full length of the road 

frontage, except where necessary to provide 

pedestrian or vehicle access to the rear of the site 

or to provide a recessed entrance up to a depth of 

1.5 metres and width of 2 metres; 

The requirement for a building to be built up to 70% 

of the road frontage may include a setback of up to 

a maximum of 4 metres from the road boundary for 

a maximum width of 10 metres. 
 
 

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

frontage from the intersection shall be built up to 

the road frontage, which may form part of the 70% 

required under clause (i). 

B. provide pedestrian access directly from the road 

boundary; 

C. provide a veranda or other means of weather 

protection along the full width of the building 

fronting the street; 

D. iii. have visually transparent glazing for a minimum 

of 60% of the ground floor elevation facing the street, 

and 

E. iv. have visually transparent glazing for a minimum of 

20% of each elevation above ground floor and facing 

the street . 
 
 

v. This rule shall not apply to Emergency Service 

Non- 

compliance 

with permitted 

standard 

 
Minimum 

Building 

Setback from 

Road 

Boundaries/ 

Street scene– 

15.8.3.3 
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Activity 
 

Activity specific standards 

     

c. All buildings and structures shall have a minimum vertical 
clearance of 10 metres below the lowest point of the 
transmission line conductor (wire). 

[Transpower, #832, p21] 

 

P20 
 

P1 to P19 in the 
Commercial Local Zones 
at Awatea, East Belfast, 
Halswell  West, 
Highfield, North West 
Belfast, Upper Styx/ 
Highsted    and    Wigram 

 

a. Any development shall comprise less than 100 m2 (Refer 
to RD2 for any development greater than 100m2). 

 

 
Any application arising from non-compliance with this 
rule will not require written approvals and shall not be 
limited or publicly notified. [Ngai Tahu #840.23] 

 

 
b. The total maximum [Christchurch City Council, #310, 

p121/ para. 13] amount of floorspace for retail activity in the 
following local centres shall be as follows: 
i. East Belfast 2,000m2 (GLFA) 

ii. Wigram 6,000m2 (GLFA) 
iii. Upper Styx/ Highsted 2,000m2 (GLFA) 

 

P21 
 

Emergency service 
facilities 

 
[South   Island   Region 
Trust Board, #785, p20] 

 

a. NIL 

 

P22 
 

Parking Lot 
 

a. NIL 

  P23 Drive-through Services   a.  NIL 

 

Note for P19: The requirements of the New Zealand Electrical Code of Practice for Electrical 
Safe Distances (NZECP: 2001) also applies to land use activities and vegetation under or 
near transmission lines and includes restrictions on the location of structures and activities. 
[Transpower, #832, p21] 

 
Note for P20: The location of the Commercial Local Zones specified in P20 are as described below: 

 

 
a. Awatea (Awatea Road) 

b. East Belfast (Blakes Road) 
c. Halswell West (Caufield Avenue) 

d. Highfield (comprising two areas west of Hills Road) 
e. North west Belfast (North of Johns Road/ West of Main North Road) 

f. Upper Styx/ Highsted (Claridges Road) 
g. Wigram (The Runway) 
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Activity The Council's discretion shall be 
limited to the following matters: 

   

in Rule 15.43.2.1 
 

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

Size – 15.8.2.1. 
b. For P8-P9, P17 – Activity at 

Ground Floor Level – 15.8.2.2 
c. For P1718– Residential 

Activity – 15.8.2.3 
d. For P1718 in the Commercial 

Local zone at Highfield - 
Residential activities in the 
Commercial Local zone at 
Highfield - 15.4.5.3.3.5.2 

e. For P20 - Design and 
amenity - 15.4.5.1 

f. For P1, P2 and P20 applicable 
to East Belfast, Halswell West, 
Wigram and Upper Styx/ 
Highstead - Maximum retail 
activity threshold - 
15.4.5.2.3.5.1 

 

RD3 
 

Drive-through Services 
 

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

a. Centre Vitality and Amenity – 
15.8.2.54 

b. Nuisance – 15.8.2.65 

 

RD4 
 

Food and Beverage Outlet 
[Chas Luney, #1192, p2, 3; Belfast Estates 
Ltd, #770, p3; Annex Development Ltd #775, 
p23; Ngai Tahu, #840, p24] 

a. Centre Vitality and Amenity –  
15.8.2.5 

b. Nuisance –  15.8.2.6 

 

RD54 
 

The creation of any surface water 
management structure within 3 kilometres of 
the outer edge of the runways at 
Christchurch International Airport. 

