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1. QUALIFICATIONS AND EXPERIENCE 

1.1 My name is Pauline Fiona Aston (MA Cambridge University, England, 

M.Phil Town Planning, University College London, MNZPI, MRMLA).  I 

have 31 years resource management and planning experience. I am 

Principal of Aston Consultants Resource Management and Planning, 

and have operated my own consultancy practice, based in 

Christchurch, since 1995.   

1.2 I work extensively in the Greater Christchurch area, with numerous 

clients with interests in subdivision, land development and land use 

planning matters.  I am very familiar with the Greater Christchurch 

planning environment, including the operative Christchurch City Plan 

and the LURP (Land Use Recovery Plan).  

1.3 I am generally familiar with the North East Belfast existing industrial 

area as a result of previous advice given to Graeme Lowe Corporation 

in relation to the Belfast Area Plan and Plan Change 43 (which 

proposed a substantial new residential zone south of Factory Road).  

1.4 I have been asked by legal counsel for Silver Fern Farms to provide 

planning evidence in relation to the submission filed by Anderson 

Lloyd Lawyers on the pRDP on behalf of Silver Fern Farms. 

1.5 I confirm that I have prepared this evidence in accordance with the 

Code of Conduct for Expert Witnesses contained in the Environment 

Court Practice Note 2014. The issues addressed in this statement of 

evidence are within my area of expertise except where I state that I am 

relying on the evidence or advice of another person. 

1.6 The data, information, facts and assumptions I have considered in 

forming my opinions are set out in the part of the evidence in which I 

express my opinions. 
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1.7 I have not omitted to consider material facts known to me that might 

alter or detract from the opinions I have expressed. 

1.8 The key documents which I have relied upon in preparing my evidence 

are the following: 

(a) the Recovery Strategy; 

(b) the Land Use Recovery Plan (LURP); 

(c) the Resource Management Act 1991 (RMA); 

(d) the Canterbury Regional Policy Statement (CRPS); 

(e) the Order in Council (OIC) and in particular the Ministers' 

Statement of Expectations (SOE); 

(f) the Hearing Panel's decision on the Strategic Directions Chapter 

including the overarching Objectives; and 

(g) the notified Industrial Chapter of the pRDP. 

1.9 I have read those parts of the evidence of Mark Stevenson (CCC 

Planner) relevant to the matters raised in the submission by Silver 

Fern Farms (including for the Industrial and Strategic Directions and 

Outcomes proposals).   

2. SCOPE 

2.1 My evidence focusses on the key matters raised in the Silver Fern 

Farms submission and further submission, namely 16.1.2.3 Policy 10 

(managing effects on the environment); the definition and status of 

‘noxious and offensive activities’; the status and zoning of Silver Fern 

Farms' existing composting site at Belfast; the Industrial General 

(Belfast) Outline Development Plan ('ODP'); and the range of activities 

permitted in the Industrial Heavy Zone.  

2.2 There is a high degree of commonality of concerns with the 

submission filed by Lowe Corporation who operate a tannery at a 

neighbouring site. The fundamental concern of both companies is to 

ensure that the pRDP provisions ensure the ability to continue 
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operating their respective businesses, including potential future 

expansion, whilst providing sufficient flexibility for other uses in the 

event that the circumstances of either company change at some time 

in the future. The companies have submitted in support of their 

respective submissions and have collaborated in the preparation of 

evidence and legal submissions for the Independent Panel Hearing, 

including engaging the same legal counsel and planning witness.   

3. EXECUTIVE SUMMARY  

3.1 Silver Fern Farms has engaged in informal and facilitated mediation 

with Council officers. As a result, revisions to the Industrial Proposal 

have been agreed to address most submission points.  The majority of 

these are reflected in the Council’s revised Industrial Chapter (8 April 

2015) and include: 

(a) redefining ‘noxious and offensive activity’ as ‘heavy industry’ and 

changing its status to permitted not discretionary in the Industrial 

Heavy Zone; 

(b) Removal of rules and ODP provisions relating to a pedestrian 

corridor and cycle route along the boundary of the Silver Fern 

Farms site with Kaputone Creek; 

(c) removal of archaeological risk areas advice note from the rules; 

(d) permitted activity status for the existing Composting activity up 

till 2026; 

(e) removal of the northern stormwater management area shown on 

the ODP on the Silver Fern Farms site. 

(f) subsequent agreed revisions are: 

(g) removal of the esplanade requirement with respect to Kaputone 

Creek as shown on the ODP; 

(h) revisions to the ODP to better reflect the revised rules (removal 

of archaeological risk areas and pedestrian and cycle routes 

686 Silver Fern Farms
Fiona Aston
page 4 of 24



4 

JMC-882094-5-173-V1:mtb 

along the Kaputone Creek boundary of the Silver Fern Farms 

site); 

(i) I also understand that the Council is agreeable to amending the 

reference to collector road alignment on the ODP on the basis 

that location can be determined at the time of development.   

3.2 A copy of the ODP with the agreed revisions is attached to my 

evidence as Appendix D. 

3.3 The only remaining area where agreement has not been reached with 

the Council is the location of the stormwater management area north 

of the Future Area for Belfast Cemetery purposes (the southern 

stormwater management area).  Removal of the 10 year time limit with 

respect to continuation of the existing composting activity is also 

sought. 

3.4 In my opinion, the amended provisions including relocation of the 

southern stormwater management area, are the most appropriate 

method to achieve the purpose of the Act, the Strategic Objectives of 

the pRDP, and the Statement of Expectations in the OIC. 

