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1. EXECUTIVE SUMMARY 

 

1.1 This evidence focuses on those matters of difference between the Christchurch City 

Council’s (the City Council’s) redline version of Proposals 15 (Commercial) and 16 

(Industrial) dated 8 April 2015 (the redline version), and the outcomes sought in 

various  submissions of the Oil Companies relating to the Commercial and Industrial 

Chapters.  All references to plan provisions made in this evidence are to those in the 

redline version, unless otherwise stated. 

 

1.2 To a significant extent, the Oil Companies accept the way in which the City Council 

has responded to their submissions and there are only a four remaining matters.  

These relate to: 

(a) 16.1.1.4 Policy 4 of the Industrial Proposal and the definition of Sensitive 

Activities 

(b) 16.1.3.2 Policy 8 of the Industrial Proposal 

(c) 16.1.3.3 Policy 9 in the Industrial Proposal; and 

(d) 15.1.1.3 Policy 3 in the Commercial Proposal 

 

1.3 My evidence seeks to amend 16.1.1.4 Policy 4 to clarify that Clause (a) of the Policy, 

which enables various non industrial activities, is subject to Clauses (b) and (c) which 

specifies the extent to which non industrial activities are to be avoided.   I also comment 

on the definition of sensitive activities, preferring a generic definition of sensitive activities 

to which specific activities relevant to noise, Port Noise and electricity transmission could 

be added if and as required. 

 

1.4 My evidence seeks to delete the reference to hazardous substances in Policy 16.1.3.2 

Policy 8. In my opinion, the policy lacks clarity and should not be retained in the 

absence of a comprehensive policy framework for hazardous substances.   

 
1.5 With respect to Policy 16.1.3.3 Policy 9, in my opinion unless the Council can identify 

gaps in the current comprehensive regulatory approach to the management of 

stormwater discharges to the reticulated network, part (b) of the Policy should be 

amended to clearly identify that for discharges into the reticulated network, the 

methods referred to in the Policy will be implemented outside of the RMA. On the face 
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of it, additional RMA regulation of discharges into the stormwater system would 

appear to be unnecessary and duplicitous.   

 
1.6 I would like to see Policy 15.1.1.3 Policy 3 amended to recognise that in areas where 

there is lower pedestrian activity, having active ground floor frontages is less 

important and there is more opportunity to establish commercial activities that may 

have alternate design requirements (for example, shops where it is desirable to 

provide parking between the road and the building, service stations).    

 
1.7 For ease of reference, each of the amendments sought in my evidence are set out in 

Attachment A. 

2. INTRODUCTION 

 

Qualifications and Experience 

2.1 My full name is Karen Tracy Blair.  I have practised as a planning professional for over 

20 years.  I hold a Bachelor of Planning degree from the University of Auckland and 

have been a full member of the New Zealand Planning Institute since 18 December 

1995. 

 

2.2 I am currently a Principal Planner at, and a Director of, Burton Planning Consultants 

Limited (Burton Consultants) in Auckland.  I have been with Burton Consultants for 

some 17 years, the last 10 years as a Director.  Prior to that I worked for just over 2 

years as a Policy Analyst with the Ministry for the Environment in Auckland, and over 3 

years as a Planner at Waitakere City Council (now part of Auckland Council). 

 

2.3 Over the years I have been involved in a wide range of matters affecting clients, both 

at regional and district council level.  My principal role at Burton Consultants has been 

to provide planning and resource management consenting and policy advice to clients 

in relation to various projects and planning instruments.  This has included preparation 

of applications for resource consent, including AEEs, policy analysis, provision of 

strategic policy advice and preparation of submissions and evidence on behalf of the 

Oil Companies, and also Z Energy Limited (previously Shell New Zealand Limited and 

Greenstone Energy Limited).  I have provided planning services to a range of other 

private, corporate and public sector clients including Transpower New Zealand 

Limited, Powerco Limited, the former Auckland Regional Council and North Shore City 
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Council (both now part of Auckland Council), Regional Facilities Auckland / Auckland 

Stadiums, the North Shore Events Centre, Kawau Holdings Limited, Kea Property 

Group and a range of smaller ‘one-off’ type clients.   

 

2.4 While Burton Consultants is based in Auckland, it operates on a nationwide basis and  

I have been involved in planning matters and with planning documents throughout the 

Country.  This includes service stations developments and redevelopments in various 

zones. 

