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INTRODUCTION  

1 My full name is Brett James Giddens. I am a Planner and Director of Town 

Planning Group Limited, a resource management and planning consultancy 

that provides planning and resource development advice to local authorities, 

government agencies and private clients throughout New Zealand. 

2 I hold the degree of Bachelor of Science in Geology from the University of 

Canterbury, a Master of Applied Science in Environmental Management from 

Lincoln University, and have partially completed a Master of Resource & 

Environmental Planning from Massey University. I am an Associate of the 

New Zealand Planning Institute, a member of the New Zealand Resource 

Management Law Association, and a member of the Urban Design Forum of 

New Zealand.  I have over thirteen years’ experience in the field of resource 

management planning. 

3 I have particular experience in urban land use development in the 

Christchurch district and wider Canterbury region as a consultant to property 

owners, developers and government agencies. I have a strong understanding 

of the application and administration of the District Plan provisions in 

Christchurch.  

4 I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note 2014 and agree to comply with it. My 

qualifications as an expert are set out above. I confirm that the issues 

addressed in this statement of evidence are within my area of expertise. The 

data, information, facts and assumptions I have considered in forming my 

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

I have not omitted to consider material facts known to me that might alter or 

detract from the opinions I have expressed.  

SCOPE OF EVIDENCE 

5 My evidence relates to the matters raised and relief sought by Group 25 Ltd 

(Submission No. 743) and the subsequent consideration of the submission by 

the Christchurch City Council (“the Council”).  My evidence is focussed on 

what zoning is most appropriate in the context of section 32 of the Resource 

Management Act 1991 (“the Act”).   
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6 In the preparation of my evidence, I have considered the relevant parts of the 

Christchurch Land Use Recovery Plan (“LURP”), the Canterbury Regional 

Policy Statement (“CRPS”), and Chapters 15 and 16 of the Proposed 

Christchurch Replacement District Plan (“PRDP”). I have also considered the 

evidence of Mr Scott Blair1 and Mr Mark Stevenson2 of the Council. 

7 My evidence has specifically considered the extent of alignment with: 

(a) The Statement of Expectations in Schedule 4 of the Canterbury 

Earthquake (Christchurch Replacement District Plan ) Order 2014; 

(b) Chapter 3 (Strategic Directions) of the PRDP; and 

(c) Section 32 of the Act. 

8 No further submissions were received either for or against Submission No. 

743 by Group 25 Ltd. 

EXECUTIVE SUMMARY 

9 Group 25 Ltd (“Group 25”) own the properties located at 172-174 Papanui 

Road and 8 St Albans Street in Merivale (“the site”). I support the relief sought 

by Group 25 and the opinion of Mr Blair that the best planning response is for 

the site to be zoned commercial.  

10 The PRDP promotes the expansion of commercial activity around the fringes 

of the existing commercial hub of Merivale. The expanded areas 

predominantly reflect the existing land uses and commercial character within 

the area. In this particular case, the site is commercial in character and is 

located appropriately to cater for future intensified commercial activities. 

11 In my opinion, residential zoning of the site is not the most appropriate method 

to achieve the purpose of the Act and objectives of the PRDP. Based on an 

evaluation of the relevant zoning options against these matters and the 

Statement of Expectations, the most appropriate planning response for the 

site is to have it located within the Commercial Core Zone under the PRDP.  

PLANNING OFFICER’S REPORT (SCOTT BLAIR) – MEDIUM DENSITY 
RESIDENTIAL TO COMMERCIAL FRINGE 

                                                
1 Report on Planning Intensification, dated 12 March 2015 (specifically those parts of the evidence that refers 
to Merivale - paragraphs 6.3 to 6.14 and 15.30) 
2 Dated 13 April 2015, specifically Attachment C: 77-82 

743 Group 25 Ltd
Brett Giddens

page 3 of 18



738-14 
 Page 4/10 

12 As set out in the evidence of Mr Blair (provided under residential chapter 14), 

he confirmed his support for the site being located within the Commercial 

Fringe Zone. 

13 A Joint Memorandum3 of Counsel on behalf of Group 25 Ltd and the Council 

confirmed agreement that it is appropriate for the site to be rezoned from 

Medium Density Residential to Commercial Fringe.  The Memorandum 

requested confirmation that Group 25 be excused from appearing at the 

Residential hearing on the basis that the evidence to support the agreed 

position would be produced at the Commercial hearing. Confirmation was 

subsequently provided. 

