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INTRODUCTION 

Qualifications and Experience  

1. My name is Andrew Davies Burns. I am a qualified urban designer 

with a  Diploma and Master of Arts in Urban Design (with Distinction) 

from the Joint Centre for Urban Design (1997, Oxford Brookes 

University, Oxford, UK).  I hold a Bachelor of Architecture degree 

(1992, Victoria University of Wellington), am a Member of the Royal 

Town Planning Institute (MRTPI) and Fellow of the Royal Society of 

Arts (FRSA). 

2. I am a director at McIndoe Urban Ltd, a specialist urban design 

practice based in Wellington, a member of the Auckland Urban 

Design Panel and an External Examiner for the School of 

Architecture, Victoria University of Wellington. Prior to that I was a 

director of Matrix Partnership Ltd, a multi-disciplinary (urban design, 

architecture, landscape, town planning) practice in London, UK from 

December 2003 to April 2013 and seconded urban design director to 

Arup (South Africa, 2012). Prior to these roles I worked as an urban 

designer for Urban Initiatives Ltd (London) and DEGW plc (London) 

from 1997 to 2003. In total I have 22 years professional experience 

(18 years since gaining my post graduate urban design qualifications, 

and a further 4 years of experience in architecture). 

3. I held part time lectureships at Masters level in urban design at 

Oxford University, Department for Continuing Education, Kellogg 

College (August 2010 – March 2013, MSc course in Sustainable 

Urban Development), and Oxford Brookes University, Joint Centre 

for Urban Design (August 2006 – March 2013, MA course in Urban 

Design), and The Bartlett School of Planning, University College 

London (2004-6). 

4. My professional experience in NZ with relevance to this evidence 

includes preparing an urban design review of parts of the Proposed 

Christchurch Replacement District Plan (2015), project managing the 

Christchurch Retail Precinct Plan (Oct 2013 – May 2014), providing 

urban design advice to Wellington City Council (WCC) and 
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Palmerston North City Council (PNCC) for Resource Consent 

Review (McIndoe Urban are WCC’s primary advisors to Council in 

this regard), preparing evidence for a plan change to enable 

commercial activity on a site in Wellington (PC77), co-authorship of 

the Auckland Design Manual for Auckland City Council in support of 

the Auckland Unitary Plan, preparing Design Briefs and options 

studies for publicly significant commercial sites in Wellington (Civic 

Square and Jervois Quay), Expert Witness relating to large format 

retail stores and, preparing submissions on the Christchurch District 

Plan relating to potential re-zoning.  

5. In the UK I was co-author of Design Council CABE’s national 

masterplanning publication ‘Creating Successful Masterplans’  

(http://webarchive.nationalarchives.gov.uk/20110118095356/http://w

ww.cabe.org.uk/masterplans). I have drafted numerous design and 

policy related documents for Local Authorities including planning 

briefs for mixed use sites, character area studies, public realm 

strategies, urban growth masterplans and town centre regeneration 

frameworks and prepared the Tall Building Strategies for both 

London and Dublin. 

6. The key documents I have used, or referred to, in forming my view 

while preparing this evidence are: 

(a) the Statement of Expectations contained in Schedule 4 of the 

Canterbury Earthquake (Christchurch Replacement District Plan) 

Order 2014, particularly items (a), (b), and (c); 

(b) the notified and revised proposed versions of the Commercial and 

proposals in the pRDP including the decision on the Strategic 

Directions Chapter; and 

(c) the Expert Conferencing Statement for Urban Design, dated 30 

March 2015. 

7. I have read and considered parts of Mr McIndoe’s, Mr MacLeod’s 

and Mr Stevenson’s evidence for the Council, the submission by Kiwi 

Income Property Trust (Kiwi) and the revised Commercial Proposals 

dated 8 April 2015. I have rely on the economic evidence of Mr 
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Colegrave and the planning evidence of Mr Thorne for Foodstuffs on 

matters related to their fields. 

8. I was engaged by Foodstuffs South Island Limited and Foodstuffs 

(South Island) Properties Limited (Foodstuffs) in September 2014 to 

advise on the urban design implications of the proposed 

Replacement District Plan (pRDP). This includes advising on two site 

specific rezonings sought by Foodstuffs for 171 Main North Road, 

Papanui (the ‘Papanui Site’) and 94, 100 and 108 Lincoln Road, 

Spreydon (the ‘Lincoln Road / Supervalue Site’) as well as a general 

submission on the Commercial and Industrial Chapters of the 

Replacement Plan. This evidence addresses the Papanui Site only 

and, in relation to general provisions, the Commercial Chapter. 

9. I have also been providing Christchurch City Council with advice in 

relation to the Industrial and Commercial (as well as Residential) 

sections of the pRDP since January 2015 when my firm (myself and 

co-director Graeme McIndoe) was commissioned to undertake an 

urban design review of these parts of the pRDP. 

10. I have read the Code of Conduct for Expert Witnesses set out at Part 

7 of the Environment Court Practice Note 2014 and agree to comply 

with it. In that regard, I confirm that this evidence is written within my 

area of expertise, except where otherwise stated, and that I have not 

omitted to consider material facts known to me that might alter or 

detract from the opinions expressed. 

OVERVIEW AND SCOPE 

11. My evidence focuses on three aspects: 

(a) the urban design matters in the general provisions and zones 

of the Commercial Chapter of the revised pRDP with respect to 

the appropriateness of the objectives, policies, rules and 

guidelines from an urban design perspective;  

(b) site-specific urban design matters in relation to the rezoning of 

Foodstuffs' Site at 171 Main North Road, Papanui (Foodstuffs' 

Papanui Site); 
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(c) a response to Council evidence and matters raised by other 

submitters is provided within each section. 

EXECUTIVE SUMMARY 

General Provisions of the Commercial Chapter 

12. Matters raised at the urban design expert conferencing, subject to a 

number of specific amendments that I have identified, have generally 

been addressed in the revised provisions. 

13. However, I recommend the following further modifications to the 

Commercial Chapter as currently proposed by the Council in the 

revised pRDP and note where this is supported by conferencing: 

(a) the 70% frontage requirement for arterial and collector roads 

should either be amended (see para 41 of my evidence) or Key 

Pedestrian Frontages (KPFs) reinstated but strictly confined to 

key main street type / major pedestrian locations in urban core 

areas, along with the 40% requirement for areas not defined as 

KPFs; 

(b) permit additions to buildings within the Commercial Core Zone 

that are visible from publicly accessible spaces/streets subject 

to a 500sq.m threshold (supported at conferencing); 

(c) delete 15.1.1.5 Policy 5 (a) and (b, ii) and amend (b) to state: 

Any expansion outside of a commercial centre is only 

undertaken where it is: 

i. commensurate with the centre’s role within a strategic 

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 
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iv. ensures appropriate management of adverse effects on 

the surrounding environment, particularly at the interface 

with residential areas. at the boundary of the expanded area 

are to a level consistent with the amenity values of the 

adjoining residential zone. 

(d) amend 15.1.1.2 Policy 10 (b) to read as follows: “Recognise 

the scale, form and design of the existing built form and 

functional and operational requirements of activities, 

particularly larger scale activities”; 

(e) at 15.2.2.1 (P1) remove the 20m width standard / trigger; 

14. at 15.2.3.3 (iii) reduce the 60% glazing requirement to a % (say 40-

50% but to be agreed related to functionality / building type) or an 

amendment to ensure glazing is provided at entrance locations 

and/or where supported by internal functional activities and building 

type.  

(a) at 5.2.3.3 (c) reinstate the veranda requirement but amend to 

provide shelter at relevant parts of building frontages only, eg 

at building entry, at pedestrian connections to the street or 

along key parts of frontages adjoining primary car parking 

areas (the evidence of Mr McIndoe also refers at paras 9.15 to 

9.19 to retaining verandahs and the benefits of cover at 

building entrances); 

(b) at 15.8.1.2 Relationship to street: amend to state: “Providing a 

high level of glazing across key parts of the principal façade  or 

appropriate levels of visual interest in those elevations and 

…etc ” 

15. The matters of discretion for urban design for the Commercial 

chapter are generally appropriate except for:  

(a) two minor amendments for 15.8.1.2 and 15.8.1.4 as noted in 

the body of my evidence; and, 

(b) Amendments to include additional criteria relating to the 

functional / operational requirements of commercial activities 
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as noted in the urban design conferencing and mediation 

outcomes. 

16. I note a rezoning of Foodstuffs’ Papanui Site will support the 

Strategic Directions. 

17. I have considered and find general alignment with the Council urban 

design evidence of Mr McIndoe. This has been addressed 

throughout the body of my evidence, cross referencing where 

necessary. Some additional matters or amendments are raised in the 

Executive summary above at 13 a, c, d, e, f and h. 

18. I have also considered the Council planning evidence of Mr 

Stevenson (where relevant to urban design) and disagree with his 

findings (at Attachment C of his evidence) in relation to Foodstuffs’ 

Papanui Site where he rejects the proposed rezoning as COR. 

19. I have responded to the Kiwi submission regarding Foodstuffs' 

Papanui Site and note my disagreement with their submission that 

the notified zoning (IG) for the site should remain. 

Papanui Site Rezoning 

20. The following summary is based on my urban design report prepared 

in October 2014 as part of the Foodstuffs submission for rezoning of 

Foodstuffs’ Papanui Site. That report considered a number of 

commercial development scenarios relating to the permitted activities 

under a COR Zoning, as well as a status-quo scenario under the 

current IG Zoning. Those matters affected by the revised (8th April 

2015) provisions have been re-considered. 

21. I consider that a change in zoning for the Papanui Site at 171 Main 

North Road from Industrial General ("IG") to Commercial Core (COR) 

is appropriate.  

22. The notified and revised versions of the pRDP do not allow for the 

Papanui Site under category D ‘Neighbourhood Centre’. I 

recommend that the specific site at 171 Main North Road be included 

in that table. 
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23. A new Neighbourhood Centre at this location would entirely align with 

published best practice and provide a sustainable pattern of centres 

for this north western part of Christchurch (see paragraphs 67 to 71), 

enhancing locally accessible amenities and complementing the 

Northlands KAC. 

24. Industrial activities (under the current proposed zoning) are less 

appropriate from an urban design perspective as they generally won’t 

trigger urban design discretionary matters, therefore cannot be relied 

on to deliver higher quality outcomes. Further, industrial uses are 

unlikely to deliver quality open spaces at the street edge for this site, 

will not optimise the street fronting location and will generate a ‘bad 

neighbour’ condition with residential development over the boundary. 

25. A COR zoning is generally more appropriate than IG when assessed 

against the pRDP provisions as urban design controls are currently 

triggered on developments over 1,000sq.m which will enable the 

specific effects of a particular development proposal to be evaluated 

at the consenting stage. 

26. I consider that a COR zoning is more appropriate in this instance as 

the Site: 

(a) has strategic road frontage and adjacent public transport. 

(b) can establish better neighbour conditions with residential and 

achieve higher urban design quality (than IG) including a more 

attractive ‘front’ to the proposed commercial centre (see photo 

below as an example of this type of development). 
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Photo above: Ilam New World, Christchurch, Peer Street. 

Presents a positive, attractive built frontage to the street with a 

generous landscape edge, visually containing car parking. 

