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Bruce William Thompson says: 

1. Introduction 

1.1 My full name is Bruce William Thompson.  I have over 40 

years’ experience in planning and resource management 

including 18 years as a planning consultant and 23 years 

as a senior manager overseeing the planning department 

of the Waimakariri District Council.  After retiring from the 

council in 2013 I have undertaken limited consulting work.  

Up to my retirement I was a full member of the New 

Zealand Planning Institute.  

1.2 I have the academic qualifications of a BA degree from the 

University of Canterbury and a Master of Town and 

Country Planning from the University of Sydney. 

1.3 I have been asked to provide planning evidence in relation 

to the zoning of the submitters’ property.  The property is 

in four titles situated at 439 to 449 Ferry Road, Woolston, 

in one continuous block on the north side of Ferry Road 

west of the Mackworth Street intersection.  It is 

approximately 2,870m² in area.  Most of the land is used 

as a motorhome yard under planning consents granted 

years ago, and one empty section.  The site is shown on a 

copy of Planning Map Number 39 attached to the 

submission. 

1.4 The property is situated in the Residential Suburban 

Density Transition Zone in the proposed Replacement 

District Plan, and is subject to a hazards overlay: “Fixed 

Minimum Floor Overlay Within Floor Level and Fill 

Management Area.”  It is zoned Living 2 in the Operative 

District Plan.  The submitter asks that the property be 

zoned Commercial L. 
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2. Code of Conduct 

2.1 I confirm that I have read the Code of Conduct for Expert 

Witnesses contained in the Environment Court Practice 

Note 2014 and that I agree to comply with it.  I confirm that 

I have considered all the material facts that I am aware of 

that might alter or detract from the opinions that I express, 

and that this evidence is within my area of expertise, 

except where I state that I am relying on the evidence of 

another person. 

3. Site and Locality 

3.1 I have visited the site and have inspected the nearby 

areas. 

3.2 The character of the area in the vicinity of the site is that of 

a largely non-residential corridor along the frontages to 

Ferry Road within an existing low density residential 

development behind the Ferry Road frontages.  The Ferry 

road corridor is dominated by small shops, the “Z” service 

station, and yard based businesses including the 

submitters’ motorhome business and Portstone garden 

centre.  To the east of the site on the other side of 

Mackworth Street is a vacant site previously occupied by 

the Dowsons factory/shop and the Portstone garden 

centre.  These sites are zoned Commercial L.  West of the 

site on the north side of Ferry Road are three small 

houses and the “Z” service station and further to the west 

a cluster of shops, a boat sale yard and other business 

activities in the Industrial G zone around the intersection of 

Ferry Road and Aldwins/Ensors Road.  On the south side 

of Ferry Road are small houses and blocks of flats and a 

shop on the corner of Dampier Street. 

4. Executive Summary 
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4.1 The submission site occupies approximately 2,870m2 on 

the north side of Ferry Road west of Mackworth Street.  

Most of the site is occupied by a motorhome business and 

has not been used for housing for a very long time. 

4.2 The Council proposes to zone the site Residential 

Suburban Density Transition zone (RSDT) and the 

submitter seeks Commercial Local (CL) zone. 

4.3 From a residential perspective there are no good reasons 

for the site to have a RSDT zoning.  The site is not well 

suited to residential uses because of its frontage to this 

part of Ferry Road, the character of the immediate area, 

and risk of flooding.  The existing activities on the site and 

feasible future activities do not deliver the Council’s policy 

vision for the RSDT zone.  The Council’s evidence (Mr 

Scott Blair) for the Residential Chapter is that there is no 

concern from a residential perspective if the properties 

were to be zoned for commercial purposes.  I agree with 

him. 

4.4 If the site remains zoned RSDT future land use change 

will need to be managed through resource consent 

processes.  I believe that this would be undesirable and 

unnecessary, and would not achieve the enabling purpose 

of the Act. 

4.5 The Council’s evidence (Mr Mark Stevenson) for the 

Commercial Chapter recommends that the submission be 

rejected as in his opinion Commercial L zoning would 

provide for a greater range of commercial activities and 

contribute to the bleeding of commercial activity along 

Ferry Road and introduce a greater range of effects into 

the surrounding residential area.  I disagree with Mr 

Stevenson’s reasoning in that: 
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i) it relies on an inflexible application of the 

commercial centres-based planning framework, 

ii) it lacks the flexibility to recognise the particular 

conditions on ths part of the Ferry Road 

corridor, and 

iii) A Commercial L zoning would enable the land 

owners along this part of Ferry Road to plan for 

the future under a policy framework that is more 

suited to this situation. 