 

Scope of Evidence 

2.5 The Oil Companies lodged various submissions and further submissions in respect of 

the commercial and industrial proposals and to some of the definitions relevant to this 

chapter.  I have been asked by the Oil Companies to present evidence in respect of 

those submissions that, having regard to the redline version, remain in dispute.  These 

are the following provisions:  

 

(a) 16.1.1.4 Policy 4 of the Industrial Proposal and the definition of Sensitive 

Activities 

(b) 16.1.3.2 Policy 8 of the Industrial Proposal 

(c) 16.1.3.3 Policy 9 in the Industrial Proposal; and 

(d) 15.1.1.3 Policy 3 in the Commercial Proposal 

 

2.6 For completeness, the Oil Companies lodged a number of other submissions or further 

submissions where they are in support of the City Council’s position, as expressed in 

his evidence in chief and where, as a result, no evidence is being presented. 

Code of Conduct For Expert Witnesses 

2.7 I have read the Environment Court’s Practice Note 2014 as it relates to expert 

witnesses.  My brief of evidence was prepared in compliance with the Code of Conduct 

and I agree to comply with it in giving my oral evidence.  I am not, and will not behave 

as, an advocate for my clients. I am engaged by the Oil Companies as an independent 

expert and Burton Consultants provides planning services to the Oil Companies 

collectively and separately along with a range of other corporate, public agency and 

private sector clients. I have no other interest in the outcome of the proceedings. 

 

2.8 The reasons for my opinions are set out in the subsequent sections of my evidence.  I 

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

opinions. 

 

2.9 In preparing this evidence I have reviewed the Council’s redline version, and the 

primary planning evidence prepared by Mr Mark Stevenson. All references to plan 

provisions made in this evidence are to those in the redline version, unless otherwise 

stated. I reviewed the evidence of the Council’s other witnesses for the Commercial 

and Industrial Proposal for the purpose of determining whether it was directly relevant 

to the matters subject of my evidence or not.  The stormwater evidence of Mr Norton is 

relevant to the discussion on Policy 16.1.3.2 Policy 9.  I have also reviewed and 

considered the following documents, insofar as they are relevant to my evidence: 

 

(a) The notified Commercial and Industrial Proposal  

(b) The Council’s section 32 evaluation report 

(c) The Land Use Recovery Plan (LURP) 

(d) The Canterbury Regional Policy Statement (2013) (CRPS) 

(e) The Oil Companies submissions and further submissions on the Commercial / 

Industrial Proposal 

(f) The Resource Management Act 1991 (RMA) 

(g) Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014, 

Statement of Expectations, Schedule 4 

(h) The Recovery Strategy for Greater Christchurch 

(i) The decision on the Strategic Directions chapter of the Plan. 

3. 16.1.1.4 POLICY 4 - INDUSTRIAL PROPOSAL AND THE DEFINITION OF 

SENSITIVE ACTIVITIES 

 

3.1 The Oil Companies submission on 16.1.1.4 Policy 4 generally sought to incorporate a 

stronger focus in the policies on the potential effects on industries from the 

establishment of sensitive activities. 

 

3.2 The redline version identifies the following changes to Policy 4 (additions underlined, 

deletions in strikethrough): 

 

a. Maintain and support the function of industrial zones while providing for limited 

non-industrial activities that:  
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i.   are ancillary in scale and on the same site as a permitted or consented 

activity 

ii.  are not appropriate in more sensitive environments due to their potential 

noise, odour or other environmental effects;  

iv.  comprise yard based or trade suppliers in the Industrial General Zone1; 

v.  provide an emergency service which may generate adverse effects; or 

vi. support the needs of workers and businesses in the zone including for food 

and beverages, commercial services, and the care of children  

 

b. Avoid any activity in industrial zones with the potential to hinder or constrain the 

establishment or ongoing operation or development of industrial activities and 

strategic infrastructure particularly in the Industrial Heavy zone where effects of 

industry are potentially more significant. This includes but is not limited to avoiding 

sensitive activities located within the 50 dBA Ldn noise contour line, the Port noise 

overlay and in proximity to the National Grid. 

 

c. Avoid the use of industrial zones for non-industrial activities that could adversely 

affect the strategic role of the Central City, District, and Neighbourhood Centres as 

focal points for commercial, community, residential, and other activities.  