(c) can easily accommodate a range of commercial activities, can 

be well serviced and include street edge and boundary 

treatments to mitigate any adverse effects. 

(d) is located close to residential catchment areas including the 

Community Housing Redevelopment Mechanism area. 

(e) can complement and consolidate adjoining retail uses that sit 

within a Commercial Local zoning, reinforcing the legibility of 

the Main North Road/Northcote Road corner and the proposed 

Neighbourhood Centre designation. 

BACKGROUND 

27. In September and October 2014 I undertook a review of the 

Foodstuffs’ Papanui Site at 171 Main North Road for FSI and a 

review of the notified Commercial Chapter of the pRDP as part of FSI 

site specific and general submissions on the pRDP. In that review I 

recommended the Papanui Site could be rezoned from Industrial 

General (IG) to Commercial Core (COR). I also provided a range of 

comments on the general provisions of the Commercial Chapter with 

the view of being more enabling (while maintaining appropriate levels 

of amenity) towards large format retail activities including 

supermarkets and a general focus of the urban design matters of 

discretion. 

28. Subsequent to that work my practise undertook a review of the 

notified Commercial and Industrial Chapters of the pRDP for 

Christchurch City Council in January 2015. I was directly involved in 

this review along with my co-director Graeme McIndoe. In this review 

we recommended changes to simplify both the Commercial (15) and 

Industrial (16) Chapters, with the view of being more enabling as a 

direct response to the Statement of Expectations, while maintaining 
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appropriate amenity outcomes. Our report informed a report by the 

Property Group1 to Christchurch City Council. 

URBAN DESIGN EXPERT CONFERENCING OUTCOMES 

29. On 30 March 2015 I participated in the urban design expert 

conferencing. At this session there was a high level of agreement on 

the urban design matters discussed in relation to the general 

provisions of the Commercial and Industrial Chapters. Site-specific 

matters were not discussed due to the lack of knowledge of other 

experts on any specific location.  

30. An overview of the conferencing has been provided in the evidence 

of Mr McIndoe for CCC and I agree with his evidence in this regard. 

The important agreements are set out below (abridged) and these 

are cross referenced in my evidence where relevant:  

(a) General issues (such as public realm quality, the importance of 

urban design controls, the role of supermarkets in centres, the 

importance of relating controls so specific contexts); 

(b) Commercial provisions (such as the need for more concise 

wording and content, the need to address functionality, the 

value of a trigger for larger developments in COR zones to 

apply matters of discretion, that Commercial Retail Park Zone 

should not preclude supermarket and department stores); and, 

(c) Industrial provisions  (such as focusing controls at the interface 

with other zones, especially residential/rural and fronting 

arterial routes but can be reduced within Zones, allow greater 

height within Zones away from residential/rural areas, conflicts 

between Objective 1, Policy 3 and Objective 2, maintain 

landscape controls at interfaces but reduce within the Zone). 

(d) These outcomes are discussed in relation to the Papanui Site 

at paragraphs 75 to 80 and in relation to discretionary matters 

for urban design at paragraph 46. 

                                                           
1 Independent Assessment of Residential, Commercial and Industrial Chapters of the Proposed 

Christchurch Replacement District Plan, 11 February 2015. 
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URBAN DESIGN ISSUES IN RELATION TO COMMERCIAL PROVISIONS 

31. I provided inputs into the general submission by Foodstuffs on the 

notified pRDP provisions (27th August 2014) for the Commercial 

Chapter from an urban design perspective. Those inputs are 

presented below including, where relevant, comment in relation to 

the revised pRDP provisions of 8th April 2015. 

Objectives and Policies 

15.1.1.1 Policy 1 – Role of centres 

32. I support the Council’s proposed modification to this policy at (a, v) 

that removes reference to excluding supermarkets and department 

stores from the Commercial Park Retail Zone. 

Table 15.1 – Centre’s role 

33. The notified and revised versions of the pRDP do not allow for 

Foodstuffs' Papanui Site under category D ‘Neighbourhood Centre’. I 

recommend that the specific site at 171 Main North Road owned by 

FSI be included in the table for the reasons outlined at paragraphs 67 

to 82 of my evidence. 

15.1.1.4 Policy 1 – New centres in greenfield areas 

34. I support the Council’s proposed modification to this policy at (a) that 

removes reference to “by walking and cycling” as this more 

appropriately recognises the need of a balance of movement modes 

to access the centre. 

15.1.1.5 Policy 5 – Accommodating growth 

35. This new policy seeks to reinforce existing centres and appears to 

focus any expansion that is not within centres on locations 

associated, or possibly over the boundary with an existing centre, ie 

(b, i), discouraging new centre locations. Further (b, ii) assumes 

replacement capacity is provided regardless of levels of demand for 

those activities that may be replaced. Urban design would generally 

support the focus on existing centres, aiding concentration of activity, 
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vitality, efficient use of infrastructure and legibility through greater 

presence. However the policy wording should also reflect that 

appropriate alternative locations for commercial activity might 

emerge in relation to market demand especially where there is 

obvious logic and positive benefits in commercial expansion. I also 

note the Council planning evidence of Mr MacLeod (para 6.1) states: 

 “I consider that it is appropriate for commercial activity to occur 

outside centres in certain circumstances and important that planning 

provisions are sufficiently flexible for this to occur”. And “No planning 

framework (not least one operating in the uncertainty of post-

earthquake Christchurch) can anticipate all development proposals 

arising into the foreseeable future. It is therefore important that the 

provisions contain flexibility for out-of-centre activity where the net 

result will be beneficial to the community…” 

I therefore suggest that items (a) and (b, ii) are deleted and further 

amendments made to items (b, i, iv) that align with those suggested 

in the planning evidence of Daniel Thorne for Foodstuffs as follows: 

Any expansion outside of a commercial centre is only undertaken 

where it is: 

i. commensurate with the centre’s role within a strategic 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 appropriate management of adverse effects on the 

surrounding environment, particularly at the interface with 

residential areas. at the boundary of the expanded area are to a 

level consistent with the amenity values of the adjoining residential 

zone. 

36. I have reviewed the modified Objective 3 at 15.1.2 that has a specific 

focus on urban design and I consider this adequately deals with the 
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desire for a quality urban environment overall and that recognises the 

functional issues of activities. Specific policies are commented on 

below. 

15.1.12.2 Policy 10 – Design of new development 

37. This policy includes a range of amendments requested in the 

Foodstuffs submission and as recommended and supported through 

my inputs and I support these as drafted. I note that the specific 

reference to LFR at (b) has been deleted and I recognise that all 

building types and activities have varying degrees of ‘specialism’ and 

therefore support the general amendment though it is important to 

note that large format retail types do tend to have higher levels of 

specialised activity re internal layout, parking location, servicing than 

other smaller scale activities. Therefore suggest the policy could be 

amended to replace the deleted “particularly large format retail 

activities” text with “particularly larger scale activities” 

38. I also note in the evidence of Mr McIndoe at his paragraph 7.3 the 

suggestion to slightly amend the wording of Policy 10 (b) and I 

support his proposal at 7.3 (a) that clarifies the focus on the ‘setting 

for development’ rather than the more general ‘existing built form’. 

15.2.2.1 Permitted activities  

39. P1 has been revised to raise the permitted area threshold from 

500sq.m to 1,000sq.m and is therefore more generous. This is 

unlikely to affect the development of any new significant larger 

commercial facility at a COR location such as a supermarket. I note 

the evidence of Mr McIndoe where he references the Wellington and 

Palmerston North District Plans, both of which have lower thresholds 

(100sq.m at Suburban Centres and 500sq.m at Outer Business Zone 

respectively). As noted in paragraph 81 of my evidence, the new 

revised 20m elevation width standard will limit the permitted length of 

frontages which I consider to be unduly onerous (given the 

anticipated functions at District and Neighbourhood Centres to 

include a range of general commercial and one or more large 

retailers), not enabling in line with the Statement of Expectations and 
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I suggest that a better approach may be to lower the area threshold 

back to 500sq.m, remove the 20m width standard and rely on urban 

design discretionary matters to address elevational treatment through 

matters such as levels of façade articulation and visual impact of the 

activity on the street. I note the Wellington and Palmerston North 

District Plans referenced by Mr McIndoe do not include frontage 

width Rules. 

40. The revised activity standard does not allow additions less than 

1,000sq.m unless they are not visible from a publicly accessible 

space (this is contrary to the outcome of the expert conferencing – 

see item 14 of the joint statement). I do not support this provision and 

suggest that a threshold for ‘visible’ additions be re-instated, 

potentially at 500sq.m. This point is also noted by Mr McIndoe at 

paragraph 8.9 of his evidence that states”. 

“My only concern with these exemptions is that they do not enable 

those minor additions that will be visible from publicly accessible 

space. That is, the standard in this respect is not enabling enough. I 

suggest a lower area threshold for visible additions to an existing 

building, given these may be at the frontage. On the basis of my 

experience in other cities, and for consistency with the intentions in 

Christchurch, I recommend that a 500m² addition should be 

permitted to an existing building”. 

15.2.3.3 Buildings setback from road boundaries / street scene 

41. This built form standard has been modified to remove ‘Key 

Pedestrian Frontages’ (KPF) and introduce a new standard for all 

frontages along arterial or collector roads where all buildings “shall 

be built to 70% of the road boundary”. KPFs required 100% built to 

road boundary but only in those areas where pedestrian activity is 

anticipated to be high. This new requirement is more onerous for 

those sites outside of KPF areas that previously were required to 

meet a 40% built to road boundary standard. The revised provision is 

less permissive for non-KPF areas under the notified pRDP and 

therefore fails to comply with Schedule of the Statement of 

Expectations, item (a). I consider that the revised 70% standard is a 
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very ‘blunt tool’ when applied by means of road hierarchy and should 

be sensitised to local conditions and the future intent and aspiration 

of specific places. I recommend the 70% standard be deleted and 

either a modified standard introduced (that relates to local 

characteristics/built form patterns and operational matters of 

activities) or (preferably) the notified KPF approach reinstated but 

focused on key main street type locations that have a clear 

pedestrian-oriented character or urban core areas in city centres 

(that I understand was discussed at mediation). 

42. For the sake of consistency I note that the term KPF is still referred to 

at 15.8.2.4 and should be removed, subject to para 41 above. 

43. Foodstuffs’ Papanui Site was formerly located outside of the KPF 

areas but is now subject to the revised 70% standard given the 

status of Main North Road as a major arterial onto which the site 

fronts. Given the vehicle –dominated environment along this route (6-

7 lanes with raised median strip) and at the intersection with 

Northcote Road and the current industrial (IG) zoning, the 

overarching character of the area is one that supports vehicle access 

rather than a pedestrian dominated environment. Existing local 

development is setback - adjacent office buildings are set some 30m 

back from pavement edge and housing is set some 10-20m back - 

therefore a setback of some form is appropriate that relates both to 

context and to functional / operational constraints. 

44. The standard (iii) to have visually transparent glazing for a minimum 

of 60% of the ground floor elevation facing the street. This standard 

introduces activity at the frontage and thereby creates visual interest 

in the façade. Visual interest and a degree of street activation are 

important depending on context but in principle this standard is too 

prescriptive and does not allow for alternative design techniques to 

achieve visual interest in facades. Neither is it more permissive as 

anticipated by Schedule 4 of the Statement of Expectations, item (a). 