4.6 In my opinion a Commercial L zoning will better meet the 

purposes of the Act than a RSDT zoning. 

5. Zoning Options 

5.1 The possible zoning outcomes appear to be the Council’s 

proposed Residential Suburban Density Transition 

(RSDT) Zone or the Commercial Local (L) Zone sought by 

the submitter. 

5.2 The RSDT Zone is very similar to the Residential 

Suburban Zone in that it provides for the same range of 

residential activities plus other activities normally found 

within residential areas such as travellers’ 

accommodation, educational and healthcare activities.  

Development can take place to a higher density than in 

the RS Zone.   

5.3 The Commercial Local Zone is to provide for local and 

other centres, and the role of local centres is set out in 

15.1.1.1 Policy 1 – Role of Centres a. iv as: 

  “… local centres … role to cater primarily for the 

day to day convenience shopping, commercial 

service and community needs of the immediate 

residential area.” 
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 Table 15.1 describes the role of local centres as: 

  “A small group of primarily convenience shops and 

community uses, serving the needs of the 

immediately surrounding residential area. 

  Accessible by walking, cycling from the area it 

services and on a bus route in some instances.” 

5.4 The Commercial L Zone rules and associated activity and 

built standards provide for a wide range of permitted and 

discretionary activities, including a small supermarket, 

other retail activities, office, yard based and trade 

suppliers, community service and residential.   

6. Planning Framework for Commercial Activities 

6.1 I have read the evidence for the Council prepared by Mark 

Stevenson, Tim Heath and Andrew MacLeod.  I 

understand and generally support the Council’s centres 

based planning framework for the management of 

commercial activity as described by these witnesses, and 

set out in 15.1.1 Objective 2a.   

  “Commercial activity is focussed within a network of 

centres (comprising the Central City, District, 

Neighbourhood, Local and Large Format centres) to 

meet the wider community’s and business’s 

needs…..” 

6.2 In my opinion, in considering this submission, it is 

important to remember that this planning framework and 

these objectives and policies are in the Plan in order to 

help it achieve the purposes of the Act (s.5).  “To promote 

the sustainable management of natural and physical 

resources”.  They are not an end in themselves.  They 

should also be interpreted and applied with a future focus, 
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as required by the definition of “sustainable management” 

(see Attachment 2). 

6.3 Considering the merits of the submission from this 

viewpoint, I believe it can be shown that a Commercial L 

zoning of the submitter’s site will better achieve the 

purposes of the Act than an RSDT zoning.  I set out my 

reasons in the following section. 

7. Assessment of Zone Options 

7.1 The policy framework for the RSDT Zone places emphasis 

on high quality urban design and amenity, maintenance of 

residential character and high quality residential 

environments.  I refer to Policy 14.1.1.6, Policy 14.1.1.7, 

Objective 14.1.5 and Policy 14.1.5.1.  Copies of these 

objective and policy statements are attached as 

Attachment 1. 

7.2 There is a serious mismatch between the submission site 

and any prospect of this policy framework being delivered.  

A continuation of the residential zoning will not encourage 

investment in new housing because of the Ferry Road 

environment (large number of vehicles, heavy vehicles, 

noise and other disturbance), the existing character 

dominated by non-residential uses will not be attractive to 

investors in medium density housing, and the fixed floor 

level overlay means higher building costs. 

7.3 In my view to retain the RSDT zoning would be to look to 

the past rather than to plan for the future, and to cling to 

an idealised planning concept in which commercial 

activities are confined to centres and which does not 

reflect this part of the real world. To retain the RSDT 

zoning would involve a greater reliance on managing land-

use change through resource consent processes.  I 
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believe this should be minimised and avoided where 

possible, in order to 

i) reduce the amounts of red tape and 

unproductive processes, and 

ii) reduce or avoid unnecessary costs. 