 

3.3 I support the specific changes to Policy 4.  However, I consider that the policy should 

be further amended to clarify how clauses (a), (b) and (c) of the policy relate to each 

other.  Clause (a) is enabling, while clauses (b) and (c) require avoidance.  In my 

opinion, the activities enabled by Clause (a) should also be subject to the restrictions 

in clauses (b) and (c).  That is, an activity that is enabled by (a) should not be 

enabled if, for example, it has the potential to hinder or constrain the establishment or 

ongoing operation or development of industrial activities and strategic infrastructure. 

An example of that would be a child care facility seeking to establish in the industrial 

area adjacent to the Woolston Oil Terminal.   

 

3.4  It appears from the zone rules derived from Policy 4 that the intent is for clause (a) to 

be subject to clause (b) and (c). For example, an industry protective approach is 

evident in the drafting of the heavy industrial and general industrial rules.  In the 

Heavy Industrial Zone, the more sensitive activities require consent.  For example, 

while food and beverage outlets are permitted activities (P8), commercial services 

                                                   
1
 Note that there does not appear to be a Clause (iii). 
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are provided for as a discretionary activity (D1) and education activities (which 

includes pre-school facilities) are provided for as a non-complying activity (NC4).  

 

3.x In contrast, in the Industrial General zone, the environment the activities listed in (a) 

are less likely to hinder or constrain industrial activities given that heavy industrial 

activity/ noxious or offensive activity is provided for as a non complying activity 

(NC3), as are sensitive activities within the air noise contour (50dBA Ldn) or within 

the Port Influences Overlay Area as defined on the Planning Maps (NC2).  In the 

Industrial General zone, therefore, food and beverage outlets continue to be provided 

for as permitted activities (P8), pre-school facilities are permitted outside of the air 

noise contour (50dBA Ldn) as defined on the Planning Maps (P19) and commercial 

services are provided for as a restricted discretionary activity (RD2).  

 

3.6 In my view, where resource consent is required it will be important to consider the 

extent to which any such activity would otherwise be acceptable within the zone.  In 

my opinion, as part of the Phase 1 review, this could be achieved by amending Policy 

4 to clarify that Clause (a) is subject to Clauses (b) and (c) as follows (underlining 

added): 

 

a. Maintain and support the function of industrial zones while, subject to Clause (b) 

and (c), providing for limited non-industrial activities that:  

i.   are ancillary in scale and on the same site as a permitted or consented 

activity; 

ii.  are not appropriate in more sensitive environments due to their potential 

noise, odour or other environmental effects;  

iv.  comprise yard based or trade suppliers in the Industrial General Zone; 

v.  provide an emergency service which may generate adverse effects; or 

vi. support the needs of workers and businesses in the zone including for food 

and beverages, commercial services, and the care of children. 

 

b. Avoid any activity in industrial zones with the potential to hinder or constrain the 

establishment or ongoing operation or development of industrial activities and 

strategic infrastructure particularly in the Industrial Heavy zone where effects of 

industry are potentially more significant. This includes but is not limited to avoiding 

sensitive activities located within the 50 dBA Ldn noise contour line, the Port noise 

overlay and in proximity to the National Grid. 

 



The Oil Companies, Submitter 723  
and Further Submitter 1295  Proposals 15 and 16 – Commercial and Industrial 

9 | P a g e  
 

c. Avoid the use of industrial zones for non-industrial activities that could adversely 

affect the strategic role of the Central City, District, and Neighbourhood Centres as 

focal points for commercial, community, residential, and other activities.  

 

Definition Of Sensitive Activities 
3.5 In my view the change outlined above in relation to Policy 4 is particularly important 

given the definition of ‘sensitive activities’.  Mr Stevenson’s evidence suggests that 

the definition of sensitive activities be amended to read as follows2: 

means:  

(a) in relation to electricity-related assets:  

(i) residential activities;  

(ii) education activities including pre‐schools;  

(iii) guest accommodation;  

(iv) health care facilities and any elderly persons’ housing units or complex.  