It also fails to recognise the functional requirements and building 

types associated with various activities anticipated at centres, some 

that do not typically ‘work’ with 60% glazing to front elevations. I 

therefore consider that either a reduction in the % is appropriate (say 
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40-50% but to be agreed related to functionality and building type) or 

an amendment to remove the % but ensure glazing is provided at 

entrance locations and/or where supported by internal functional 

activities. I recognise this becomes less of a ‘standard’ and of a more 

discretionary matter.  

45. The standard in the notified pRDP to provided verandas along the full 

width of the building fronting the street has been deleted. This is a 

more permissive approach but may lead to poorer amenity 

outcomes. I suggest that a veranda requirement is reinstated but that 

is to provide shelter at relevant parts of building frontages only (eg at 

building entry, at pedestrian connections to the street or along 

footpaths connecting to car parks). I note the evidence of Mr 

McIndoe addresses the matter of verandas at paragraphs 9.15 to 

9.19 and notes that cover at building entrances is important. 

MATTERS OF DISCRETION FOR URBAN DESIGN  

46. The urban design expert conferencing discussed these matters in 

overall terms but not in detail. Under ‘Assessment Criteria’ items 9, 

10 and 11 it was agreed that: 

“Generally assessment criteria need to be more concise. This 

includes reducing repetition…and removing onerous criteria e.g. in 

relation to conserving energy as it is excessively onerous to prove” 

(Item 9) 

“Application of the assessment criteria should be more specific so 

that it relates to the street type, context and character of the site, and 

the type of activity and the intent and purpose of the zone” (Item 10) 

“More specific assessment criteria need to be added in relation to: 

  Functionality of the commercial activity; 

 Recognising that a different type of relationship is required for 

different street frontages; and 
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 The relevance to the particular site and the location and nature 

of development e.g. can it be seen from the street front or 

impact on the public realm” (Item 11) 

47. It is noted in the evidence of Mr McIndoe at paragraph 13.2 that 

“these issues have been addressed in the Council’s latest proposed 

version of the matters of discretion”. My specific comments and 

assessment of the appropriateness of the revised pRDP matters of 

discretion for urban design are provided below, cross referenced to 

the conferencing outcomes (identified at paragraph 30) where these 

occur. 

15.8.1.1 Context and character 

48. My principal concerns related to the anti-change bias in the notified 

pRDP. This has been addressed in the revised version and 

recognises the need to determine the relevant and applicable local 

characteristics and the extent to which they should be applied. I 

agree with 15.8.1.1 as revised. I note this is also agreed in the 

evidence of Mr McIndoe at his paragraph 13.3. 

49. A new criteria has been added at 15.8.1.1 (b) that recognises 

functionality and this is consistent with the outcomes of the urban 

design conferencing and mediation. 

15.8.1.2 Relationship to street 

50. This criteria has been revised to reduce the emphasis on ‘active 

engagement’ with the street to ‘relates to’ the street through a 

number (i to v) matters. This more appropriately reflects the need to 

recognise different street types call for different responses, however 

criteria (a, ii) still requires a “high level of glazing” across the principal 

façade. This would benefit from some degree of quantification and 

could also be partly delivered though creating visually interesting 

facades and be amended to state: 

“Providing a high level of glazing across key parts of the principal 

façade  or appropriate levels of visual interest in those elevations and 

…etc ” 
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51. I support the amendment at (a, v) (note this is incorrectly number and 

should be iv), to provide greater flexibility in dealing with the visual 

dominance of car parking. 

52. I support the simplification of criteria (b) that still achieves adequate 

amenity outcomes. Alternatively the 7 CPTED principles could be 

referred to that would ensure consistency (nationally) with those 

aims. 

15.8.1.3 The site, buildings and amenity 

53. This criteria as notified was originally supported in my report to FSI 

as part of their submission. I note that the revised pRDP has 

amended these to be more enabling but still focus on articulation, 

modulation and helpfully qualified the wording of ‘long continuous 

walls’ to include the term ‘disproportionately’. I support the revised 

criteria. 

54. I also consider that in reference to both the urban design 

conferencing and mediation outcomes, further criteria should be 

added to recognise the functional / operational requirements of 

specific building and activity types. 

15.8.1.4 Access, parking and servicing 

55. Criteria 15.8.1.4 (a, i) is modified to recognise street type/context and 

that the location of parking is not the only technique to minimise the 

visual impact of parking and now refers to design. However the 

criteria, as worded suggests both location and design are required 

and I suggest that the criteria should be re-phrased to state: 

 “Locating and/or designing the provision of  … etc.” 

STRATEGIC DIRECTIONS 

56. 3.3.7 Objective – Urban growth, form and design. A well-integrated 

pattern of development … a consolidated urban form and a high 

quality urban environment. Rezoning of the Foodstuffs’ Papanui Site 

to COR will achieve this objective by providing far greater integration 

with adjoining activities (than IG) and will consolidate the existing 
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retail character on the corner of Main North Road and Northcote 

Road. A higher quality environment will be achieved along Main 

North Road more compatible with the role of the street and with 

neighbours. 

57. 3.3.7 (f) – Identifies opportunities for, and supports, the 

redevelopment of brownfield sites for residential, business or mixed 

use activities. And 3.3.7 (g) – Promotes the re-use and 

redevelopment of buildings and land. And 3.3.10 (a) Enabling 

rebuilding of existing business areas…”. I consider that the proposed 

rezoning of the Papanui Site as COR will achieve these objectives to 

a greater degree than the current IG Zoning (the latter is likely to 

result in continuation of the status quo, i.e. vacant and earthquake 

prone former industrial buildings). Clear opportunity and demand 

exists for development on the site for commercial/retail activity.  

MATTERS ON GENERAL PROVISIONS RAISED BY COUNCIL EVIDENCE 

Evidence of Graeme McIndoe (Urban Design) 

58. I have responded to all relevant matters raised by Mr McIndoe in the 

body of my evidence, cross referencing where necessary. 

Evidence of Mark Stevenson (Planning) 

59. Paragraph 17.5 of Mr Stevenson’s evidence states “Through the 

pRDP, the Council is proposing to support the recovery and growth 

of centres in the north west by directing commercial activities to 

centres that serve the communities located around them.” Whilst I 

understand that this statement responds to a submission seeking a 

masterplan at Bishopdale, I agree with the general intent of that 

statement where commercial activities and their centres must be 

driven by the ability to serve their surrounding residential areas. This 

supports my evidence at paragraphs 67 to 71 in relation to 

Foodstuffs’ Papanui Site.  

60. Paragraph 18.9 of Mr Stevenson’s evidence states “there is sufficient 

capacity to accommodate growth within existing and new centres. I 

rely on the evidence of Mr Tim Heath in this respect”. The matter of 
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retail provision in my experience relates to a wide range of factors 

that includes household demand but also relates to retailer / market 

opportunity, accessibility of locations in relation to changes in urban 

areas, quality of amenity or environment at those locations and so 

on. These matters are addressed in the evidence of Mr Colegrave 

and I rely on his evidence in this regard. 

61. Paragraph 19.16 of Mr Stevenson’s evidence states that a finer grain 

in Neighbourhood Centres is appropriate which is at odds with Table 

15.1 that anticipates an anchor supermarket (ie larger scale) though 

this is recognised at paragraph 19.24 of Mr Stevenson’s evidence, 

and that in any event is likely to be addressed through discretionary 

matters and will be informed by the role of the centre, the context and 

functional / operational matters. 

62. I note at paragraph 20.7 of Mr Stevenson’s evidence the acceptance 

of issues around integration with context and recognising operational 

requirements and support that intent. Also support at paragraphs 

20.15, 20.17, 20.18, 20.22, 20.25 for those conclusions. 

63. I have previously addressed the issue of the 20m elevation length 

threshold noted in Mr Stevenson’s evidence at his paragraph 20.42 

and disagree with that proposal. 

64. I have previously addressed the issue of the proposed 70% frontage 

rule noted in Mr Stevenson’s evidence at his paragraph 20.83 and 

disagree with that proposal. 

FOODSTUFFS' PAPANUI SITE - REZONING 

65. As part of the Foodstuffs' submission on the notified pRDP I 

prepared an urban design report2 on the implications and outcomes 

that might be anticipated were the Papanui Site rezoned from 

Industrial General (IG) to Commercial Core (COR).  

                                                           
2 Papanui Site 171 Main North Road Zone Change Proposal. Urban Design Report for Foodstuffs South 

Island, 08 October 2014. 
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That report (dated 08.10.2014) provided the following:  

(a) A detailed contextual analysis of the local site and wider city 

contexts as existing focusing on key urban matters of 

character, land use patterns, accessibility, street environment, 

visual qualities, proximity to neighbours and residential 

catchments. 

(b) A review of the likely urban design outcomes under the 

proposed COR Zoning. This considered a number of 

commercial development scenarios relating to the permitted 

activities under a COR Zoning and those matters affected by 

the revised (8th April 2015) provisions have been re-considered. 

(c) A detailed assessment of the urban design implications for the 

site in relation to the objectives, policies and zoning 

implications under the existing IG Zoning. 

(d) A detailed assessment of the urban design implications for the 

site in relation to the objectives, policies and zoning 

implications under the proposed COR Zoning including the 

urban design matters of discretion that would be triggered 

under this zoning. 

66. The overall conclusions to the report provided support for a change 

in zoning for the Foodstuff’s Papanui Site at 171 Main North Road 

from Industrial General (IG) to Commercial Core (COR) and the 

principal findings are discussed below. 

Wider context neighbourhood and district centre matters 

67. Published guidance and best practice relating to the sustainable 

structure of towns and cities refers to the provision of amenities 

(services and facilities) for residential areas. In this regard the 

diagrams below (Figures 1 and 3) taken from Towards an Urban 

Renaissance (Urban Task Force, 1999, UK) are relevant. 
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Figure 1 Structure and patterns of district and neighbourhood centres 

68. Figure 1 above describes best practice for urban areas beyond city 

and town centre locations. The model indicates the ideal distribution 

of neighbourhood centres around district centres defining a circa 

750-800m from centre to centre with clear notions of overlap to best 

support local residential areas, and a 500m walkzone (pedshed) 

around centres. This model is highly relevant to the location of the 

Foodstuffs’ Papanui Site to the north of the Christchurch conurbation, 

some 5.5kms from the City Centre and in relation to the Northlands 

District Centre. Here we can note the relative under-provision of 

centres compared to areas to the south (eg Barrington/Spreydon) as 

shown on the diagram at Figure 2 below by Insight Economics. I 

consider that developing a robust and sustainable structure for this 

north western part of Christchurch around the Site should be based 

on published best practice and would be achieved by the 

development of a neighbourhood centre at the Foodstuffs’ Papanui 

Site. 
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Figure 2 KACs and Neighbourhood Centres (image by Insight 

Economics) 

69. Figure 2 above highlights a 2km zone around KACs and the location 

of Neighbourhood Centres within those zones. This reflects the 

correlation between distances between these centres and published 

best practice shown at Figure 4. Figure 3 below presents an example 

of Neighbourhood and District Centre distribution from a study by 

Hildebrand Frey (Designing the City: Towards a more sustainable 

urban form, 1999, page 120). This example indicates the very 

common distribution of Neighbourhood Centres within 800m-1km 

radii of District Centres. 
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Figure 3 Overlapping Neighbourhood and District Centre distribution 

(Hildebrand Frey, Designing the City: Towards a more sustainable 

urban form, 1999) 

70. Figure 4 below presents ideal thresholds of provision of services and 

facilities within centres in relation to the ‘home’. The need for local, 

neighbourhood, district and town/city centre amenities to be 

accessible from residential areas with short (400-600m / 5min) 

walkable journeys to neighbourhood facilities complemented by 

longer multi-modal journeys (2km – 5km – 20km) to district, town and 

city centres is very important. Again this correlates well to the 

Christchurch Foodstuffs’ Papanui Site context as shown in the 

analysis diagram at Figure 4 and discussed below.  
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Figure 4 Thresholds for amenity provision for housing areas 
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Figure 5 Contextual analysis for the Foodstuffs’ Papanui Site 

71. A neighbourhood centre at the Foodstuffs’ Papanui Site would 

directly support published best practice as described above and as 

shown at Figures 1 and 4 and the example at Figure 4. Figure 5 

above indicates this would provide essential walkable (400-800m / 5-

10min) convenience and other commercial facilities for local 

residents who live beyond a reasonable walkable zone from the 

Northlands centre and begin to ‘fill the gaps’ in amenity provision at 

this location to provide a far more sustainable city model overall. The 

medium density Community Housing Redevelopment Mechanism 

area shown on the local site analysis diagram at Figure 6 below and  

immediately north of and within 400-800m of the Foodstuffs Papanui 

Site provides further justification for the value of an easily accessible, 

walkable neighbourhood centre for residents in those CHRM areas. 