4. BACKGROUND 

4.1 Silver Fern Farms have been involved with consultation in relation to 

the proposed industrial rezoning at North Belfast over recent years. 

This included submitting on the draft Belfast Area Plan, the draft Plan 

Change 82 (‘PC82’) Outline Development Plan and the Christchurch 

City Council global stormwater consent application for the Styx 

catchment (CRC131249). PC82 was a Council initiated plan change 

that proposed rezoning the North Belfast priority business area as 

shown on Map A of Plan Change 1 to the Canterbury Regional Policy 

Statement (the predecessor of Chapter 6 of the CRPS, introduced by 

the Land Use Recovery Plan).   

4.2 Silver Fern Farms raised concerns at that time in relation to certain 

aspects of the ODP, including the location of stormwater management 

areas on Silver Fern Farms land; incompatibility between proposed 

cycle and pedestrian routes and a ‘working industrial environment’ 

686 Silver Fern Farms
Fiona Aston
page 5 of 24



5 

JMC-882094-5-173-V1:mtb 

from a safety and security perspective; and the proposed Council 

stormwater reserve west of the existing and proposed Belfast 

Cemetery. The third issue has been addressed by the Council 

purchasing the proposed reserve area in 2014. 

4.3 Silver Fern Farms also submitted on the Council’s Styx Integrated 

Catchment Management Plan (‘ICMP’) and global stormwater consent 

application, in relation to the location of proposed stormwater 

management areas on their land. The location of the stormwater 

management areas in the approved ICMP is shown on the plan 

contained in Appendix A.  

5. THE SITE AND EXISTING OPERATION 

5.1 Silver Fern Farms is a farmer co-operative representing over 16,000 

sheep, cattle and deer farmers throughout New Zealand. Silver Fern 

Farms is New Zealand’s leading processor, marketer and exporter of 

premium quality lamb, beef, venison and associated products. It has 

19 processing sites throughout New Zealand and exports products to 

more than 60 countries around the globe. 

5.2 Industries such as Silver Fern Farms play a significant role in fostering 

social and economic wellbeing by providing employment and 

contributing to a diverse and vibrant local and wider economy. The 

Christchurch facilities remained operational immediately following the 

earthquakes and provided water and wastewater services to the 

community and other businesses. The location of the processing 

network is strategically important for the servicing of local farmer-

suppliers.  

5.3 Silver Fern Farms' Belfast property shaded in white on the attached 

map (Appendix B) (‘the Belfast Site’), comprises: 

(a) the Processing Site marked ("B") on the attached map; 

(b) the Composting Site marked ("A") on the attached map; 

(c) the Pet Food Processing Facility marked ("C") on the attached 

map. 
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5.4 Substantial areas of the Silver Fern Farms Belfast Site are currently 

undeveloped. These areas are outside the ‘core’ operating area, and 

are currently for sale. In addition, the area of the existing composting 

operation is included in land for sale. 

5.5 Notwithstanding the above, the existing composting operation 

(operating from this site since the 1980’s) is an essential part of the 

existing Silver Fern Farms Belfast meat processing operation as 

without it Silver Fern Farms is not able to dispose of solids created by 

the wastewater treatment activity. 5.6 Silver Fern Farms are 

considering a number of options for composting, in the event that the 

land containing the composting activity is sold. Options include the 

retention of the composting operation, under ‘lease back’ 

arrangements; the future owner or another party taking over the 

composting operation; or composting being undertaken ‘off site’ by 

another party.  However, I understand that no decisions have been 

made to date as any arrangement will need to be both practically and 

financially viable. Given the above, it is essential that the ability to 

continue operating the composting activity is secured by appropriate 

planning provisions. 

5.6 The Belfast Site is zoned partly Industrial Heavy and partly Industrial 

General in the Proposed Replacement District Plan. 

6. STRATEGIC DIRECTIONS AND OUTCOMES  

6.1 The following objectives are considered relevant to the Site (in addition 

to Objective 3.3.1 and 3.3.2): 

Objective 3.3.5 – Business and Economic Prosperity  

The critical importance of business and economic prosperity to 

Christchurch’s recovery and community wellbeing and resilience is 

recognised and a range of opportunities provided for business 

activities to establish and prosper.  

Objective 3.3.10 – Comercial and industrial activities  
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The recovery and stimulation of commercial and industrial activities in 

a way that expedites recovery and long-term economic and 

employment growth through: 

(a) Enabling rebuilding of existing business areas, revitalising 

of centres, and provision in greenfield areas;  

(b) Ensuring sufficient and suitable land development 

capacity. 

7. 16.1.2.3 POLICY 10 MANAGING EFFECTS ON THE 

ENVIRONMENT 

7.1 The revised pRDP provisions amend Policy 10 (now Policy 8) by 

adding the effects of reverse sensitivity as an additional effect to be 

managed in industrial zones. The revised Policy now reads:- 

The effects of development and activities in industrial zones, including 

reverse sensitivity, visual, traffic, noise, glare and other effects are to 

be managed through the location of uses, controls on bulk and forms, 

landscaping and screening, particularly at the interface with arterial 

roads and rural and residential areas, while recognising the functional 

needs of the activity. 