 

(b) in relation to noise:  

(i) residential activities, including family flats and any elderly persons' housing units 

or complex, but excluding those in conjunction with rural activities that comply with 

the rules in the relevant district plans as at 23 August 2008;  

(ii) education activities including pre-schools, but not including flight training or other 

trade and industry training facilities located on land zoned or legally used for 

commercial or industrial activities;  

(iii) guest accommodation, except that which is designed, constructed and operated 

to a standard to mitigate the effects of aircraft noise on occupants within the airport 

noise contours;  

(iv) health care facilities; and  

(v) any one or more of the following activities located in the Port Influences Overlay 

Area shown on the planning maps:  

(a) residential unit or family flat, a habitable accessory building, or a residential 

activity;  

(b) elderly persons’ housing complex or care facility;  

(c) education activities including pre-schools;  

(d) any health care facilities, including hospitals or convalescent homes, that contain 

sleeping facilities for any person; and  

(e) guest accommodation.  

                                                   
2
 Refer page 39 of Mr Stevenson’s Appendix E 
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3.6 I am concerned that the definition of sensitive activities is specific to and limited to 

electricity-related assets, noise and port noise.  In my view, and as expressed earlier, 

the scope of activities that are or may be sensitive to the effects potentially generated 

in an industrial environment are broader in scope than the definition suggests.  There 

are other effects which activities seeking to locate in an industrial zone may be 

sensitive to, including effects of odour, hazardous substances risk and air 

discharges, particularly in the Industrial Heavy zone where effects of industry are 

potentially more significant. This is consistent with the approach taken in Policy 

16.1.1.3 Policy 3(a)(i)(A) which recognises that sensitive activities can be sensitive to 

a range of potential effects generated within the Heavy Industrial zone, and seeks to: 

Recognise and provide for a full range of industrial and other compatible activities 

that generate potentially significant effects, including relatively high levels of noise, 

odour, heavy traffic movements, and the presence of significant amounts of 

hazardous substances, necessitating separation from more sensitive activities. 

 

3.7 I understand the Oil Companies intend to seek to introduce the concept of sensitive 

activities in relation to risk from hazardous substances facilities as part of Phase 2. 

As a consequence a broader based definition would be appropriate. I therefore 

support the broader definition that was sought by CERA/ the Crown (and supported 

by the Oil Companies through the submission) as follows: 

Sensitive Activities means: 

 (i) any residential activities 

 (ii) any educational activity including pre-school 

 (iii) guest accommodation 

 (iv) health care facilities and any elderly persons' housing units or complex 

 (v) places of worship. 

 

3.8 To be clear, I am not opposed to targeted text being included in the definition of 

Sensitive Activities being insofar as they are needed in relation to noise, Port Noise 

and electricity related assets. However I consider that there is a need to broaden the 

scope of the definition.  I accept that the concern regarding the absence of 

consideration of sensitive activities in respect of hazardous substances could be 

resolved in Phase 2, through the amendment of the definition of sensitive activities 

such that part (a) of the definition of sensitive activities will also apply to hazardous 
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substances3.   That said, there might be more value in a definition that focuses on 

sensitive activities themselves (eg: residential, educational), rather than the type of 

effects that the activities are being protected from (eg: noise, hazardous substances) 

because there is likely to be high levels of cross over and the latter is potentially 

more difficult to define definitively.   In that sense, the inclusion of hazardous 

substances to the definition may well resolve the issue raised by the Oil Companies, 

but a better approach in my opinion might be to adopt the definition sought by the 

Crown /CERA as outlined above, such that it was able to cover other effects that may 

arise in industrial environments such as odour, and vibrations, to which activities may 

be sensitive.  That would be my starting point, and then if additional matters needed 

to be specified in certain circumstances (e.g. in relation to electricity transmission or 

port noise, then those could be specifically included).   

 

3.9 Such an outcome would be consistent with the Statement of Expectations, 

particularly in respect of (a), (b), (e) and (i). 

 
3.10 Finally, I also note that the redline version of Proposal 16 now provides for child care 

activities as permitted activities in a number of the industrial zones (though not the 

Industrial Heavy zone), when they were originally notified in many of the industrial 

zones as being restricted discretionary activities, with the matters of discretion 

including matters relating to health and safety and impact on the role of centres.  