 

Figure 6_Local Site analysis showing the immediacy of residential 

areas around the Site, including the CHRM area to the north, 

adjacent retail and office uses, corner location and strategic road 

frontage. The diagram also indicates how industrially zoned land may 

be appropriately visually contained from Main North Road. 

72. Overall I find the proposals for a neighbourhood centre at the 

Foodstuffs’ Papanui Site would be entirely consistent with published 

best practice, would complement the Northlands centre in this 
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regard, would provide essential walkable amenities for local residents 

and would provide a more sustainable city model for Christchurch. 

Below I consider a range of urban design matters more local to the 

Site. 

Local site context matters 

73. A wide range of urban design issues were assessed at the level of 

the Site and its immediate surroundings (see also Figure 6 above). 

The principal findings included: 

(a) Main North Road is a principal artery into the city feeding 

Papanui Rd and Cranford St. The built and environmental 

quality of this route is therefore important but not well 

supported in the vicinity of the site by the current IG zoning. A 

COR zoning would deliver significant urban form benefits by 

triggering urban design discretionary matters which then 

enables the specific effects of a particular development 

proposal to be evaluated. This would ensure that the poor 

townscape outcomes of, say, parts of the retail development at 

Northlands (presenting large blank walls onto the primary 

street) are not repeated, but rather enables a contextual 

analysis to be undertaken at the consenting stage that takes 

proper account of urban design outcomes in combination with 

functional requirements of such commercial activities; 

(b) a higher quality street edge and positive, well-surveilled 

interface with pedestrian movement would be achieved; 

(c) the value of a commercial ‘front’ to the site along Main North 

Road with immediate links into public transport would be 

optimised; 

(d) activities and their associated building types under a COR 

Zoning are likely to deliver higher specification designs with 

higher levels of landscape and open space amenity than would 

be achievable for industrial uses. Economic viability at centre 

locations relies, in part, on creating attractive, inviting shopping 

and office environments; 
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(e) consolidation of the corner of Main North Rd and Northcote Rd 

complementing the existing Commercial Local zoned Mad 

Butcher, Harvest Market and Oil Changers. Note: corners on 

key routes are natural locations for centres, commercial and 

retail activities; 

(f) enhanced legibility at a city-wide scale for users at the corner 

and along Main North Rd. The poorly mixed, under-utilised and 

conflicted current environment (re street frontage, residential 

neighbours) would be addressed by a COR zoning; 

(g) the wider street character of commercial retail, office and 

residential use as viewed along Main North Rd would be 

supported by a change of zoning at the Site where IG activity is 

not consistent elsewhere along the street; 

(h) existing residential development along the northern site 

boundary and opposite the Site on Main North Rd would be far 

better supported by a COR zoning where the range of 

permitted commercial activities including residential under COR 

would provide more compatible neighbours; 

(i) close proximity of the site to surrounding residential areas 

including the medium density CHRM would support sustainable 

trip (shopping and travel to work) patterns and enhance the 

amenity (convenience retail) for those areas; and, 

(j) easily adaptable rear service access off Lydia Street with 

enhancements (planting, fencing, acoustic buffer etc.) to 

address compatibility with adjacent residential neighbours. 

74. It was also noted that the existing Industrial General (IG) zoning is 

less appropriate for the Site for the following reasons: 

(a) typically lower quality environmental design outcomes for 

industrial development that will not best support a quality 

streetscape or the wider residential context; 

(b) urban design discretionary matters do not apply – cannot rely 

on industrial zoning delivery higher quality outcomes; 
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(c) poor optimisation of a highly visible site with excellent road 

frontage; 

(d) current vacancy of land due to low demand creates a ‘down-at-

heel’, unsafe, unoccupied feel to this part of the city; 

(e) industrial development generates conflicts in environmental 

quality over the boundary with residential neighbours on 

Northcote Road (Northcote Road housing backs onto industrial 

buildings and service access on the Site). 

(f) poor levels of natural surveillance onto adjacent streets and 

spaces (low employment densities and building types that do 

not deliver active edges); 

(g) will not consolidate the key corner location as a node in the city 

/ will not best support existing retail at the corner; and, 

(h) industrial activities do not easily or normally allow for 

successful mixed use (incompatibility of environments) and 

even ancillary commercial struggles to work well. 

Permitted activities matters 

75. The general findings in terms of urban design outcomes of the range 

of permitted activities under a COR Zoning have been discussed 

under the heading ‘Local site context matters’ at paragraph 72 

above. However the following activity-specific conclusions are worth 

highlighting:  

(a) P2 department store, supermarket - Foodstuffs’ Papanui Site is 

well suited for a supermarket development being located along 

a major road with excellent access by both private vehicle and 

public transport (the current capacity of the road network and 

future capacity once the Northern Arterial is in place is 

addressed within the report of Mr Durdin of Abley 

Transportation). Service access to the site is well provided with 

a separate connection of Lydia Street to the rear that would 

facilitate a good site layout and avoid conflicts with pedestrians 

and visibility of service areas from the street. Immediate 
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residential catchment areas exist that would utilise convenient 

grocery provision and also allow for short walk journeys is well 

tied into the street network. A department store offering 

comparison goods would be unlikely to locate on the site as 

they tend to locate in larger centres or along high streets in 

urban core areas. 

(b) P3 a range of independent retail operators and nationals could 

locate to the site and would work well in conjunction with large 

format retail as defined at P1. 

(c) P4 trade supplier - if the site were to accommodate business 

suppliers such as hire equipment, farming, automotive and the 

like this would most likely require large outdoor yards, often 

located to the front of a site to benefit from passing trade / 

visibility. Given the controls on frontage and quality anticipated 

in the assessment criteria as well as proximity of fine grain 

retail to the northern boundary and the housing context (again 

fine grain, low scale) these larger scale activities that 

traditionally do not focus on quality architecture or quality 

environmental design would be less compatible for Foodstuffs’ 

Papanui Site than uses at, say, P1, P2 or P10. 

(d) P5 second hand goods outlet - urban design matters unlikely to 

be triggered given smaller size of retail outlets and therefore 

cannot rely on matters of discretion to control quality. Second-

Hand outlets would not be ideal uses for the site ( eg lower 

value use / some dumping of bags occurs / limited in size and 

therefore need other uses that may not wish to locate near to 

them). 

(e) P7 entertainment - including a wide range of entertainment 

activities that may generate adverse effects for neighbouring 

residential uses – principally noise, odour, parking, service 

area containment. Entertainment facilities usually work well in 

conjunction with other retail, offering a broader choice to users 

and reasons to stay. Given the limited range of existing other 

retail in the immediate vicinity and the need for this to be 
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established it is likely that entertainment uses would locate to 

more suitable sites elsewhere. 

(f) P8 food and beverage - urban design matters may not be 

triggered given smaller size of F&B premises and therefore 

cannot rely on matters of discretion to control quality. 

Restaurants, cafes, bars and the like may all be appropriate to 

some extent on the site but any such use would be secondary 

and associated with a primary retail or other commercial 

activity. Issues of noise, odour, anti-social behaviour as above 

at P6 would need to be managed across the boundary. 

(g) P9 gymnasium - destination use / does not require footfall or 

passing trade and therefore could locate at locations with less 

street presence or at the rear of the site. 

(h) P10 offices (also P6 commercial services) - would work well 

and already exists along the southern boundary of the site. 

This may include large multi-let space, HQ space or ‘own front 

door’ offices (eg solicitor, accountant). Office uses would not 

generate significant adverse effects for neighbouring residential 

and would be compatible with retail. 

(i) P12 community facilities are wide ranging and commonly found 

at Neighbourhood Centres. Generally compatible with other 

commercial activity and with residential. Could be achieved on 

Foodstuffs’ Papanui Site. 

(j) P13 health care - facilities (generally combined clinics / medical 

centres) would occupy a considerable proportion of the site and 

may not allow for a primary retail function. Health care do not 

need to locate in commercial centres and could occupy a 

stand-alone site. 

(k) P14 education / training facilities - would provide a compatible 

use for Foodstuffs’ Papanui Site and generate activity / footfall 

for retail uses, however a street presence is generally not 

required and would not optimise the value of the location more 
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suited for retail or office activities where footfall and street 

address is important. 

(l) P15 a small pre-school activity (say 300-400sq.m) could be 

accommodated on the site either in relation to the residential or 

office site boundaries. 

(m) P16 care facilities / rest homes - are able to locate in a variety 

of locations but tend to be inward looking, security-focused and 

given Foodstuffs’ Papanui Site size may be difficult to achieve 

alongside any significant commercial / retail space.  

(n)  P17 spiritual facility - could locate at Foodstuffs’ Papanui Site 

but not best use of the location vis street-facing activity (limited 

activity period, limited ‘active edge’ engagement with street), 

vibrancy etc. Would require other uses to realise value. 

(o) P20 residential activities - to the rear of P1 to P16 or above 

ground are appropriate and would create ‘good neighbours’, 

minimising adverse effects with enhanced outcomes for 

CPTED principles and good surveillance after hours. 

Separation (re amenity) with commercial/retail and servicing 

areas would need to be well designed to provide a quality 

housing environment. 