7.2 I support this amendment which is consistent with Mr Stevenson’s 

evidence that for industrial zones the focus should be on managing 

effects rather than achieving a higher level of amenity. This is 

important to existing heavy industrial activities such as Silver Fern 

Farms which are sited at the edge of the Belfast urban area, a 

traditional ‘working’ residential environment but where residents of 

newer greenfield residential areas (such as south of Belfast Road) 

may have an unrealistic expectation that such industry should achieve 

higher amenity standards than are practical, reasonable or 

appropriate.  It is consistent with Strategic Objectives 3.3.1, 3.3.2 and 

3.3.5.  
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8. DEFINITION AND STATUS OF NOXIOUS AND OFFENSIVE 

ACTIVITIES 

Proposed Replacement District Plan 

8.1 I note that the definition of industrial activities, and the exclusion of 

‘noxious and offensive activity’ from that definition, was addressed in 

Mr Stevenson’s evidence on the Strategic Directions and Outcomes 

chapter (Section 26 ‘Definition of Industrial Activity’).   Mr Stevenson 

agreed with the submission of Tegel (766) on this matter, that the 

extent to which an activity is noxious or offensive depends on the 

context, and that activities are not necessarily noxious or offensive in 

the context of a heavy industrial environment.   

8.2 The Industrial Heavy Zone is clearly intended to provide for heavy 

industrial activities, and is appropriately located to facilitate this.  It is 

generally located either away from residential zones or adjoining a 

proposed General Industrial Zone or other features which act as a 

‘buffer’ from the potentially ‘noxious or offensive’ nature of industries 

anticipated to located in the zone including Silver Fern Farms' current 

operations. Appendix C is a list of the pRDP planning maps 

containing Industrial Heavy Zones which identifies the buffering 

mechanisms in each case.   

8.3 I further note that any potentially ‘objectionable’ elements, for example 

relating to discharges to air, water or land, will be addressed by 

regional council requirements. Discretionary status under the pRDP 

will simply result in an unnecessary and unreasonable duplication of 

processes and costs for industry.  

8.4 At paragraphs 32.2 – 5 of Mr Stevenson’s evidence on the 

Commercial/Industrial Proposal, he recommends that activities 

identified as ‘noxious and offensive industry’ should be renamed as 

‘heavy industrial activities’ and that these activities should be permitted 

within the Industrial Heavy Zone. I agree with these recommendations 

which are essential to provide for the continued operation of a very 

significant industrial enterprise, both in a local Christchurch and New 
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Zealand context, in accordance with the intent of Objective 3.3.1 and 

3.3.5, relating to recovery and business prosperity.   

8.5 The duplication of ECan consenting processes which would result if 

heavy industry were discretionary in the Industrial Heavy Zone would 

also be contrary to the efficiency outcome sought by Objective 3.3.2 

and the OIC and in particular the Minister’s Statement of Expectations 

that requires a significant reduction in the reliance on resource 

consent processes.  

Comparison with other District Plans 

8.6 I have reviewed the District Plan status of the Silver Fern Farms' meat 

processing plants in other parts of New Zealand. Examples are as 

below. In the three cases discussed below, the activity is permitted or 

controlled. In no cases, is a discretionary resource consent required.  

Ashburton District Council  

8.7 Silver Fern Farms' Fairton Plant is located north of Ashburton, 

neighbouring Fairton village and Ashburton Industrial Park , and within 

the Business F zone under the Ashburton District Plan. The BF Zone 

is specifically designed to accommodate meat processing including 

the yarding and slaughtering of animals, the associated processing of 

meat (including by-product and co-product processing) rendering, 

fellmongery, tanning, casing and pelt processing; and the associated 

chilling, freezing, packaging and storage of meat and associated 

products. The Zone provides for the spreading of wastewater on some 

defined areas where this activity has historically been carried out. 

Food and produce processing in the Business F Zone is a permitted 

activity.   

South Taranaki District Council  

8.8 Silver Fern Farms' Hawera plant is within the Rural Industrial Zone 

under the South Taranaki District Plan. This zone provides for the 

manufacturing, processing and/or treatment of products and the 

packaging, storage and distribution of any products and goods derived 
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from the rural environment, including the operation of warehouses, 

silos, coolstores and other associated activities as permitted activities.  

Matamata Piako District Plan  

8.9 Silver Fern Farms' Te Aroha Plant is located within the Industrial zone 

under the Matamata Piako District Plan and is identified as a 

scheduled site. The plant is a controlled activity. 

9. COMPOSTING SITE 

9.1 The Silver Fern Farms composting site is located at the northern end 

of the overall land holding as shown on the plan attached as 

Appendix B.  The composting activity processes solid wastes from 

the adjoining Silver Fern Farms wastewater treatment activity.  The 

solids are mixed with bark and placed on aerated beds and then 

stockpiles in a two stage process. The composting process occurs 

over several months, with the resultant compost (BioBlend) being sold 

(off site) as garden and landscaping compost. Provided beds are kept 

aerated, the only odour should be a ‘warm soil smell’1.  

9.2 The existing activity operates under the terms of approved air 

discharge (CRC096065) and s124 of the RMA (a consent renewal is in 

progress). 

9.3 The status of the activity under the current Operative Christchurch City 

Plan Rural zoning is unclear. The activity is classed as an ‘other 

activity’ ie non rural activity. A critical standard limits the maximum site 

coverage limit (including impervious surfaces and outdoor storage) to 

a maximum of 100m2.  

9.4 Part of the composting site is shown as a stormwater management 

area on the pRDP Industrial General (Belfast) Outline Development 

Plan (‘ODP’). 

9.5 It is appropriate that provision be made for the continued operation of 

the composting site.   