7.4 I agree with Mr Scott Blair’s assessment in his evidence 

for the Chapter 14 – Residential hearings in which he 

refers to Mr Colthart’s submission in the following terms: 

 “15.25 439-449 Ferry Road (728) 

  These properties are being used for commercial 

purposes.   I have no concern from a residential 

perspective if these properties were to be zoned for 

commercial purposes” 

7.5 Commercial L zone – the Commercial L zone is part of the 

centres-based hierarchy which is the basis for the 

Council’s management of commercial activities.  As such 

the zone provides for a wide range of commercial and 

business activities, as I have described in paragraph 5.4 

above.  The activity and built standards are designed to 

reinforce the form of the local centre, its legibility, 

character and appearance, and to protect the amenities of 

adjacent residential areas.  I refer to Rules 15.3.2 and 

15.3.3, and the matters of discretion set out in 15.8.1, 

15.8.2 and 15.8.3. 

7.6 While the provisions of this zone do not precisely fit the 

circumstances of the submitters’ site on a largely non-

residential corridor, they do so much better than the 

alternative RSDT zone.  In reaching this opinion I note 

with approval the submissions of the Crown on the 

Residential Chapter, which supported a more simplified 

and streamlined approach, less prescription and red tape 
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and a reduced reliance on resource consent processes.  

Also, in the evidence for the Council produced by Mr 

Andrew MacLeod, I note that in paragraph 3.5 (i) of his 

evidence he qualifies his support for the centres-based 

approach “…subject to some flexibility for out-of-centre 

development” (page 10).  Also, at paragraphs 6.1 and 6.2 

where he says: “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 “I consider some 

out-of-centre development to be inevitable and likely to be 

desirable, and should therefore be anticipated and 

provided for.” (page 14).  I have attached his paragraphs 

6.1 and 6.2 in full as Attachment 3. 

7.7 In my opinion a decision to zone the submission site 

Commercial L would indicate a willingness on the part of 

the Council to adopt a more flexible approach, which I 

support. 

7.8 Mr Mark Stevenson (page 49 in his Appendix C) 

recommends that the submission of Mr Colthart be 

rejected. His reasons are: 

“Although the site contains a business that was 

established under historic resource consent, I do not 

consider it appropriate to rezone the sites to 

Commercial Local.  At present the effects of the 

commercial activity are managed by the consent, 

and are limited to one particular activity.  I consider 

that rezoning the sites to Commercial Local would 

provide for the establishment of a greater range of 

commercial activities and contribute to the bleeding 

of commercial activity along Ferry Road, and 

introduce a greater range of effects into the 
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surrounding residential zone.  I therefore consider it 

appropriate that the submission should be rejected.” 

7.9 In my opinion there is no reason why the existing use of 

the submission site should be frozen, without the prospect 

of change and development other than through resource 

consents. I note that in this case any application would be 

faced with policies that would oppose further development 

or change of non-residential character.  I refer to policies 

14.1.7.1, 14.1.7.2, 14.1.7.3 and 14.1.7.4.  In particular 

Policy 14.1.7.3 which states: 

   “a. Enable existing non-residential activities to 

continue and limit further on-site redevelopment of 

non-residential activities.” 

 I have attached copies of these policies as Attachment 4. 

7.10 Mr Stevenson has two other concerns, the potential 

establishment of a greater range and more commercial 

activities along Ferry Road; and the possibility that this 

would introduce a greater range of effects on surrounding 

residential areas.  The first of these concerns in my 

opinion reflects a strict application of the Council’s 

centres-based approach, which is neither necessary nor 

helpful. In this case most of the site is already used for a 

commercial purpose and any realistic changes could 

neither threaten the Council’s Commercial policy 

framework nor bring about a significant commercialisation 

of the Ferry Road frontage.  The scale of the change 

would simply be too small.  I believe that in dealing with 

this situation the Council should adopt a practical and 

enabling approach that recognises the reality of this part of 

the Ferry Road corridor, and applies a desirable degree of 

flexibility to its centres-based framework. 
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7.11 Mr Stevensen’s other concern is the potential for a greater 

range of effects on adjacent residential areas.  This can be 

answered in two ways: 

i) The Commercial L zone contains activity and 

built standards that address the management of 

effects across the commercial/residential 

interface; and 

ii) In this case the adjoining residential areas are 

on the north side of the submission site, so 

issues with shading are unlikely, and further 

development on the submission site would be 

likely to provide additional protection to those 

properties from the noise, vibration, smells and 

other disturbance originating from Ferry Road. 