Presumably the Council is now satisfied that the activities to be enabled are only 

permitted to the extent that they will not potentially hinder or constrain the 

establishment or ongoing operation or development of industrial activities and 

strategic infrastructure or affect the strategic role of Central City, District, and 

Neighbourhood Centres, and that otherwise they are to be enabled subject to 

resource consent being obtained.  While this may well be the case in respect of the 

specific provisions of the zones, I consider that there may be some situations where 

this is not the case, particularly at the interface between heavy industrial and 

industrial zonings, where sensitive activities could locate in the general industrial 

zone in close proximity to strategic facilities located within the heavy industrial zone, 

and which could have the potential to undermine the function of the heavy industrial 

zones.  This is potentially the case in relation to the Woolston Terminal, and is a 

matter that will, in my opinion, similarly need to be addressed as part of the 

consideration of hazardous substances during Phase 2. 

 

                                                   
3
 Refer to the Minute on application for direction on Definitions notified in Stage 1 dated 21 April 2015. 
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4. 16.1.3.2 POLICY 8 – INDUSTRIAL PROPOSAL 

 

4.1 16.1.3.2 Policy 8(d) reads as follows: 

The use and storage of hazardous substances and quantity of wastewater 

discharged in areas over unconfined or semi-confined aquifers is restricted to 

minimise any risk of contamination. 

 

4.2 The Oil Companies lodged a submission seeking to delete Policy 8(d).  No changes 

are proposed to Policy 8(d) according to the redline version. 

 

4.3 I confine my comments to that aspect of Policy 8(d) relating to hazardous 

substances.   

 

4.4 I am a little surprised to see a policy included which relates to hazardous substances 

given that hazardous substances are to be addressed in Phase 2.  There are only 

two other references to hazardous substances in the commercial / industrial chapter: 

a generic cross reference to Chapter 12 Hazardous Substances and Contaminated 

Land, and a reference to hazardous facilities in respect of Electricity Transmission 

Corridors.  In the absence of a comprehensive policy and regulatory approach to the 

management of hazardous substances, it is far from clear what the potential effect 

and consequence Policy 8(d) would be.   

 

4.5 The Section 32 Report states that4: 

Industrial areas in the west and south west are located over unconfined or semi 

confined aquifers.  To minimise the risk of contamination to the aquifers (i.e. the city’s 

water supply), the operative City Plan adopts a restrictive approach to wet industries 

and other activities involving the use or storage of hazardous substances in the south 

west. 

 

4.6 Mr Stevenson’ evidence, at page 168, justifies the retention of Policy 8(d) as follows:  

While it is acknowledged that ECan’s function is to manage discharges to air, land 

and water, the location of activities can be managed to avoid inappropriate 

development in sensitive environments. … An integrated approach is required 

between District and Regional Councils and the limits on discharge and the use and 

storage of hazardous substances is intended to provide certainty that the areas 

                                                   
4
 Page 20, Matter 6 
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where their use is restricted and not anticipated for ‘heavier wet industries’. It is 

therefore recommended that the relief is rejected.   

 

4.7 I would be concerned if Policy 8(d) was adopted at this stage in the process, and 

then later used to categorise the use and storage of all hazardous substances as an 

inherently inappropriate activity in unconfined and semi confined aquifers.  Such 

considerations are relevant to the fundamental identification of the zone in the first 

instance.  In my experience, many industrial activities will carry some form of 

hazardous substance inventory.  While it is recognised that some of the industrial 

areas in the south / southwest are indeed legacy zones, in terms of the intent of such 

zones it would seem incongruous to provide for industrial zones and not allow those 

industries to use or store any hazardous substances.  

 

4.8 I accept that under the RMA both regional and district councils have functions 

pertaining to the management of hazardous substances5.  However one of the 

functions of regional councils is to establish, implement and review objectives, 

policies and methods to achieve integrated management of the natural and physical 

resources of the region.  One component of this is to ensure that the district plan 

gives effect to the regional planning documents.  Another component is to avoid 

duplication of functions (ie: having rules to achieve the same purpose at both levels 

of government). 

 

4.9 Chapter 18 of the operative RPS deals with hazardous substances.  Policy 18.3.1 

relates to the protection of sensitive areas and activities.  It seeks to avoid actual or 

potential effects, resulting from the use, storage or disposal of hazardous substances 

in the following locations: 

… 

(2)  Within a community drinking water protection zone, or within such a 

distance from a community drinking water supply that there is a risk of 

contamination of that drinking water source 

(3) In areas of unconfined or semi confined aquifers, where the depth to 

groundwater is such that there is a risk of contamination of that groundwater. 