                                                
 
1
 Personal communication, Daryn Jemmet, Group Environmental Manager, Silver 

Fern Farms 
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9.6 The revised pRDP addresses this matter, with a specific rule (P2) 

providing for composting on the site “until the landowner advises the 

Council in writing that it proposes to cease undertaking rural activities 

on the land, or at the latest, on 30 March 2026.”  This provides for the 

activity to continue for up to 10 years. An amendment to the rule is 

necessary to refer to rural activity or composting on the land given that 

composting may not meet the definition of a rural activity. Mr 

Stevenson does not state the reason for a 10 year time limit. Options 

currently being considered with respect to the composting activity 

include it continuing on an ongoing basis. Therefore, it is more 

appropriate that there is no time limit. 

9.7 The Silver Fern Farms submission as lodged sought Heavy Industrial 

zoning of the composting site. This is no longer sought, subject to the 

above rule being accepted by the Hearings Panel. 

BUILDING HEIGHT  

9.8 The pRDP included a blanket height restriction of 15m for the 

Industrialy Heavy Zone.  This is a change from the operative City Plan 

provisions which do not have a height limit in the equivalent Business 

5 (General Industrial) Zone.  My understanding is that the purpose of 

the height limit is to ensure amenity for adjoining zones is maintained. 

This can be achieved by specifying a height limit in proximity to the 

boundary between the adjoining zones, rather than for the entire zone.  

Mr Stevenson has recommended the height restriction apply for land 

within 20m of the boundary of residential zones (paragraphs 35.22 – 

24). I agree with this approach.   

10. INDUSTRIAL GENERAL (BELFAST) OUTLINE DEVELOPMENT 

PLAN  

10.1 The undeveloped parts of the Silver Fern Farms landholding and the 

existing composting operation are zoned Industrial General (Belfast) 

under the pRDP and so subject to the Industrial General (Belfast) 

Outline Development Plan (‘ODP’).  A number of aspects of the ODP 

are of concern to Silver Fern Farms as outlined below. 
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Pedestrian and Cycle Routes 

10.2 The ODP shows that pedestrian and cycle corridors are proposed 

throughout land owned and operated by Silver Fern Farms – within a 

proposed esplanade area adjoining the Kaputone Creek. Parts of 

existing Belfast Processing Plant are sited close to the Kaputone 

Creek boundary. Restriction on the establishment of pedestrian and 

cycle corridors through heavy industrial sites is generally accepted as 

standard practice, and is given effect by Silver Fern Farms. Activities 

undertaken on heavy industrial sites such as those operated by Silver 

Fern Farms carry a risk to the public with respect to health and safety 

regulations, and  public access through the Belfast Site would reduce 

the ability for Silver Fern Farms to comply with its statutory obligations. 

In addition, some of the major customers and overseas market access 

requirements require a number of operating conditions in order for 

Silver Fern Farms to keep supplying product to them; one very 

important aspect is to have a secure site with limited access to avoid 

potential for tampering of food products and security of food safety.  

10.3 In light of the above, I consider that provision of pedestrian and cycle 

corridors adjoining Kaputone Creek is inappropriate and would not be 

consistent with business recovery and providing opportunities for 

business to prosper. 

10.4 The revised pRDP provisions delete the relevant rule (16.2.7.2.8). The 

ODP needs to be amended by deletion of the pedestrian and cycle 

route adjoining Kaputone Creek.  This is shown in Appendix D to my 

evidence. 

Esplanade Reserves 

10.5 Silver Fern Farms seek a reduction in esplanade reserve areas. The 

Belfast Site has a substantial boundary with Kaputone Creek so a not 

insignificant amount of land could be lost if esplanade reserves areas 

are excessive. In addition, Silver Fern Farms currently have existing 

buildings and infrastructure within close proximity to the Kaputone 

Creek. The ODP shows a 20m reserve on each side.  It is not clear 

what the esplanade reserve will be used for if no public access is to be 
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provided. Amenity reasons are not in my opinion a sound reason for 

imposing a 20m reserve in the Industrial Heavy Zone, which is 

generally accepted as being a relatively ‘low amenity’ environment. 

Stormwater Management Areas 

10.6 The notified ODP includes two stormwater management areas within 

the Belfast Site as follows:- 

(a) at the northern end of the Belfast Site, within the existing 

composting activity area. 

(b) at the southern end of the Belfast Site, north of Belfast Road, 

north west of the proposed extended Belfast Cemetery. 

10.7 The northern location is clearly impractical as any stormwater facility in 

this area would compromise existing composting operations. The 

revised pRDP provisions have removed this location. 

10.8 The southern location is inconsistent with the location of the 

stormwater management areas shown on the Styx Integrated 

Stormwater Management Catchment Plan, which provides the basis 

for a global stormwater consent for the Styx catchment. A copy of the 

plan for Lower Kaputone (10.7) Styx SMP sub-catchment is attached 

as Appendix A.  This shows the northern location in the position 

shown on the pRDP ODP, but the southern location is within the 

Future Area for Cemetery Purposes south of the current Silver Fern 

Farms Belfast Site. This land was sold to Council in 2014 for reserve 

and stormwater management areas. This is a low lying area, lower 

than the proposed southern site shown on the ODP.  

10.9 In my opinion, the current southern stormwater management location 

on the pRDP ODP represents and inefficient and inappropriate use of 

business zoned land, inconsistent with s7 of the RMA (the efficient use 

and development of  … physical resources). Its relocation to the area 

identified in other documents as discussed as above, will better 

achieve Objectives 3.3.1, 3.3.5 and 3.3.10 relating to recovery and 

business stimulation and prosperity, including “ensuring sufficient and 
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suitable land development capacity” and “enabling provisions in 

greenfield areas”. 