8. Conclusion 

8.1 I believe that a Commercial L zoning for the submission 

site would better achieve the purposes of the Act, than a 

residential (RSDT) zoning, for the reasons set out in this 

evidence. 

 

 

 

Bruce William Thompson 

24. 04. 2015 
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ATTACHMENT 1 – POLICY FRAMEWORK FOR THE 

RESIDENTIAL SUBURBAN DENSITY TRANSITION ZONE 

 

 

14.1.1.6 Policy – Recovering housing – higher density 

comprehensive redevelopment 

 

a. Enable higher density comprehensive redevelopment of larger 

and suitably located sites within lower and medium density 

residential areas whilst ensuring that his development: 

 i. achieves high quality urban design and on-site amenity; 

 ii. has appropriate ac cess to local services and facilities; 

 iii. integrates with, and is compatible with, the anticipated 

character and amenity of the surrounding residential 

environment; 

 iv. provides a range of housing types and sizes; 

 v. can be adequately serviced with infrastructure, and; 

 vi. is located in an area where tsunami inundation hazard 

can be avoided and other natural hazards appropriately 

mitigated. 

 

14.1.1.7 Policy – Recovery housing – social housing development 

 

a. Enable comprehensive redevelopment of social housing in areas 

where: 

 i. natural hazards can be adequately mitigated; 

 ii. adequate infrastructure services and capacity are 

available; and 

 iii. reverse sensitivity effects on existing industrial areas are 

managed. 

 

b. Ensure social housing redevelopment achieves: 

 i. high quality urban design and on-site amenity; 
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 ii. development integrated and sympathetic with the 

amenity of adjacent neighbourhoods and adjoining sites; 

 iii. the stock of community housing units being maintained 

or increased;] 

 iv. increased residential density; and 

 v. an increased range of housing types, including housing 

for lower income groups and those with specific needs. 

 

14.1.5 Objective – High quality residential environments 

 

a. High quality, sustainable, residential neighbourhoods which are 

well designed, have a high level of amenity, and enhance local 

character. 

 

14.1.5.1 Policy – Neighbourhood character, amenity and safety 

 

a. Ensure individual developments achieve high quality residential 

environments in all residential areas by: 

 i. reflecting the context, character, and scale of building 

anticipated in the neighbourhood; 

 ii. contributing to a high quality street scene; 

 iii. providing a high level of internal and external amenity; 

 iv. minimising noise effects from traffic and other sources 

where necessary to protect residential amenity; 

 v. providing safe, efficient and easily accessible movement 

for pedestrians, cyclists, and vehicles; and 

 vi. incorporating principles of crime prevention through 

environmental design. 
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ATTACHMENT 2 – SUSTAINABLE MANAGEMENT 

 
 
Section 5 – Purpose 

 

(2) In this Act ‘sustainable management’ means managing the use, 

development, and protection of natural and physical resources in 

a way, or at a rate, which enables people and communities to 

provide for their social, economic, and cultural well-being and for 

their health and safety while: 

 (a) Sustaining the potential of natural and physical resource 

(excluding minerals) to meet the reasonably foreseeable 

needs of future generations; and 

 (b) Safeguarding the life-supporting capacity of air, water, soil 

and ecosystems; 

 (c) Avoiding, remedying, or mitigating any adverse effects of 

activities on the environment. 
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ATTACHMENT 3 – Part of Evidence of Andrew MacLeod 

(referred to in my paragraph 7.6) 

 
 
“ 6.1 Notwithstanding my comments in paragraph 5.3 above 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.  However, I also consider that primacy must 

be given to in-centre development as a means of promoting investment 

certainty, alignment of private and public investment, and infrastructure 

efficiency. 

 

6.2 I consider some out-of-centre development to be inevitable and likely 

to be desirable, and should therefore be anticipated and provided for.  

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 

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

net result will be beneficial to the community (benefits such as 

employment creation and enhanced provision of goods and services).  

This approach can also provide a useful “release valve” if the land 

market become tight and in-centre development opportunities are 

difficult to find.”  
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ATTACHMENT 4 – Objective and Policies for Non-

Residential Activities in Residential Zones  

 

 

 