 
Compliance with Rule RD5, 15.4.2.3 is not 
required if a resource consent (Subdivision 
and/or land use) provides for the same non- 
compliance on the site proposed for the 
activity. 

 
Any application arising from non- 

a. Surface water management 
structures and Birdstrike 
Risk –  15.8.3.14 
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Applicable to Permitted Restricted 
Discretionary 

 

Matters of 
discretion 

 

c. 
 

Within the ‘Special building height 
area’ defined on the Outline 
Development  Plan  in  Appendix 
15.10.10 [Christchurch City 
Council, #310, p121/ para.14]. 

2 buildings up to 
32 metres with a 
maximum GFA 

of 800 m2 on any 
single floor 

Non- 
compliance 
with the 
permitted 
activity 
standard 

 

 

 

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

15.43.3.2 Building setback from road boundaries 
 

 

   

Permitted Restricted 
discretionary 

 

Matters of 
discretion 

 

a. 
 

i. On sites with a road frontage, all buildings 
shall: 

A. be built up to the road boundary, with 
buildings occupying the full length of the 
road frontage of the site, except where 
necessary to provide for any pedestrian 
or vehicle access to the rear of the site or 
for provide a recessed entrance up to a 
depth of 1.5 metres and width of 2 
metres a setback of up to 3 metres from 
the road boundary for a maximum width 
of 6 metres; 

B. provide pedestrian access directly 
from the road boundary; 

C. provide a veranda or other means of 
weather protection along the full width 
of the building fronting a road; 

D. C. have visually transparent glazing for a 
minimum of 60% of the ground floor elevation 
facing the street; and 
E. D. have visually transparent glazing for a 
minimum of 20% of each elevation above 
ground floor and facing the street. 

 

 
This rule shall not apply to service 
stations, drive-through services and 
Emergency Service Facilities [Rockgas 
#397, p9/ para. 6.3; The Crown #495, p276]

Non- 
compliance 
with permitted 
standard 

 

Minimum 
Building 
Setback  from 
Road 
Boundaries/ 
Street scene– 
15.8.3.3 
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15.8.2.7 Parking lots/ Parking buildings 
 

a. The degree to which existing car parking will be utilised and the need for additional car 
parking in the surrounding area; 

b. The extent to which a Parking Lot or Parking building provides shared car parking for 
activities on other sites; 

c. The extent to which a Parking Lot/ Parking building is integrated with existing parking 
facilities 

d. The extent to which the car park will have impact on the efficiency and safety of the road 
network. 

e. The extent to which the location and design of the car park and its accessibility affects 
safety and amenity of users, walkers and cyclists. 

f. The extent to which stormwater is managed on-site. 
g. The extent to which the car park can be adapted for alternative land uses. 

 

 

15.8.2.86 Ancillary oOffice and Retail activity 
 

a. The extent to which the activity and its scale is consistent with the function of the Retail 
Parkzone 

b. The effect of the development on the capacity to accommodate future demand for large format 
retail activities in the Commercial Retail Park zone 

c. The extent to which the activity is ancillary to the primary use of a site. 
d. The extent to which the site that the activity is proposed on relates to another site that the 

activity is ancillary to. 
e. The extent to which the activity contributes to the agglomeration of other non-industrial activities 

that may discourage or displace large format retail activities in the Commercial Retail Park 
zone 

f. The extent to which further retail and office activity supports the function of the Central 
City, District centres and Neighbourhood centres as the focus for these uses and the 
community; 

g. The visual impacts on the appearance of the site as viewed from the street of locating 
ancillary offices in a position that does not face the street. 

h. The degree to which the orientation and location of the ancillary office activity affects the 
amenity of the surrounding area. 

i. The extent that site context including the shape of the site, existing buildings and access 
constrains the location of ancillary offices. 

j. The desirability of siting ancillary offices elsewhere in a non-complying position. 
[The Crown, #495, p282] 
k. The visual effect of the extent of areas of glazing facing the street particularly at ground level. 