Archaeological At Risk Areas 

10.10 The ODP shows two archaeological ‘at risk’ areas within the SFF Site. 

These are:- 

(a) An area between the railway line and Kaputone Creek covering 

approximately 2.5 ha. 

(b) An area south of Factory Road covering approximately 2.7 ha. 

10.11 There is no rule relating to the notation in relation to these areas, only 

an advice note (16.2.7.29) referring to the need to obtain an 

Archaeological Authority from HPT. 

10.12 These areas have been identified based on an archaeological report 

prepared for the City Council in July 2013.2 The references and 

description of these sites is as follows:- 

10.13 Site 5: The following areas were walked with Colin Read of Silver 

Fern. Former railway and storage sheds for timber for Belfast Freezing 

Works, east of the Silver Ferns complex. Shows as timber stores (for 

product boxes) in 1940s aerials, later coal storage. Concrete 

platforms. One platform has an upturned chimney base with 1880s 

bricks as fill within; association with this particular area unclear. 

10.14 Site 8: Open grass with some glass in topsoil, site of house or dairy 

shed showing in 1940s aerial photographs. Notable totara gate post 

on Factory Road entrance may be pre-1900 (Fig. 12). This area may 

have been a house for employee of works. However, on balance 

seems likely to have been a house of 1930-40s era.3 

10.15 The pRDP takes an inconsistent approach to archaeological sites and 

it would appear that only limited parts of the City have been 

investigated and mapped.  

                                                
 
2
 Archaeological Assessment. Christchurch City Council Belfast Outline Development 

Plan CB1 North Christchurch by Kevin Jones, July 2013 
3
 Archaeological Assessment Pages 7 – 8.  
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10.16 SFF records also indicate that the house at site 5 is a 1930’s house 

and therefore does not qualify as an archaeological site (which is a 

site over 100 years old). Additionally the area covers some 2.5ha 

which is much larger than just the area of dwelling and its curtilage.  

10.17 As far as I am aware, neither of the sites have been identified by 

Heritage New Zealand Pouhere Taonga.  

11. CONCLUSION  

11.1 The agreed amended provisions and in addition, removal of the 

southern stormwater management area, are the most appropriate 

method to achieve the purpose of the Act, the Strategic Objectives of 

the pRDP, and the Minister's Statement of Expectations in the OIC. 

11.2 Permitted activity status and appropriate descriptor for the existing 

Silver Fern Farms operation, including composting, (as heavy, not 

noxious and offensive industry) is essential to provide for the 

continued operation of a well established and very significant industrial 

enterprise, both in a local Christchurch and New Zealand context, in 

accordance with the intent of Objective 3.3.1 and 3.3.5, relating to 

recovery and business prosperity; and 3.3.2 (a) minimising transaction 

costs; and the SOE that requires a significant reduction in the reliance 

on resource consent processes. Discretionary status would duplicate 

ECan consenting requirements and be onerous, unreasonable and 

unnecessary.  

11.3 The revised ODP and rules package deletes or amends design and 

other requirements which are neither appropriate or compatible with 

the Silver Fern Farms operation, and do not provide, in reality, 

significant public benefit. Alternative locations for stormwater 

management areas are available, in accordance with locations 

identified in other planning documents and on the basis of previous 

agreements with the Council relating to land purchase for this purpose. 

The amended provisions strike the right balance sought by 3.3.1 

between expediting recovery and longer term needs for economic 

development, fostering investment certainty and sustaining the 
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important qualities and values of the natural environment, including 

Kaputone Creek.  

 

 

Fiona Aston 

24 April 2015 
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APPENDIX A - STYX INTEGRATED CATCHMENT MANAGEMENT PLAN – LOWER KAPUTONE SUB CATCHMENT 
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APPENDIX B: LOCATION PLAN 
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APPENDIX C – HEAVY INDUSTRIAL ZONE BUFFERS 

Planning Map Type of buffer  

39 Industrial General Zone  

47  Industrial General Zone 

5 Phase Two Zone  

12 Industrial General Zone/ road corridor 

17 Phase Two Zone  

18  Phase Two Zone/ road corridor  

36 Industrial General Zone  

38  Industrial Office Zone/ Road corridor  

37 Industrial General Zone/ Road corridor 

40 Industrial General Zone 

43  District Boundary and Phase Two Zone  

44 Industrial General Zone  

46  Industrial General Zone  
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APPENDIX D:  INDUSTRIAL GENERAL (NORTH BELFAST) OUTLINE DEVELOPMENT PLAN 
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APPENDIX E: REVISIONS SOUGHT TO REVISED INDUSTRIAL PROPOSAL 

16.2.7.1 Activity status tables – Industrial General Zone (North Belfast) 
16.2.7.1.1 Permitted activities 
 

P1 Any development permitted under 16.2.2.1, subject to complying with: 

 
The area of land within the Outline Development Plan boundary (Appendix 16.6.5) 
between Factory Road and Kaputone Stream is subject to the rules applicable to the 
Rural 3 zone or the Rural Urban Fringe zone (once operative) and 16.2.7.1.1 (P2) and 
16.2.7.1.4 (D1) set out below. It is not subject to any other provisions of 16.2.7.1 until 
such time as the deferral is uplifted. The deferral will be uplifted when the landowner 
advises the Council in writing that it proposes to cease undertaking rural activities on 
the land, or at the latest, on 30 March 2026. 
 