 

4.10 The policy clearly seeks to avoid actual or potential effects (my emphasis) rather than 

to avoid the use, storage or transportation of hazardous substances in such areas 

                                                   
5
 Section 30(1)(c)(v) and Section 31(1)(b)(ii) RMA 
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per se.  How the policy is achieved is at the discretion of the respective territorial 

authority, but the explanation to the policy6 clearly recognises that in some instances 

activities that involve the use, storage, disposal or transportation of hazardous 

substances may have to be located (and managed) in sensitive environments and 

that it may be appropriate to use, store or dispose of some hazardous substances 

within the areas identified, or to transport hazardous substances through such areas.  

 

4.11 Secondly, in terms of efficiencies and duplication of regulatory approach, ECAN 

already controls hazardous substances through the rules in its Land and Water 

Plan7. These rules can, in certain circumstances, permit activities involving 

hazardous substances on land over an unconfined or semi confined aquifer.  In my 

opinion, complementary approaches that avoid duplication of functions are required 

as part of an integrated management approach.   

 

4.12 The approach in Policy 8(d) seeks to restrict the use and storage of any hazardous 

substances in areas over unconfined or semi-confined aquifers to minimise any risk 

of contamination. The extent or administration of the ‘restriction’ is not clear.  In my 

opinion, the management of hazardous substances per se is a matter relating to the 

hazardous substances topic to be considered in Phase 2 of the review, and any 

associated policy approach should be integrated with, and integral to, the 

management regime proposed at that time.  In the interim, ECAN has already 

adopted rules that manage the use of hazardous substances in confined and semi 

confined aquifers.   

 
4.13 In my opinion, the reference to hazardous substances in Policy 8(d) lacks clarity and 

should be deleted and instead addressed as part of the Phase 2 approach.  I 

consider that this would be more consistent with the Statement of Expectations, in 

particular (a), (b) and (i) and would be more efficient and effective than retaining the 

provision in the absence of a comprehensive policy framework for hazardous 

substances.   

 

 

 

                                                   
6
 Explanation to Policy 18.3.1, Chapter 18, Canterbury RPS 

7
 Rules 5.79 – 5.184 relates specifically to the control of hazardous substances. 
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5. 16.1.3.3 POLICY 9 – INDUSTRIAL PROPOSAL 
 

5.1 The Oil Companies lodged a submission seeking to delete 16.1.3.3 Policy 9.  A 

range of changes are proposed to Policy 9 as follows (additional text underlined and 

deleted text in strikethrough): 

 

Ensure that stormwater is managed in a way that:  

supports a multi-value approach, using swales, wetlands, infiltration and retention 

basins having regard to the location and environmental constraints;  

is integrated within a wider network, reflecting a catchment based approach;  

limits mitigates the adverse effects of flooding the stormwater discharge to  

waterways through the use of retention facilities, storage tanks and/or rainwater  

harvesting, to reduce the risk of flooding  

iv. improves water quality;  

v. reduces the potential for bird strike risk to aircraft.  

vi. utilises native species within swales, basins and wetlands, where appropriate, 

recognising their ability to absorb water and filter waste.  

 

b. Encourage methods that achieve:  

i. a multi-value approach, using swales, wetlands, infiltration and retention basins, 

having regard to the location and environmental constraints;  

ii. integration with the wider network, reflecting a catchment based approach; 

 

5.2 While I generally support the changes to Policy 9 as proposed, I remain concerned at 

the potential for duplication of regulatory control with respect to stormwater.  ECAN’s 

Land and Water Plan includes various rules controlling the discharge of stormwater8.  

Rule 5.96 permits the discharge of stormwater onto or into land where contaminants 

may enter groundwater as a permitted activity where the discharge is into a 

reticulated stormwater system and the discharger has obtained the written 

permission from the system owner to discharge into the system.  Where these 

requirements cannot be met, the discharge is non-complying.  