15.8.2.87 Drive-through Services 
 

a. The extent to which the activity and development is consistent with the criteria at 15.8.1.1(a)(i), 
(ii) and (b); 15.8.1.2(a) and (b); and 15.8.1.4 , as follows: 
Context and character- Whether the development: 

• addresses considers the local context to identify and any natural, heritage and  
cultural assets and reinforces the grain, scale and character of the surrounding 
development and determined the appropriateness of either consistency or divergence 
from that character. 

• retains and incorporates on-site protected heritage assets and, where relevant, [The 
Crown, #495, p282]  existing character buildings and structures, the landscape qualities of 
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outcome while contributing to a high quality urban environment. [Christchurch

Council, #310, p123/ para. 21]  

the site and surrounds, sites of cultural significance to Ngai Tahu/ Manawhenua, 
springs and waterways, [Mahaanui Kurataiao, #1145, p38, 39] and existing trees and 
mature vegetation. 

• Whether the functional requirements of the activity necessitates a different design 
 

•  
 

• Whether the development actively engages with and contributes to the vibrancy and 
legibility of the street, access lane or adjacent public spaces by: relates to the street, 
by: 

i. Locating buildings adjacent to the street, providing a contiguous street 
frontage.Orientating the principal façade of the building and its main pedestrian 
access to the street; 

ii. Providing a high level of glazing across the principal facade and locating orientating 
active areas of buildings, including those at upper levels, along street frontages 
towards the street and other publicly accessible spaces. 

iii.  Providing well defined, clear and direct pedestrian entrance access from the street. 
vii. Providing the opportunity for open space to extend connect with into the street. 
viii. Locating Avoiding the visual dominance of car parking away when viewed from the 

street  or public spaces to reduce its visual dominance.by means including but not 
limited to car park position and orientation, and landscape design. 

ix. Orientating corner buildings to each street frontage, providing a high level of glazing, 
architectural detailing and enabling opportunity for additional building height to give 
prominence to the corner while having regard to the functional requirements of the 
activity, the street type, adjacent land uses and level of pedestrian activity. [Mobil Oil e 
al, #922, p27; #723, p22, 23] 

• Whether the development ensures the safety, security and comfort of people using the 
site and centre through: by providing connectivity, where beneficial, for safe 
movement and passive surveillance. 

• Whether the development provides for safe, legible, efficient access for all transport users 
and site servicing, by: 

•      Locating and designing the provision of storage, servicing and vehicle parking areas to 
minimise visual impacts on the street, public areas or neighbouring residential uses, 
having regard to the functional requirements of the activity, the street type, and 
adjacent development and land uses. [Foodstuffs, #705, p16]. 

• Providing for legible vehicle movement to the site and links to key connections external to 
the site. 

• Providing for car parking, where required, that is designed, located and configured to 
benefit from natural surveillance, facilitate shared use and create flexible space. 

• Siting buildings, and locating pedestrian access points and through routes to integrate with 
pedestrian and cycling networks and desire lines, including access to and from public 
transport infrastructure. 

•  
 

b. The extent to which the character, form and location of the activity will contribute to the vitality 
of the centre where located within a Key Pedestrian Frontage; 
 
c. Where adjoining a residential zone, whether the scale, character and intensity of an activity is 
compatible with the amenity values of the centre and adjoining residential properties in terms of 
noise, traffic generation, odour, and lighting.



15 
 

       

 
ATTACHMENT B 

 
PROPOSED MAPPING CHANGES FOR KPFS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



Amended Planning Map  31



Amended Planning Map 36



Amended Planning Map 39


	2885288 Attachment B to Matthew Norwell's evidence - v1.pdf
	McDonalds Riccarton.pdf
	McDonalds Hornby.pdf
	McDonalds Linwood.pdf