From that date, the deferral shall be automatically uplifted and the provisions of the 
Industrial General Zone shall apply. 
 
.. 
 
b. Built Form Standards in Rule 16.2.5.2 and Activity Specific Standards set out in this 
table. 

Activity 
 

Activity specific standards 

P2  Within the area between Factory Road 
      and Kaputone Stream on the Outline 
      Development Plan (Appendix 16.6.5) 
      only those activities permitted in the 
      Rural 3 Zone or Rural Urban Fringe 
      Zone (once operative) and the 
      composting of materials authorised    

by resource consent from 
Environment Canterbury. 

 

This rule shall only apply until the 
landowner advises the Council in writing 
that it proposes to cease undertaking 
rural activities on the land, or at the 
latest, on 30 March 2026. From that date, 
the deferral shall be automatically 
uplifted and the provisions of the 
Industrial General Zone shall apply. 
 

 
 
…. 
 
 
16.2.7.1.43 Discretionary activities 
 
The activities listed below are Discretionary Activities. 
Activity 
 

 Activity 

D1 Within the area between Factory Road and Kaputone Stream on the Outline 
Development Plan (Appendix 16.6.5), any activity not otherwise permitted in 
the  Rural 3 Zone or Rural Urban Fringe Zone (once operative) and not the 
composting 
of materials authorised by resource consent from Environment Canterbury. This 
rule will cease to apply when the landowner advises the Council in writing that it 
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 proposes to cease undertaking rural activities on the land, or at the latest, on 30 
March 2026. From that date, the deferral shall be automatically uplifted and the 
provisions of the Industrial General Zone shall apply. 
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	1. QUALIFICATIONS AND EXPERIENCE
	1.1 My name is Pauline Fiona Aston (MA Cambridge University, England, M.Phil Town Planning, University College London, MNZPI, MRMLA).  I have 31 years resource management and planning experience. I am Principal of Aston Consultants Resource Management...
	1.2 I work extensively in the Greater Christchurch area, with numerous clients with interests in subdivision, land development and land use planning matters.  I am very familiar with the Greater Christchurch planning environment, including the operati...
	1.3 I am generally familiar with the North East Belfast existing industrial area as a result of previous advice given to Graeme Lowe Corporation in relation to the Belfast Area Plan and Plan Change 43 (which proposed a substantial new residential zone...
	1.4 I have been asked by legal counsel for Silver Fern Farms to provide planning evidence in relation to the submission filed by Anderson Lloyd Lawyers on the pRDP on behalf of Silver Fern Farms.
	1.5 I confirm that I have prepared this evidence in accordance with the Code of Conduct for Expert Witnesses contained in the Environment Court Practice Note 2014. The issues addressed in this statement of evidence are within my area of expertise exce...
	1.6 The data, information, facts and assumptions I have considered in forming my opinions are set out in the part of the evidence in which I express my opinions.
	1.7 I have not omitted to consider material facts known to me that might alter or detract from the opinions I have expressed.
	1.8 The key documents which I have relied upon in preparing my evidence are the following:
	(a) the Recovery Strategy;
	(b) the Land Use Recovery Plan (LURP);
	(c) the Resource Management Act 1991 (RMA);
	(d) the Canterbury Regional Policy Statement (CRPS);
	(e) the Order in Council (OIC) and in particular the Ministers' Statement of Expectations (SOE);
	(f) the Hearing Panel's decision on the Strategic Directions Chapter including the overarching Objectives; and
	(g) the notified Industrial Chapter of the pRDP.

	1.9 I have read those parts of the evidence of Mark Stevenson (CCC Planner) relevant to the matters raised in the submission by Silver Fern Farms (including for the Industrial and Strategic Directions and Outcomes proposals).

	2. SCOPE
	2.1 My evidence focusses on the key matters raised in the Silver Fern Farms submission and further submission, namely 16.1.2.3 Policy 10 (managing effects on the environment); the definition and status of ‘noxious and offensive activities’; the status...
	2.2 There is a high degree of commonality of concerns with the submission filed by Lowe Corporation who operate a tannery at a neighbouring site. The fundamental concern of both companies is to ensure that the pRDP provisions ensure the ability to con...

	3. EXECUTIVE SUMMARY
	3.1 Silver Fern Farms has engaged in informal and facilitated mediation with Council officers. As a result, revisions to the Industrial Proposal have been agreed to address most submission points.  The majority of these are reflected in the Council’s ...
	(a) redefining ‘noxious and offensive activity’ as ‘heavy industry’ and changing its status to permitted not discretionary in the Industrial Heavy Zone;
	(b) Removal of rules and ODP provisions relating to a pedestrian corridor and cycle route along the boundary of the Silver Fern Farms site with Kaputone Creek;
	(c) removal of archaeological risk areas advice note from the rules;
	(d) permitted activity status for the existing Composting activity up till 2026;
	(e) removal of the northern stormwater management area shown on the ODP on the Silver Fern Farms site.
	(f) subsequent agreed revisions are:
	(g) removal of the esplanade requirement with respect to Kaputone Creek as shown on the ODP;
	(h) revisions to the ODP to better reflect the revised rules (removal of archaeological risk areas and pedestrian and cycle routes along the Kaputone Creek boundary of the Silver Fern Farms site);
	(i) I also understand that the Council is agreeable to amending the reference to collector road alignment on the ODP on the basis that location can be determined at the time of development.