76. No site-specific matters in relation to the Papanui Site were 

addressed at the urban design expert conferencing however some of 

the general matters are relevant and reflect on Foodstuffs' Papanui 

Site under the proposed COR Zoning. These matters and their 

implications include: 

77. Item 5: “Supermarkets and Department Stores: Such anchors 

play an important role in the attractiveness and vitality of 

centres, and as such the plan provisions should enable them to 

locate in centres (ie Neighbourhood and District).”  This matter 

was agreed by all experts. Foodstuffs' Papanui Site is proposed to be 

rezoned COR and to fulfil a neighbourhood centre function. A 

supermarket or other commercial retail at this location, for example, 

would be consistent with Item 5, with the COR Zoning and with the 
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pRDP’s Centres’ Description and Function Table (15.1) where Policy 

1 anticipates that neighbourhood centres provide: 

 “a weekly and daily destination for local shopping, local employment 

and community needs…” 

Given my evidence above at paragraphs 67 to 71 I find that a 

neighbourhood centre at the Foodstuffs' Papanui Site would best 

support the provision of locally accessible services and facilities to 

surrounding residential areas. 

78. Item 6: “Public Realm Quality: Public realm quality is important, 

as is functionality. The issue the plan needs to address is the 

tension between the two, within the relevant context”. Also Item 

8 (ii) is relevant “Expectations of the quality of the public realm 

differ in relation to the type of centre or the predominant type of 

activity, and the street context…” . This matter was agreed by all 

experts. Foodstuffs' Papanui Site fronts a principal artery (Main North 

Road) into the city centre and as such quality expectations for the 

street would be high. The site also adjoins local retail, residential and 

a ‘clean’ office activity. A quality, well-managed green space exists to 

the front of the office activity. Existing vacant industrial buildings and 

adjoining open spaces do not provide a quality environment 

commensurate with the role and expectations of Main North Road. A 

COR Zoning would trigger urban design matters that include a focus 

on public realm / streetscape quality and would promote a higher 

quality environment compatible with adjoining office, retail and 

residential uses and the street as a whole. 

79. Item 8 (iii): “Context does not necessarily mean continuing the 

status quo…”.  This matter was agreed by all experts. Foodstuffs' 

Papanui Site is located within a varying context of office, retail and 

residential uses. The predominant wider character is residential 

however using residential character (scale, grain, typology etc.) as a 

driver to determine a commercial site character is not appropriate 

and would not support urban design good practice. Reference to finer 

grain patterns can never-the-less be achieved in commercial building 

design through articulation of facades and modulation of massing 
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and roof forms. Foodstuffs' Papanui Site should therefore seek to 

deliver a positive commercial / mixed use character ‘in its own right’ 

while acknowledging the wider context through design treatment of 

built form and open space. Such design concerns would be 

addressed through the pRDP’s urban design discretionary matters. 

80. Item 10: “Assessment Criteria: Application of the assessment 

criteria should be more specific so that it relates to the street 

type, context and character of the site and the type of activity 

and intent and purpose of the zone”.  This matter was agreed by 

all experts. The Foodstuffs' Papanui Site has a specific street type 

and adjacent land use and built form context that relates to a key 

corner / junction location, is highly visible, has mixed land use 

patterns but that all have a ‘clean’ / good quality environmental 

setting and requirement. Rear site access allows separation of 

servicing to facilitate a ‘front’ and a ‘back’ condition. A COR Zoning 

would enable a built form and open space response on the site more 

compatible with those conditions than an industrial activity. 

81. Item 11: “Assessment Criteria: More specific assessment 

criteria need to be added in relation to - functionality of 

commercial development...”.  This matter was agreed by all 

experts. Typical modern building types associated with, say, office 

space or particular retail formats are increasingly specialised and 

work within a range of constraints (eg floor plate depth, structural 

spans, heights for stacks and services, daylight access, core 

positions while other issues are associated with front door/entrance 

in relation to primary car parking locations). It is therefore important 

to recognise these constraints along with any contextual matters to 

drive design. Foodstuffs' Papanui Site fronts a major arterial road 

under the revised pRDP, and therefore requires 70% of its frontage 

to be built to street edge (permitted). Discretion allows recognition of 

adjacent context, orientation of frontage, entrance and car parking 

mitigation but as recognised under Item 11 of the conferencing 

statement should also include criteria related to functional/ 

operational matters. The 70% standard is therefore a very blunt tool 

and as noted in my evidence at paragraph 41, inappropriate. These 
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have not been specified but would need to be discussed at the 

consenting stage in relation to the different building / activity types. 

As noted at paragraph 43, the existing setback of the adjacent office 

development (circa 35-40m) and local housing (10-20m) suggests a 

setback of some form is appropriate with a part of the frontage, 

potentially to the northern end of the site brought closer to the street 

edge. Parking would need to be designed to incorporate landscape 

treatment (hard and soft) with clear pedestrian connections to the 

street. 

82. Item 14: “Rules Commercial Core Zone: A trigger for consent is 

desirable for new floor area, permitting small developments and 

additions but subjecting large developments to RD scrutiny. 

(Trigger point not agreed)”. Foodstuffs' Papanui Site given its size 

(1.56ha) and ability to accommodate a new supermarket is likely to 

trigger the floor area threshold in the revised pRDP of 1,000sq.m with 

urban design matters of discretion being applicable. However the 

revised activity standard does not allow additions less than 

1,000sq.m unless they are not visible from a publicly accessible 

space (ie contrary to Item 14). The threshold in the notified pRDP 

was 500sq.m but that allowed additions, visible or not. The revised 

threshold is unlikely to affect significant new commercial 

development or LFR development on the site but the severe 

limitation on additions is not sensible and is less enabling. The new 

revised pRDP standard of a maximum 20m elevation length facing 

the street will introduce design challenges for (and is somewhat 

incompatible with) COR zoned areas that anticipates District and 

Neighbourhood Centres anchored by one or more large retailers / 

supermarket. The 20m standard will limit the permitted length of 

frontages to 20m which I consider to be unduly onerous, not enabling 

and I suggest that a better approach would be to lower the area 

threshold back to 500sq.m, remove the 20m width standard and rely 

on urban design discretionary matters to address elevational 

treatment through matters such as levels of glazing, articulation and 

visual impact of the activity on the street. I note the Wellington and 

Palmerston North District Plans referenced by Mr McIndoe do not 

include frontage width Rules. 



35 

ASB-845262-48-1009-V1:mtb 

83. Summary: The urban design expert conferencing, whilst not 

specifically addressing Foodstuffs' Papanui Site, has raised matters 

that are relevant to and would affect the Site under a proposed COR 

Zoning. These include greater support for a retail anchor at centres 

within commercial areas and greater recognition of the functional 

implications of commercial building types. It also recognises the 

importance of identifying the physical characteristics of the local 

context and ‘sensitising’ generic guidelines to local conditions. It 

acknowledges that qualitative decisions need to be made on existing 

character to determine whether repeating local patterns is 

appropriate, especially where new areas/activities may be 

established and the intent of a zone may differ from the existing 

context. The area threshold to trigger discretionary matters was not 

agreed but the revised pRDP proposes 1,000sqm that would require 

any significant new general commercial, retail or residential functions 

at the Foodstuffs’ Papanui Site to be subject to urban design 

assessment criteria. Regarding the range of activities that would be 

enabled by a COR Zoning, my evidence at paragraph 74 above 

indicates that, overall, activities P2 to P20 could be successfully 

achieved at Foodstuffs’ Papanui Site though Trade Suppliers, Care 

and Health facilities may not provide the best optimisation of the role 

and value of the Site and department stores are likely to locate to 

larger District Centres or urban core areas. 

SITE-SPECIFIC MATTERS RAISED BY COUNCIL EVIDENCE 

Evidence of Mark Stevenson (Planning) 

84. Attachment C of the evidence of Mark Stevenson rejects the 

proposed rezoning of the Foodstuffs’ Papanui Site from IG to COR. I 

have presented my position supporting the rezoning at paragraphs 

67 to 82 above, which is that the provision of a new Neighbourhood 

Centre is appropriate when considered at both the wider centres 

scale and the local site context. 
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85. Mr Stevenson’s principal concern is stated thus: 

“There is an existing Commercial Core Zone to the south, Northlands 

shopping centre being 800m away, and I do not consider the creation 

of a new Core zone in such close proximity to the existing centre is 

appropriate within the context of the centres based approach of the 

Replacement Plan. I refer to the evidence of Mr Tim Heath in support 

of this.” 

86. Mr Tim Heath in his economic evidence for the Council raises several 

matters in relation to the rezoning that are more appropriately 

addressed by the economic evidence of Mr Colegrave However Mr 

Heath notes there would be  

“…no identifiable benefit to the community.” 

87. I have set out in my evidence (paragraphs 67 to 71) the urban design 

position in relation to the (published) sustainable pattern of local, 

neighbourhood, district, town and city centres. This advocates 

models of overlapping neighbourhood and district centres at 750-

800m centre distances, and thresholds for community access to 

amenities (paragraph 69, Figure 4) that best supports those local 

communities. Based on this evidence I find the conclusions of both 

Mr Stevenson and Mr Heath unsupportable, particularly Mr Heath’s 

statement that there would be “no identifiable benefit to the 

community” where clearly there would be enhanced benefits through 

providing better amenities within a walkable 400m to 800m (5-10min) 

zone.  

SITE-SPECIFIC MATTERS RAISED BY OTHER SUBMITTERS 

Kiwi Income Property Trust and Kiwi Property Holdings Ltd (Kiwi) 

88. The submission by Kiwi at Annexure B notes (at page 9) they oppose 

the submission by Foodstuffs in relation to the rezoning of the 

Papanui Site at 171 Main North Road. They seek to disallow the 

Foodstuffs submission and state that: 

“The notified zoning better reflects the past and most appropriate 

future use of the land. The proposed zoning would result in the 
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proliferation of retail activities in a manner that is inconsistent with the 

centres based approach of the replacement plan, and has the 

potential to enable significant adverse effects to be generated on 

existing centres, which will not give effect to the Regional Policy 

Statement”. 

89. The above can be split into several parts, including: 

(a) notified zoning better reflects the past and future use of the 

land; 

(b) proliferation of retail activities inconsistent with the centres 

approach; 

(c) enables adverse effects on existing centres. 

90. I have addressed all these matters in my evidence on the Papanui 

Site at paragraphs 67 to 82 and in my urban design report attached 

to the Foodstuffs submission of October 2014. I also provide further 

comment below. 

91. In relation to (a) - the demand for industrial activity on the site has 

been addressed in the report by Mr Colegrave of Insight Economics 

(Appendix to the Foodstuffs Submission) who notes on page 4 of his 

report that the city has an abundance of industrial land with no need 

for more. The section 32 report by Property Economics identifies 

nearly 1,000 hectares of land zoned for industrial, circa 50yrs supply. 

I have also described in detail in my report and evidence how a 

future COR Zoning would present a far better outcome for adjoining 

sensitive uses around the site and that would better support Main 

North Road as an arterial route through higher quality built form and 

landscape treatment. A COR Zoning would also support existing 

smaller retail on the corner of Main North Road and Northcote Road 

and consolidate that important corner location. I therefore disagree 

with the Kiwi submission in relation to the future use of the land. 

92. In relation to (b) – the proliferation of retail activities. Firstly I refer to 

my evidence at paragraphs 67 to 71 that describe the 

appropriateness of a new neighbourhood centre at Foodstuffs’ 
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Papanui Site. Secondly I note support for some out-of-centre activity 

in the evidence of Mr MacLeod for Council (see para 35 of my 

evidence). Thirdly, I note that the site sits directly adjacent to a 

number of existing (Commercial Local Zoned) retail activities on the 

corner of Main North Road and Northcote Road that already 

performs a local centre role. This is a prominent corner and entirely 

suitable for retail, helping to reinforce and ‘mark’ the corner, aiding 

legibility. Further commercial or retail at this location would be 

mutually beneficial to existing retail and help fulfil a convenience role 

whilst providing greater emphasis to the corner location. From this 

perspective I disagree with the Kiwi submission in relation to the 

proliferation of retail activities and conclude instead that there would 

be net positive benefits to the proposed rezoning. 