 

5.3 Where a discharge is not to a reticulated system, then it is either permitted (in limited 

circumstances) or non-complying.  Importantly, any discharge into a reticulated 

system must be approved (in writing) by CCC or non-complying activity consent 

obtained (in which case our experience to date is that CCC is highly likely to be 

                                                   
8
 Refer Rules 5.93 – 5.97. 
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identified as a potentially affected party).  Furthermore, on 1 December 2014, the 

Christchurch City Council adopted a [Water Supply, Wastewater and] Stormwater 

Bylaw, Part 3 of which manages stormwater so as to protect people, property and the 

environment by minimising the impact of flooding, erosion and contamination of 

stormwater.  That Bylaw defines the stormwater system to include both the primary 

and secondary stormwater systems including any facilities for the retention or 

treatment of stormwater.  An explanatory note to the Bylaw (not part of the Bylaw) 

states that: 

Council may require the installation and maintenance of private stormwater systems 

(eg; detention or treatment basins, swales, rain tanks, etc) as part of development or 

redevelopment of a property in order to attenuate and/or treat the flow of stormwater 

prior to outfall into the public stormwater system. 

 

5.4 In my view it is not efficient to use multiple methods of regulation to achieve the same 

outcome. ECAN already controls stormwater discharges, and notably the City 

Council’s written approval is required before a discharge into a reticulated system is 

permitted.   Further, the City Council has chosen to adopt a stormwater bylaw to 

manage discharges into its stormwater system and where decisions made by the City 

Council are presumably controlled by a network discharge consent at the ultimate 

point of discharge – which ensures that effects on the receiving environmental are 

appropriately dealt with.  On the face of it, additional RMA regulation of discharges 

into the stormwater system would appear to be unnecessary and duplicitous.   

 

5.5 Unless the City Council can identify gaps in the current comprehensive regulatory 

approach to the management of stormwater discharges to the reticulated network, 

my view is that clause (b) of Policy 9 should be amended to clearly identify that for 

discharges into the reticulated network, the methods referred to will be implemented 

outside of the RMA.  This could be achieved by making amendments along the 

following lines: 

b. Encourage, for discharges of stormwater other than those into the reticulated 

system, methods that achieve:  

i. a multi-value approach, using swales, wetlands, infiltration and retention 

basins, having regard to the location and environmental constraints;  

ii. integration with the wider network, reflecting a catchment based approach; 

 

5.6 In my opinion, such a policy would be more consistent with the Statement of 

Expectations, in particular (a), (b) and (i) and would be a more efficient and effective 
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means of achieving the intended outcome, while continuing to recognise and protect 

the values of Ngai Tahu / Manawhenua and appropriately managing stormwater in 

greenfield development areas (ie: through the Outline Development Plans)9. 

6. 15.1.1.3 POLICY 3 - COMMERCIAL PROPOSAL  

 

6.1  15.1.1.3 Policy 3, has been amended to read as follows (additions underlined, 

deletions in strikethrough): 

Support the vitality of centres by facilitating the ground floor frontage level for activities 

that encourage high levels of pedestrian and street activity and convenience to 

shoppers and visitors while enabling a range of other activities at ground floor to 

support the recovery of centres. 

 

6.2 The intent of this policy is to encourage active street frontages for ground floor 

frontage activities, but to allow for a range of other activities at ground floor levels 

where there is no frontage (ie: fine grain retail along the road boundary with offices 

behind).  The intent is to allow more versatility of building use, particularly where 

buildings are deep. 

 

6.3 While I have no issue with the intent of Policy 3, a submission of CERA / the Crown 

(which the Oil Companies supported) sought to qualify the requirement for an active 

street frontage to areas where there is a high pedestrian activity.  That approach would 

be consistent with 15.1.2.2 Policy 10(a)(i) which has been amended to encourage 

pedestrian activity and amenity along frontages and in adjoining public spaces, to a 

degree that is appropriate to the location and function of the road (my emphasis), and 

to read as follows: 

Require new development to be well-designed and laid out by 

(i) encouraging pedestrian activity and amenity along streets and in adjoining public 

spaces, to a degree that is appropriate to the location and function of the road.  

 
6.4 I support the changes sought by CERA/ the Crown in its submission.  In areas where 

there is lower pedestrian activity, having active ground floor frontages is less important 

and more opportunity arises to establish commercial activities that may have alternate 

design requirements (for example, shops where it is desirable to provide parking 

                                                   
9
 The latter two outcomes underpinning the Policy approach, according to the Section 32 Analysis. 
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between the road and the building, service stations).   I support amending 15.1.1.3 

Policy 3 as follows: 

Support the vitality of centres by facilitating the ground floor frontage for activities that 

encourage high levels of pedestrian and street activity and convenience to shoppers 

and visitors in areas where there is high pedestrian activity while enabling a range of 

other activities at ground floor to support the recovery of centres. 