	3.2 A copy of the ODP with the agreed revisions is attached to my evidence as Appendix D.
	3.3 The only remaining area where agreement has not been reached with the Council is the location of the stormwater management area north of the Future Area for Belfast Cemetery purposes (the southern stormwater management area).  Removal of the 10 ye...
	3.4 In my opinion, the amended provisions including relocation of the southern stormwater management area, are the most appropriate method to achieve the purpose of the Act, the Strategic Objectives of the pRDP, and the Statement of Expectations in th...

	4. BACKGROUND
	4.1 Silver Fern Farms have been involved with consultation in relation to the proposed industrial rezoning at North Belfast over recent years. This included submitting on the draft Belfast Area Plan, the draft Plan Change 82 (‘PC82’) Outline Developme...
	4.2 Silver Fern Farms raised concerns at that time in relation to certain aspects of the ODP, including the location of stormwater management areas on Silver Fern Farms land; incompatibility between proposed cycle and pedestrian routes and a ‘working ...
	4.3 Silver Fern Farms also submitted on the Council’s Styx Integrated Catchment Management Plan (‘ICMP’) and global stormwater consent application, in relation to the location of proposed stormwater management areas on their land. The location of the ...

	5. THE SITE AND EXISTING OPERATION
	5.1 Silver Fern Farms is a farmer co-operative representing over 16,000 sheep, cattle and deer farmers throughout New Zealand. Silver Fern Farms is New Zealand’s leading processor, marketer and exporter of premium quality lamb, beef, venison and assoc...
	5.2 Industries such as Silver Fern Farms play a significant role in fostering social and economic wellbeing by providing employment and contributing to a diverse and vibrant local and wider economy. The Christchurch facilities remained operational imm...
	5.3 Silver Fern Farms' Belfast property shaded in white on the attached map (Appendix B) (‘the Belfast Site’), comprises:
	(a) the Processing Site marked ("B") on the attached map;
	(b) the Composting Site marked ("A") on the attached map;
	(c) the Pet Food Processing Facility marked ("C") on the attached map.

	5.4 Substantial areas of the Silver Fern Farms Belfast Site are currently undeveloped. These areas are outside the ‘core’ operating area, and are currently for sale. In addition, the area of the existing composting operation is included in land for sale.
	5.5 Notwithstanding the above, the existing composting operation (operating from this site since the 1980’s) is an essential part of the existing Silver Fern Farms Belfast meat processing operation as without it Silver Fern Farms is not able to dispos...
	5.6 The Belfast Site is zoned partly Industrial Heavy and partly Industrial General in the Proposed Replacement District Plan.

	6. STRATEGIC DIRECTIONS AND OUTCOMES
	6.1 The following objectives are considered relevant to the Site (in addition to Objective 3.3.1 and 3.3.2):
	The critical importance of business and economic prosperity to Christchurch’s recovery and community wellbeing and resilience is recognised and a range of opportunities provided for business activities to establish and prosper.
	The recovery and stimulation of commercial and industrial activities in a way that expedites recovery and long-term economic and employment growth through:


	7. 16.1.2.3 POLICY 10 MANAGING EFFECTS ON THE ENVIRONMENT
	7.1 The revised pRDP provisions amend Policy 10 (now Policy 8) by adding the effects of reverse sensitivity as an additional effect to be managed in industrial zones. The revised Policy now reads:-
	7.2 I support this amendment which is consistent with Mr Stevenson’s evidence that for industrial zones the focus should be on managing effects rather than achieving a higher level of amenity. This is important to existing heavy industrial activities ...

	8. DEFINITION AND STATUS OF NOXIOUS AND OFFENSIVE ACTIVITIES
	8.1 I note that the definition of industrial activities, and the exclusion of ‘noxious and offensive activity’ from that definition, was addressed in Mr Stevenson’s evidence on the Strategic Directions and Outcomes chapter (Section 26 ‘Definition of I...
	8.2 The Industrial Heavy Zone is clearly intended to provide for heavy industrial activities, and is appropriately located to facilitate this.  It is generally located either away from residential zones or adjoining a proposed General Industrial Zone ...
	8.3 I further note that any potentially ‘objectionable’ elements, for example relating to discharges to air, water or land, will be addressed by regional council requirements. Discretionary status under the pRDP will simply result in an unnecessary an...
	8.4 At paragraphs 32.2 – 5 of Mr Stevenson’s evidence on the Commercial/Industrial Proposal, he recommends that activities identified as ‘noxious and offensive industry’ should be renamed as ‘heavy industrial activities’ and that these activities shou...
	8.5 The duplication of ECan consenting processes which would result if heavy industry were discretionary in the Industrial Heavy Zone would also be contrary to the efficiency outcome sought by Objective 3.3.2 and the OIC and in particular the Minister...
	8.6 I have reviewed the District Plan status of the Silver Fern Farms' meat processing plants in other parts of New Zealand. Examples are as below. In the three cases discussed below, the activity is permitted or controlled. In no cases, is a discreti...
	8.7 Silver Fern Farms' Fairton Plant is located north of Ashburton, neighbouring Fairton village and Ashburton Industrial Park , and within the Business F zone under the Ashburton District Plan. The BF Zone is specifically designed to accommodate meat...
	8.8 Silver Fern Farms' Hawera plant is within the Rural Industrial Zone under the South Taranaki District Plan. This zone provides for the manufacturing, processing and/or treatment of products and the packaging, storage and distribution of any produc...
	8.9 Silver Fern Farms' Te Aroha Plant is located within the Industrial zone under the Matamata Piako District Plan and is identified as a scheduled site. The plant is a controlled activity.