93. In relation to (c) – adverse effects on existing centres I refer to the 

economic report and evidence of Insight Economics where an 

assessment of trade impacts has been undertaken. This states that 

the net impact across three possible scenarios of retail development 

at Papanui will have a 1% to 3.3% impact on trade at 

Papanui/Northlands with the highest trade impact being 4.6% 

(Wainoni centre under scenario 1). 

94. Overall I conclude that the three principal concerns raised by Kiwi are 

not supported by my evidence or that of Mr Colegrave and therefore I 

disagree with the submitters request to retain the proposed IG 

Zoning but re-confirm that a COR rezoning is appropriate. 
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CONCLUSIONS 

95. My conclusions are set out above in the Executive Summary, in 

which I make a number of recommendations in relation to provisions 

contained in the Commercial Chapter that are relevant to my area of 

expertise. I also confirm my opinion that a rezoning of Foodstuffs’ 

Papanui Site to COR will support the Strategic Directions. 

 

Andrew Davies Burns 

24 April 2015 


	1. My name is Andrew Davies Burns. I am a qualified urban designer with a  Diploma and Master of Arts in Urban Design (with Distinction) from the Joint Centre for Urban Design (1997, Oxford Brookes University, Oxford, UK).  I hold a Bachelor of Archit...
	2. I am a director at McIndoe Urban Ltd, a specialist urban design practice based in Wellington, a member of the Auckland Urban Design Panel and an External Examiner for the School of Architecture, Victoria University of Wellington. Prior to that I wa...
	3. I held part time lectureships at Masters level in urban design at Oxford University, Department for Continuing Education, Kellogg College (August 2010 – March 2013, MSc course in Sustainable Urban Development), and Oxford Brookes University, Joint ...
	4. My professional experience in NZ with relevance to this evidence includes preparing an urban design review of parts of the Proposed Christchurch Replacement District Plan (2015), project managing the Christchurch Retail Precinct Plan (Oct 2013 – Ma...
	5. In the UK I was co-author of Design Council CABE’s national masterplanning publication ‘Creating Successful Masterplans’  (http://webarchive.nationalarchives.gov.uk/20110118095356/http://www.cabe.org.uk/masterplans). I have drafted numerous design ...
	6. The key documents I have used, or referred to, in forming my view while preparing this evidence are:
	(a) the Statement of Expectations contained in Schedule 4 of the Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014, particularly items (a), (b), and (c);
	(b) the notified and revised proposed versions of the Commercial and proposals in the pRDP including the decision on the Strategic Directions Chapter; and
	(c) the Expert Conferencing Statement for Urban Design, dated 30 March 2015.
	7. I have read and considered parts of Mr McIndoe’s, Mr MacLeod’s and Mr Stevenson’s evidence for the Council, the submission by Kiwi Income Property Trust (Kiwi) and the revised Commercial Proposals dated 8 April 2015. I have rely on the economic evi...
	8. I was engaged by Foodstuffs South Island Limited and Foodstuffs (South Island) Properties Limited (Foodstuffs) in September 2014 to advise on the urban design implications of the proposed Replacement District Plan (pRDP). This includes advising on ...
	9. I have also been providing Christchurch City Council with advice in relation to the Industrial and Commercial (as well as Residential) sections of the pRDP since January 2015 when my firm (myself and co-director Graeme McIndoe) was commissioned to ...
	10. I have read the Code of Conduct for Expert Witnesses set out at Part 7 of the Environment Court Practice Note 2014 and agree to comply with it. In that regard, I confirm that this evidence is written within my area of expertise, except where other...
	11. My evidence focuses on three aspects:
	(a) the urban design matters in the general provisions and zones of the Commercial Chapter of the revised pRDP with respect to the appropriateness of the objectives, policies, rules and guidelines from an urban design perspective;
	(b) site-specific urban design matters in relation to the rezoning of Foodstuffs' Site at 171 Main North Road, Papanui (Foodstuffs' Papanui Site);
	(c) a response to Council evidence and matters raised by other submitters is provided within each section.

	General Provisions of the Commercial Chapter
	12. Matters raised at the urban design expert conferencing, subject to a number of specific amendments that I have identified, have generally been addressed in the revised provisions.
	13. However, I recommend the following further modifications to the Commercial Chapter as currently proposed by the Council in the revised pRDP and note where this is supported by conferencing:
	(a) the 70% frontage requirement for arterial and collector roads should either be amended (see para 41 of my evidence) or Key Pedestrian Frontages (KPFs) reinstated but strictly confined to key main street type / major pedestrian locations in urban c...
	(b) permit additions to buildings within the Commercial Core Zone that are visible from publicly accessible spaces/streets subject to a 500sq.m threshold (supported at conferencing);
	(c) delete 15.1.1.5 Policy 5 (a) and (b, ii) and amend (b) to state:

	Any expansion outside of a commercial centre is only undertaken where it is:
	i. commensurate with the centre’s role within a strategic 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 appropriate management of adverse effects on the surrounding environment, particularly at the interface with residential areas. at the boundary of the expanded area are to a level consistent with the amenity values of the adjoining residen...
	(d) amend 15.1.1.2 Policy 10 (b) to read as follows: “Recognise the scale, form and design of the existing built form and functional and operational requirements of activities, particularly larger scale activities”;
	(e) at 15.2.2.1 (P1) remove the 20m width standard / trigger;

	14. at 15.2.3.3 (iii) reduce the 60% glazing requirement to a % (say 40-50% but to be agreed related to functionality / building type) or an amendment to ensure glazing is provided at entrance locations and/or where supported by internal functional ac...
	(a) at 5.2.3.3 (c) reinstate the veranda requirement but amend to provide shelter at relevant parts of building frontages only, eg at building entry, at pedestrian connections to the street or along key parts of frontages adjoining primary car parking...
	(b) at 15.8.1.2 Relationship to street: amend to state: “Providing a high level of glazing across key parts of the principal façade  or appropriate levels of visual interest in those elevations and …etc ”

	15. The matters of discretion for urban design for the Commercial chapter are generally appropriate except for:
	(a) two minor amendments for 15.8.1.2 and 15.8.1.4 as noted in the body of my evidence; and,
	(b) Amendments to include additional criteria relating to the functional / operational requirements of commercial activities as noted in the urban design conferencing and mediation outcomes.

	16. I note a rezoning of Foodstuffs’ Papanui Site will support the Strategic Directions.
	17. I have considered and find general alignment with the Council urban design evidence of Mr McIndoe. This has been addressed throughout the body of my evidence, cross referencing where necessary. Some additional matters or amendments are raised in t...
	18. I have also considered the Council planning evidence of Mr Stevenson (where relevant to urban design) and disagree with his findings (at Attachment C of his evidence) in relation to Foodstuffs’ Papanui Site where he rejects the proposed rezoning a...
	19. I have responded to the Kiwi submission regarding Foodstuffs' Papanui Site and note my disagreement with their submission that the notified zoning (IG) for the site should remain.
	Papanui Site Rezoning
	20. The following summary is based on my urban design report prepared in October 2014 as part of the Foodstuffs submission for rezoning of Foodstuffs’ Papanui Site. That report considered a number of commercial development scenarios relating to the pe...
	21. I consider that a change in zoning for the Papanui Site at 171 Main North Road from Industrial General ("IG") to Commercial Core (COR) is appropriate.
	22. The notified and revised versions of the pRDP do not allow for the Papanui Site under category D ‘Neighbourhood Centre’. I recommend that the specific site at 171 Main North Road be included in that table.
	23. A new Neighbourhood Centre at this location would entirely align with published best practice and provide a sustainable pattern of centres for this north western part of Christchurch (see paragraphs 67 to 71), enhancing locally accessible amenitie...
	24. Industrial activities (under the current proposed zoning) are less appropriate from an urban design perspective as they generally won’t trigger urban design discretionary matters, therefore cannot be relied on to deliver higher quality outcomes. F...
	25. A COR zoning is generally more appropriate than IG when assessed against the pRDP provisions as urban design controls are currently triggered on developments over 1,000sq.m which will enable the specific effects of a particular development proposa...
	26. I consider that a COR zoning is more appropriate in this instance as the Site:
	(a) has strategic road frontage and adjacent public transport.
	(b) can establish better neighbour conditions with residential and achieve higher urban design quality (than IG) including a more attractive ‘front’ to the proposed commercial centre (see photo below as an example of this type of development).
	Photo above: Ilam New World, Christchurch, Peer Street. Presents a positive, attractive built frontage to the street with a generous landscape edge, visually containing car parking.
	(c) can easily accommodate a range of commercial activities, can be well serviced and include street edge and boundary treatments to mitigate any adverse effects.
	(d) is located close to residential catchment areas including the Community Housing Redevelopment Mechanism area.
	(e) can complement and consolidate adjoining retail uses that sit within a Commercial Local zoning, reinforcing the legibility of the Main North Road/Northcote Road corner and the proposed Neighbourhood Centre designation.

	27. In September and October 2014 I undertook a review of the Foodstuffs’ Papanui Site at 171 Main North Road for FSI and a review of the notified Commercial Chapter of the pRDP as part of FSI site specific and general submissions on the pRDP. In that...
	28. Subsequent to that work my practise undertook a review of the notified Commercial and Industrial Chapters of the pRDP for Christchurch City Council in January 2015. I was directly involved in this review along with my co-director Graeme McIndoe. I...
	URBAN DESIGN EXPERT CONFERENCING OUTCOMES
	29. On 30 March 2015 I participated in the urban design expert conferencing. At this session there was a high level of agreement on the urban design matters discussed in relation to the general provisions of the Commercial and Industrial Chapters. Sit...
	30. An overview of the conferencing has been provided in the evidence of Mr McIndoe for CCC and I agree with his evidence in this regard. The important agreements are set out below (abridged) and these are cross referenced in my evidence where relevant:
	(a) General issues (such as public realm quality, the importance of urban design controls, the role of supermarkets in centres, the importance of relating controls so specific contexts);
	(b) Commercial provisions (such as the need for more concise wording and content, the need to address functionality, the value of a trigger for larger developments in COR zones to apply matters of discretion, that Commercial Retail Park Zone should no...
	(c) Industrial provisions  (such as focusing controls at the interface with other zones, especially residential/rural and fronting arterial routes but can be reduced within Zones, allow greater height within Zones away from residential/rural areas, co...
	(d) These outcomes are discussed in relation to the Papanui Site at paragraphs 75 to 80 and in relation to discretionary matters for urban design at paragraph 46.