 

6.5 In my opinion, amending the definition as proposed would be more consistent with the 

Statement of Expectations, in particular (b) and (e) and that it would be more efficient 

and effective than the wording of the policy as proposed by the Council because it is 

more targeted to the outcome sought. 

 

7. CONCLUSION  

 

7.1 I support amending the provisions discussed in this evidence as set out herein, largely 

to ensure that the intent of the provisions is clear and that efficient integrated 

management is promoted. 

 

 

 

 

Karen Tracy Blair 

23 April 2015 
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ATTACHMENT A - THE AMENDMENTS SOUGHT IN MY EVIDENCE 
 

All deletions in strikethrough and additions underlined 

Amend Policy 16.1.1.4 Policy 4 of the Industrial Proposal 

a. Maintain and support the function of industrial zones while, subject to Clause (b) 

and (c), providing for limited non-industrial activities that:  

i.   are ancillary in scale and on the same site as a permitted or consented 

activity; 

ii.  are not appropriate in more sensitive environments due to their potential 

noise, odour or other environmental effects;  

iv.  comprise yard based or trade suppliers in the Industrial General Zone; 

v.  provide an emergency service which may generate adverse effects; or 

vi. support the needs of workers and businesses in the zone including for food 

and beverages, commercial services, and the care of children. 

 

b. Avoid any activity in industrial zones with the potential to hinder or constrain the 

establishment or ongoing operation or development of industrial activities and 

strategic infrastructure particularly in the Industrial Heavy zone where effects of 

industry are potentially more significant. This includes but is not limited to avoiding 

sensitive activities located within the 50 dBA Ldn noise contour line, the Port noise 

overlay and in proximity to the National Grid. 

 

c. Avoid the use of industrial zones for non-industrial activities that could adversely 

affect the strategic role of the Central City, District, and Neighbourhood Centres as 

focal points for commercial, community, residential, and other activities.  

 

Amend the definition of Sensitive Activities as follows: 

Sensitive Activities means: 

(a) in relation to electricity-related assets:  

(i) residential activities;  

(ii) education activities including pre‐schools;  
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(iii) guest accommodation;  

(iv) health care facilities and any elderly persons’ housing units or complex.  

 

(b)  and in relation to noise:  

(i) residential activities, including family flats and any elderly persons' housing units 

or complex, but excluding those in conjunction with rural activities that comply with 

the rules in the relevant district plans as at 23 August 2008;  

(ii) education activities including pre-schools, but not including flight training or other 

trade and industry training facilities located on land zoned or legally used for 

commercial or industrial activities;  

(iii) guest accommodation, except that which is designed, constructed and operated 

to a standard to mitigate the effects of aircraft noise on occupants within the airport 

noise contours;  

(iv) health care facilities; and  

(v) any one or more of the following activities located in the Port Influences Overlay 

Area shown on the planning maps:  

(a) residential unit or family flat, a habitable accessory building, or a residential 

activity;  

(b) elderly persons’ housing complex or care facility;  

(c) education activities including pre-schools;  

(d) any health care facilities, including hospitals or convalescent homes, that contain 

sleeping facilities for any person; and  

(e) guest accommodation.  

 

Amend 16.1.3.2 Policy 8(d) as follows: 

The use and storage of hazardous substances and quantity of wastewater 

discharged in areas over unconfined or semi-confined aquifers is restricted to 

minimise any risk of contamination. 

 

Amend 16.1.3.3 Policy 9(b) as follows: 

b. Encourage, for discharges of stormwater other than those into the reticulated 

system, methods that achieve:  

i. a multi-value approach, using swales, wetlands, infiltration and retention 

basins, having regard to the location and environmental constraints;  
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ii. integration with the wider network, reflecting a catchment based approach; 

 

Amend 15.1.1.3 Policy 3 as follows: 

Support the vitality of centres by facilitating the ground floor frontage for activities that 

encourage high levels of pedestrian and street activity and convenience to shoppers 

and visitors in areas where there is high pedestrian activity while enabling a range of 

other activities at ground floor to support the recovery of centres. 

 