	9. COMPOSTING SITE
	9.1 The Silver Fern Farms composting site is located at the northern end of the overall land holding as shown on the plan attached as Appendix B.  The composting activity processes solid wastes from the adjoining Silver Fern Farms wastewater treatment...
	9.2 The existing activity operates under the terms of approved air discharge (CRC096065) and s124 of the RMA (a consent renewal is in progress).
	9.3 The status of the activity under the current Operative Christchurch City Plan Rural zoning is unclear. The activity is classed as an ‘other activity’ ie non rural activity. A critical standard limits the maximum site coverage limit (including impe...
	9.4 Part of the composting site is shown as a stormwater management area on the pRDP Industrial General (Belfast) Outline Development Plan (‘ODP’).
	9.5 It is appropriate that provision be made for the continued operation of the composting site.
	9.6 The revised pRDP addresses this matter, with a specific rule (P2) providing for composting on the site “until the landowner advises the Council in writing that it proposes to cease undertaking rural activities on the land, or at the latest, on 30 ...
	9.7 The Silver Fern Farms submission as lodged sought Heavy Industrial zoning of the composting site. This is no longer sought, subject to the above rule being accepted by the Hearings Panel.
	9.8 The pRDP included a blanket height restriction of 15m for the Industrialy Heavy Zone.  This is a change from the operative City Plan provisions which do not have a height limit in the equivalent Business 5 (General Industrial) Zone.  My understand...

	10. INDUSTRIAL GENERAL (BELFAST) OUTLINE DEVELOPMENT PLAN
	10.1 The undeveloped parts of the Silver Fern Farms landholding and the existing composting operation are zoned Industrial General (Belfast) under the pRDP and so subject to the Industrial General (Belfast) Outline Development Plan (‘ODP’).  A number ...
	10.2 The ODP shows that pedestrian and cycle corridors are proposed throughout land owned and operated by Silver Fern Farms – within a proposed esplanade area adjoining the Kaputone Creek. Parts of existing Belfast Processing Plant are sited close to ...
	10.3 In light of the above, I consider that provision of pedestrian and cycle corridors adjoining Kaputone Creek is inappropriate and would not be consistent with business recovery and providing opportunities for business to prosper.
	10.4 The revised pRDP provisions delete the relevant rule (16.2.7.2.8). The ODP needs to be amended by deletion of the pedestrian and cycle route adjoining Kaputone Creek.  This is shown in Appendix D to my evidence.
	10.5 Silver Fern Farms seek a reduction in esplanade reserve areas. The Belfast Site has a substantial boundary with Kaputone Creek so a not insignificant amount of land could be lost if esplanade reserves areas are excessive. In addition, Silver Fern...
	10.6 The notified ODP includes two stormwater management areas within the Belfast Site as follows:-
	(a) at the northern end of the Belfast Site, within the existing composting activity area.
	(b) at the southern end of the Belfast Site, north of Belfast Road, north west of the proposed extended Belfast Cemetery.

	10.7 The northern location is clearly impractical as any stormwater facility in this area would compromise existing composting operations. The revised pRDP provisions have removed this location.
	10.8 The southern location is inconsistent with the location of the stormwater management areas shown on the Styx Integrated Stormwater Management Catchment Plan, which provides the basis for a global stormwater consent for the Styx catchment. A copy ...
	10.9 In my opinion, the current southern stormwater management location on the pRDP ODP represents and inefficient and inappropriate use of business zoned land, inconsistent with s7 of the RMA (the efficient use and development of  … physical resource...
	10.10 The ODP shows two archaeological ‘at risk’ areas within the SFF Site. These are:-
	(a) An area between the railway line and Kaputone Creek covering approximately 2.5 ha.
	(b) An area south of Factory Road covering approximately 2.7 ha.

	10.11 There is no rule relating to the notation in relation to these areas, only an advice note (16.2.7.29) referring to the need to obtain an Archaeological Authority from HPT.
	10.12 These areas have been identified based on an archaeological report prepared for the City Council in July 2013.  The references and description of these sites is as follows:-
	10.13 Site 5: The following areas were walked with Colin Read of Silver Fern. Former railway and storage sheds for timber for Belfast Freezing Works, east of the Silver Ferns complex. Shows as timber stores (for product boxes) in 1940s aerials, later ...
	10.14 Site 8: Open grass with some glass in topsoil, site of house or dairy shed showing in 1940s aerial photographs. Notable totara gate post on Factory Road entrance may be pre-1900 (Fig. 12). This area may have been a house for employee of works. H...
	10.15 The pRDP takes an inconsistent approach to archaeological sites and it would appear that only limited parts of the City have been investigated and mapped.
	10.16 SFF records also indicate that the house at site 5 is a 1930’s house and therefore does not qualify as an archaeological site (which is a site over 100 years old). Additionally the area covers some 2.5ha which is much larger than just the area o...
	10.17 As far as I am aware, neither of the sites have been identified by Heritage New Zealand Pouhere Taonga.

	11. CONCLUSION
	11.1 The agreed amended provisions and in addition, removal of the southern stormwater management area, are the most appropriate method to achieve the purpose of the Act, the Strategic Objectives of the pRDP, and the Minister's Statement of Expectatio...
	11.2 Permitted activity status and appropriate descriptor for the existing Silver Fern Farms operation, including composting, (as heavy, not noxious and offensive industry) is essential to provide for the continued operation of a well established and ...
	11.3 The revised ODP and rules package deletes or amends design and other requirements which are neither appropriate or compatible with the Silver Fern Farms operation, and do not provide, in reality, significant public benefit. Alternative locations ...