	31. I provided inputs into the general submission by Foodstuffs on the notified pRDP provisions (27th August 2014) for the Commercial Chapter from an urban design perspective. Those inputs are presented below including, where relevant, comment in rela...
	Objectives and Policies
	15.1.1.1 Policy 1 – Role of centres
	32. I support the Council’s proposed modification to this policy at (a, v) that removes reference to excluding supermarkets and department stores from the Commercial Park Retail Zone.
	Table 15.1 – Centre’s role
	33. The notified and revised versions of the pRDP do not allow for Foodstuffs' Papanui Site under category D ‘Neighbourhood Centre’. I recommend that the specific site at 171 Main North Road owned by FSI be included in the table for the reasons outlin...
	15.1.1.4 Policy 1 – New centres in greenfield areas
	34. I support the Council’s proposed modification to this policy at (a) that removes reference to “by walking and cycling” as this more appropriately recognises the need of a balance of movement modes to access the centre.
	15.1.1.5 Policy 5 – Accommodating growth
	35. This new policy seeks to reinforce existing centres and appears to focus any expansion that is not within centres on locations associated, or possibly over the boundary with an existing centre, ie (b, i), discouraging new centre locations. Further...
	“I consider that it is appropriate for commercial activity to occur outside centres in certain circumstances and important that planning provisions are sufficiently flexible for this to occur”. And “No planning framework (not least one operating in t...

	I therefore suggest that items (a) and (b, ii) are deleted and further amendments made to items (b, i, iv) that align with those suggested in the planning evidence of Daniel Thorne for Foodstuffs as follows:
	Any expansion outside of a commercial centre is only undertaken where it is:
	i. commensurate with the centre’s role within a strategic 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 appropriate management of adverse effects on the surrounding environment, particularly at the interface with residential areas. at the boundary of the expanded area are to a level consistent with the amenity values of the adjoining residen...
	36. I have reviewed the modified Objective 3 at 15.1.2 that has a specific focus on urban design and I consider this adequately deals with the desire for a quality urban environment overall and that recognises the functional issues of activities. Spec...
	15.1.12.2 Policy 10 – Design of new development
	37. This policy includes a range of amendments requested in the Foodstuffs submission and as recommended and supported through my inputs and I support these as drafted. I note that the specific reference to LFR at (b) has been deleted and I recognise ...
	38. I also note in the evidence of Mr McIndoe at his paragraph 7.3 the suggestion to slightly amend the wording of Policy 10 (b) and I support his proposal at 7.3 (a) that clarifies the focus on the ‘setting for development’ rather than the more gener...
	15.2.2.1 Permitted activities
	39. P1 has been revised to raise the permitted area threshold from 500sq.m to 1,000sq.m and is therefore more generous. This is unlikely to affect the development of any new significant larger commercial facility at a COR location such as a supermarke...
	40. The revised activity standard does not allow additions less than 1,000sq.m unless they are not visible from a publicly accessible space (this is contrary to the outcome of the expert conferencing – see item 14 of the joint statement). I do not sup...
	“My only concern with these exemptions is that they do not enable those minor additions that will be visible from publicly accessible space. That is, the standard in this respect is not enabling enough. I suggest a lower area threshold for visible add...

	15.2.3.3 Buildings setback from road boundaries / street scene
	41. This built form standard has been modified to remove ‘Key Pedestrian Frontages’ (KPF) and introduce a new standard for all frontages along arterial or collector roads where all buildings “shall be built to 70% of the road boundary”. KPFs required ...
	42. For the sake of consistency I note that the term KPF is still referred to at 15.8.2.4 and should be removed, subject to para 41 above.
	43. Foodstuffs’ Papanui Site was formerly located outside of the KPF areas but is now subject to the revised 70% standard given the status of Main North Road as a major arterial onto which the site fronts. Given the vehicle –dominated environment alon...
	44. The standard (iii) to have visually transparent glazing for a minimum of 60% of the ground floor elevation facing the street. This standard introduces activity at the frontage and thereby creates visual interest in the façade. Visual interest and ...
	45. The standard in the notified pRDP to provided verandas along the full width of the building fronting the street has been deleted. This is a more permissive approach but may lead to poorer amenity outcomes. I suggest that a veranda requirement is r...
	MATTERS OF DISCRETION FOR URBAN DESIGN
	46. The urban design expert conferencing discussed these matters in overall terms but not in detail. Under ‘Assessment Criteria’ items 9, 10 and 11 it was agreed that:
	“Generally assessment criteria need to be more concise. This includes reducing repetition…and removing onerous criteria e.g. in relation to conserving energy as it is excessively onerous to prove” (Item 9)
	“Application of the assessment criteria should be more specific so that it relates to the street type, context and character of the site, and the type of activity and the intent and purpose of the zone” (Item 10)
	“More specific assessment criteria need to be added in relation to:
	  Functionality of the commercial activity;
	 Recognising that a different type of relationship is required for different street frontages; and
	 The relevance to the particular site and the location and nature of development e.g. can it be seen from the street front or impact on the public realm” (Item 11)

	47. It is noted in the evidence of Mr McIndoe at paragraph 13.2 that “these issues have been addressed in the Council’s latest proposed version of the matters of discretion”. My specific comments and assessment of the appropriateness of the revised pR...
	15.8.1.1 Context and character
	48. My principal concerns related to the anti-change bias in the notified pRDP. This has been addressed in the revised version and recognises the need to determine the relevant and applicable local characteristics and the extent to which they should b...
	49. A new criteria has been added at 15.8.1.1 (b) that recognises functionality and this is consistent with the outcomes of the urban design conferencing and mediation.
	15.8.1.2 Relationship to street
	50. This criteria has been revised to reduce the emphasis on ‘active engagement’ with the street to ‘relates to’ the street through a number (i to v) matters. This more appropriately reflects the need to recognise different street types call for diffe...
	“Providing a high level of glazing across key parts of the principal façade  or appropriate levels of visual interest in those elevations and …etc ”
	51. I support the amendment at (a, v) (note this is incorrectly number and should be iv), to provide greater flexibility in dealing with the visual dominance of car parking.
	52. I support the simplification of criteria (b) that still achieves adequate amenity outcomes. Alternatively the 7 CPTED principles could be referred to that would ensure consistency (nationally) with those aims.
	15.8.1.3 The site, buildings and amenity
	53. This criteria as notified was originally supported in my report to FSI as part of their submission. I note that the revised pRDP has amended these to be more enabling but still focus on articulation, modulation and helpfully qualified the wording ...
	54. I also consider that in reference to both the urban design conferencing and mediation outcomes, further criteria should be added to recognise the functional / operational requirements of specific building and activity types.
	15.8.1.4 Access, parking and servicing
	55. Criteria 15.8.1.4 (a, i) is modified to recognise street type/context and that the location of parking is not the only technique to minimise the visual impact of parking and now refers to design. However the criteria, as worded suggests both locat...
	“Locating and/or designing the provision of  … etc.”
	STRATEGIC DIRECTIONS
	56. 3.3.7 Objective – Urban growth, form and design. A well-integrated pattern of development … a consolidated urban form and a high quality urban environment. Rezoning of the Foodstuffs’ Papanui Site to COR will achieve this objective by providing fa...
	57. 3.3.7 (f) – Identifies opportunities for, and supports, the redevelopment of brownfield sites for residential, business or mixed use activities. And 3.3.7 (g) – Promotes the re-use and redevelopment of buildings and land. And 3.3.10 (a) Enabling r...
	MATTERS ON GENERAL PROVISIONS RAISED BY COUNCIL EVIDENCE
	Evidence of Graeme McIndoe (Urban Design)
	58. I have responded to all relevant matters raised by Mr McIndoe in the body of my evidence, cross referencing where necessary.
	Evidence of Mark Stevenson (Planning)
	59. Paragraph 17.5 of Mr Stevenson’s evidence states “Through the pRDP, the Council is proposing to support the recovery and growth of centres in the north west by directing commercial activities to centres that serve the communities located around th...
	60. Paragraph 18.9 of Mr Stevenson’s evidence states “there is sufficient capacity to accommodate growth within existing and new centres. I rely on the evidence of Mr Tim Heath in this respect”. The matter of retail provision in my experience relates ...
	61. Paragraph 19.16 of Mr Stevenson’s evidence states that a finer grain in Neighbourhood Centres is appropriate which is at odds with Table 15.1 that anticipates an anchor supermarket (ie larger scale) though this is recognised at paragraph 19.24 of ...
	62. I note at paragraph 20.7 of Mr Stevenson’s evidence the acceptance of issues around integration with context and recognising operational requirements and support that intent. Also support at paragraphs 20.15, 20.17, 20.18, 20.22, 20.25 for those c...
	63. I have previously addressed the issue of the 20m elevation length threshold noted in Mr Stevenson’s evidence at his paragraph 20.42 and disagree with that proposal.
	64. I have previously addressed the issue of the proposed 70% frontage rule noted in Mr Stevenson’s evidence at his paragraph 20.83 and disagree with that proposal.
	FOODSTUFFS' PAPANUI SITE - REZONING
	65. As part of the Foodstuffs' submission on the notified pRDP I prepared an urban design report  on the implications and outcomes that might be anticipated were the Papanui Site rezoned from Industrial General (IG) to Commercial Core (COR).
	That report (dated 08.10.2014) provided the following:
	(a) A detailed contextual analysis of the local site and wider city contexts as existing focusing on key urban matters of character, land use patterns, accessibility, street environment, visual qualities, proximity to neighbours and residential catchm...
	(b) A review of the likely urban design outcomes under the proposed COR Zoning. This considered a number of commercial development scenarios relating to the permitted activities under a COR Zoning and those matters affected by the revised (8th April 2...
	(c) A detailed assessment of the urban design implications for the site in relation to the objectives, policies and zoning implications under the existing IG Zoning.
	(d) A detailed assessment of the urban design implications for the site in relation to the objectives, policies and zoning implications under the proposed COR Zoning including the urban design matters of discretion that would be triggered under this z...

	66. The overall conclusions to the report provided support for a change in zoning for the Foodstuff’s Papanui Site at 171 Main North Road from Industrial General (IG) to Commercial Core (COR) and the principal findings are discussed below.
	Wider context neighbourhood and district centre matters
	67. Published guidance and best practice relating to the sustainable structure of towns and cities refers to the provision of amenities (services and facilities) for residential areas. In this regard the diagrams below (Figures 1 and 3) taken from Tow...
	Figure 1 Structure and patterns of district and neighbourhood centres
	68. Figure 1 above describes best practice for urban areas beyond city and town centre locations. The model indicates the ideal distribution of neighbourhood centres around district centres defining a circa 750-800m from centre to centre with clear no...
	Figure 2 KACs and Neighbourhood Centres (image by Insight Economics)
	69. Figure 2 above highlights a 2km zone around KACs and the location of Neighbourhood Centres within those zones. This reflects the correlation between distances between these centres and published best practice shown at Figure 4. Figure 3 below pres...
	Figure 3 Overlapping Neighbourhood and District Centre distribution (Hildebrand Frey, Designing the City: Towards a more sustainable urban form, 1999)
	70. Figure 4 below presents ideal thresholds of provision of services and facilities within centres in relation to the ‘home’. The need for local, neighbourhood, district and town/city centre amenities to be accessible from residential areas with shor...
	Figure 4 Thresholds for amenity provision for housing areas
	Figure 5 Contextual analysis for the Foodstuffs’ Papanui Site
	71. A neighbourhood centre at the Foodstuffs’ Papanui Site would directly support published best practice as described above and as shown at Figures 1 and 4 and the example at Figure 4. Figure 5 above indicates this would provide essential walkable (4...
	Figure 6_Local Site analysis showing the immediacy of residential areas around the Site, including the CHRM area to the north, adjacent retail and office uses, corner location and strategic road frontage. The diagram also indicates how industrially zo...
	72. Overall I find the proposals for a neighbourhood centre at the Foodstuffs’ Papanui Site would be entirely consistent with published best practice, would complement the Northlands centre in this regard, would provide essential walkable amenities fo...
	Local site context matters
	73. A wide range of urban design issues were assessed at the level of the Site and its immediate surroundings (see also Figure 6 above). The principal findings included:
	(a) Main North Road is a principal artery into the city feeding Papanui Rd and Cranford St. The built and environmental quality of this route is therefore important but not well supported in the vicinity of the site by the current IG zoning. A COR zon...
	(b) a higher quality street edge and positive, well-surveilled interface with pedestrian movement would be achieved;
	(c) the value of a commercial ‘front’ to the site along Main North Road with immediate links into public transport would be optimised;
	(d) activities and their associated building types under a COR Zoning are likely to deliver higher specification designs with higher levels of landscape and open space amenity than would be achievable for industrial uses. Economic viability at centre ...
	(e) consolidation of the corner of Main North Rd and Northcote Rd complementing the existing Commercial Local zoned Mad Butcher, Harvest Market and Oil Changers. Note: corners on key routes are natural locations for centres, commercial and retail acti...
	(f) enhanced legibility at a city-wide scale for users at the corner and along Main North Rd. The poorly mixed, under-utilised and conflicted current environment (re street frontage, residential neighbours) would be addressed by a COR zoning;
	(g) the wider street character of commercial retail, office and residential use as viewed along Main North Rd would be supported by a change of zoning at the Site where IG activity is not consistent elsewhere along the street;
	(h) existing residential development along the northern site boundary and opposite the Site on Main North Rd would be far better supported by a COR zoning where the range of permitted commercial activities including residential under COR would provide...
	(i) close proximity of the site to surrounding residential areas including the medium density CHRM would support sustainable trip (shopping and travel to work) patterns and enhance the amenity (convenience retail) for those areas; and,
	(j) easily adaptable rear service access off Lydia Street with enhancements (planting, fencing, acoustic buffer etc.) to address compatibility with adjacent residential neighbours.

	74. It was also noted that the existing Industrial General (IG) zoning is less appropriate for the Site for the following reasons:
	(a) typically lower quality environmental design outcomes for industrial development that will not best support a quality streetscape or the wider residential context;
	(b) urban design discretionary matters do not apply – cannot rely on industrial zoning delivery higher quality outcomes;
	(c) poor optimisation of a highly visible site with excellent road frontage;
	(d) current vacancy of land due to low demand creates a ‘down-at-heel’, unsafe, unoccupied feel to this part of the city;
	(e) industrial development generates conflicts in environmental quality over the boundary with residential neighbours on Northcote Road (Northcote Road housing backs onto industrial buildings and service access on the Site).
	(f) poor levels of natural surveillance onto adjacent streets and spaces (low employment densities and building types that do not deliver active edges);
	(g) will not consolidate the key corner location as a node in the city / will not best support existing retail at the corner; and,
	(h) industrial activities do not easily or normally allow for successful mixed use (incompatibility of environments) and even ancillary commercial struggles to work well.

	Permitted activities matters
	75. The general findings in terms of urban design outcomes of the range of permitted activities under a COR Zoning have been discussed under the heading ‘Local site context matters’ at paragraph 72 above. However the following activity-specific conclu...
	(a) P2 department store, supermarket - Foodstuffs’ Papanui Site is well suited for a supermarket development being located along a major road with excellent access by both private vehicle and public transport (the current capacity of the road network ...
	(b) P3 a range of independent retail operators and nationals could locate to the site and would work well in conjunction with large format retail as defined at P1.
	(c) P4 trade supplier - if the site were to accommodate business suppliers such as hire equipment, farming, automotive and the like this would most likely require large outdoor yards, often located to the front of a site to benefit from passing trade ...
	(d) P5 second hand goods outlet - urban design matters unlikely to be triggered given smaller size of retail outlets and therefore cannot rely on matters of discretion to control quality. Second-Hand outlets would not be ideal uses for the site ( eg l...
	(e) P7 entertainment - including a wide range of entertainment activities that may generate adverse effects for neighbouring residential uses – principally noise, odour, parking, service area containment. Entertainment facilities usually work well in ...
	(f) P8 food and beverage - urban design matters may not be triggered given smaller size of F&B premises and therefore cannot rely on matters of discretion to control quality. Restaurants, cafes, bars and the like may all be appropriate to some extent ...
	(g) P9 gymnasium - destination use / does not require footfall or passing trade and therefore could locate at locations with less street presence or at the rear of the site.
	(h) P10 offices (also P6 commercial services) - would work well and already exists along the southern boundary of the site. This may include large multi-let space, HQ space or ‘own front door’ offices (eg solicitor, accountant). Office uses would not ...
	(i) P12 community facilities are wide ranging and commonly found at Neighbourhood Centres. Generally compatible with other commercial activity and with residential. Could be achieved on Foodstuffs’ Papanui Site.
	(j) P13 health care - facilities (generally combined clinics / medical centres) would occupy a considerable proportion of the site and may not allow for a primary retail function. Health care do not need to locate in commercial centres and could occup...
	(k) P14 education / training facilities - would provide a compatible use for Foodstuffs’ Papanui Site and generate activity / footfall for retail uses, however a street presence is generally not required and would not optimise the value of the locatio...
	(l) P15 a small pre-school activity (say 300-400sq.m) could be accommodated on the site either in relation to the residential or office site boundaries.
	(m) P16 care facilities / rest homes - are able to locate in a variety of locations but tend to be inward looking, security-focused and given Foodstuffs’ Papanui Site size may be difficult to achieve alongside any significant commercial / retail space.
	(n)  P17 spiritual facility - could locate at Foodstuffs’ Papanui Site but not best use of the location vis street-facing activity (limited activity period, limited ‘active edge’ engagement with street), vibrancy etc. Would require other uses to reali...
	(o) P20 residential activities - to the rear of P1 to P16 or above ground are appropriate and would create ‘good neighbours’, minimising adverse effects with enhanced outcomes for CPTED principles and good surveillance after hours. Separation (re amen...

	76. No site-specific matters in relation to the Papanui Site were addressed at the urban design expert conferencing however some of the general matters are relevant and reflect on Foodstuffs' Papanui Site under the proposed COR Zoning. These matters a...
	77. Item 5: “Supermarkets and Department Stores: Such anchors play an important role in the attractiveness and vitality of centres, and as such the plan provisions should enable them to locate in centres (ie Neighbourhood and District).”  This matter ...
	“a weekly and daily destination for local shopping, local employment and community needs…”
	Given my evidence above at paragraphs 67 to 71 I find that a neighbourhood centre at the Foodstuffs' Papanui Site would best support the provision of locally accessible services and facilities to surrounding residential areas.
	78. Item 6: “Public Realm Quality: Public realm quality is important, as is functionality. The issue the plan needs to address is the tension between the two, within the relevant context”. Also Item 8 (ii) is relevant “Expectations of the quality of t...
	79. Item 8 (iii): “Context does not necessarily mean continuing the status quo…”.  This matter was agreed by all experts. Foodstuffs' Papanui Site is located within a varying context of office, retail and residential uses. The predominant wider charac...
	80. Item 10: “Assessment Criteria: Application of the assessment criteria should be more specific so that it relates to the street type, context and character of the site and the type of activity and intent and purpose of the zone”.  This matter was a...
	81. Item 11: “Assessment Criteria: More specific assessment criteria need to be added in relation to - functionality of commercial development...”.  This matter was agreed by all experts. Typical modern building types associated with, say, office spac...
	82. Item 14: “Rules Commercial Core Zone: A trigger for consent is desirable for new floor area, permitting small developments and additions but subjecting large developments to RD scrutiny. (Trigger point not agreed)”. Foodstuffs' Papanui Site given ...
	83. Summary: The urban design expert conferencing, whilst not specifically addressing Foodstuffs' Papanui Site, has raised matters that are relevant to and would affect the Site under a proposed COR Zoning. These include greater support for a retail a...
	SITE-SPECIFIC MATTERS RAISED BY COUNCIL EVIDENCE
	Evidence of Mark Stevenson (Planning)
	84. Attachment C of the evidence of Mark Stevenson rejects the proposed rezoning of the Foodstuffs’ Papanui Site from IG to COR. I have presented my position supporting the rezoning at paragraphs 67 to 82 above, which is that the provision of a new Ne...
	85. Mr Stevenson’s principal concern is stated thus:
	“There is an existing Commercial Core Zone to the south, Northlands shopping centre being 800m away, and I do not consider the creation of a new Core zone in such close proximity to the existing centre is appropriate within the context of the centres ...
	86. Mr Tim Heath in his economic evidence for the Council raises several matters in relation to the rezoning that are more appropriately addressed by the economic evidence of Mr Colegrave However Mr Heath notes there would be
	“…no identifiable benefit to the community.”
	87. I have set out in my evidence (paragraphs 67 to 71) the urban design position in relation to the (published) sustainable pattern of local, neighbourhood, district, town and city centres. This advocates models of overlapping neighbourhood and distr...
	SITE-SPECIFIC MATTERS RAISED BY OTHER SUBMITTERS
	Kiwi Income Property Trust and Kiwi Property Holdings Ltd (Kiwi)
	88. The submission by Kiwi at Annexure B notes (at page 9) they oppose the submission by Foodstuffs in relation to the rezoning of the Papanui Site at 171 Main North Road. They seek to disallow the Foodstuffs submission and state that:
	“The notified zoning better reflects the past and most appropriate future use of the land. The proposed zoning would result in the proliferation of retail activities in a manner that is inconsistent with the centres based approach of the replacement p...
	89. The above can be split into several parts, including:
	(a) notified zoning better reflects the past and future use of the land;
	(b) proliferation of retail activities inconsistent with the centres approach;
	(c) enables adverse effects on existing centres.

	90. I have addressed all these matters in my evidence on the Papanui Site at paragraphs 67 to 82 and in my urban design report attached to the Foodstuffs submission of October 2014. I also provide further comment below.
	91. In relation to (a) - the demand for industrial activity on the site has been addressed in the report by Mr Colegrave of Insight Economics (Appendix to the Foodstuffs Submission) who notes on page 4 of his report that the city has an abundance of i...
	92. In relation to (b) – the proliferation of retail activities. Firstly I refer to my evidence at paragraphs 67 to 71 that describe the appropriateness of a new neighbourhood centre at Foodstuffs’ Papanui Site. Secondly I note support for some out-of...
	93. In relation to (c) – adverse effects on existing centres I refer to the economic report and evidence of Insight Economics where an assessment of trade impacts has been undertaken. This states that the net impact across three possible scenarios of ...
	94. Overall I conclude that the three principal concerns raised by Kiwi are not supported by my evidence or that of Mr Colegrave and therefore I disagree with the submitters request to retain the proposed IG Zoning but re-confirm that a COR rezoning i...
	95. My conclusions are set out above in the Executive Summary, in which I make a number of recommendations in relation to provisions contained in the Commercial Chapter that are relevant to my area of expertise. I also confirm my opinion that a rezoni...