PLANNING OFFICER’S REPORT (MARK STEVENSON) – COMMERCIAL FRINGE 
TO COMMERCIAL CORE 

14 As set out in the evidence of Mr Stevenson4, he has accepted that the 

commercial zoning hierarchy makes the PRDP more difficult to interpret.5  

Part of his response to address this issue is to consolidate the Commercial 

Core and Commercial Fringe zones.  

15 Notwithstanding the above direction referred to above, the evidence of Mr 

Stevenson contains no mention of Submission No. 743. My office 

subsequently conferred with him on this matter6 and Mr Stevenson has 

advised that an error was made and that submission No. 743 will be 

addressed in his Rebuttal Evidence, and that his view is that the site should 

be given the Commercial Core zoning. A copy of this email correspondence is 

enclosed as Attachment A.  

STRATEGIC POLICY FRAMEWORK  

16 The strategic planning framework, the relevant provisions of the LURP and the 

CRPS are addressed in some detail in the evidence of Mr Blair and Mr 

Stevenson as they relate to providing opportunities for additional housing and 

intensification, and commercial activity (respectively). I rely on these 

assessments given the narrow scope of my evidence.  

17 For the discrete relief considered in my evidence, I consider that at a strategic 

level the zoning of the site from Medium Density Residential to Commercial 
                                                
3 Dated 17 March 2015 
4 Dated 13 April 2015 
5 Refer Paragraph 16.1 of Planning Brief of Mr Mark Stevenson (13 April 2015) 
6 14 April 2015 
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Core Zone will not result in a material difference to housing supply or 

commercial demands in a city-wide context.  

18 Further comment on this matter is made at Paragraph 18.9 in the evidence of 

Mr Stevenson where he states that at a broad level, an outcome of 

intensification within centres will support the recovery of centres and enable 

the efficient use of land within centres. 

19 The accommodation of commercial growth in the larger neighbourhood 

centres such as Merivale is consistent with the strategic directions for the City 

to enable development, especially where the growth is adjacent to existing 

centres, adjoin major roading and public transport networks and where 

commercial activities have become well established. 

EVALUATION & SITE SPECIFIC ASSESSMENT  

20 I have prepared a brief evaluation of the proposed zoning against the 

Statement of Expectations, the Objectives in the Strategic Directions chapter 

of the PRDP and Section 32 of the Act. My evaluation is enclosed as 

Attachment B. 

21 The site is within the confines of the Merivale neighbourhood centre, being 

located on the corner of Papanui Road and St Albans Street.   There is a 

major bus route directly adjoining the site on Papanui Road, with established 

retail, office and commercial land uses situated on the opposite sides of both 

Papanui and St Albans Road. A large Church is currently under construction 

on the site opposite on Papanui Road. 

22 The location is identified in Attachment C, with some photographs of the 

existing buildings and the surrounding locality.  

23 The site has been occupied by established commercial land uses for a 

number of years, most notably a health care facility with associated parking 

and signage.  More recently additional office activities were approved via 

resource consents issued under the Canterbury Earthquake (Resource 

Management Act Permitted Activities) Order 2011; these expire on 18 April 

2016. 

24 The particular location of the site fronting a busy intersection is not particularly 

conducive to encouraging residential living in my view, primarily due to the 

lower amenity from traffic related noise. In my opinion it is extremely unlikely 
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that the site will revert to full residential activity in the future and at a minimum, 

the existing health care facilities will remain or expand.   

25 The key bulk and location issue with rezoning the site to Commercial Core, in 

my opinion, relates to the interface with the two site boundaries that adjoin 

residential properties. From my review of the Commercial Core zone rules, I 

consider that there are sufficient safeguards in place relating to building 

setbacks, recession planes, noise landscaping that would assist in avoiding or 

mitigating adverse effects. 

26 Mr Blair acknowledges that Merivale is identified as an area for residential 

intensification7 and identified a wide range of facilities and services that were 

deemed desirable attributes for centre's such as Merivale, to support 

intensification.  These activities include health services and professional 

services of the type operating from the site.  The site has the additional 

advantage of a bus stop being located directly out front, which provides ease 

of access to the site via public transport, which is also in alignment with wider 

Council policies. 

27 As already mentioned, the evidence of Mr. Blair notes (in Paragraph 15.30) 

that the site is being used for commercial purposes and that he has no 

concern from a residential perspective if these properties are rezoned for 

commercial purposes. I support his conclusion for the reasons outlined above. 

28 In my opinion the commercial use of the site helps anchor the Commercial 

Core Zone logically at the corner of Papanui Road and St Albans Street at the 

southern entrance to Merivale. This will maintain and strengthen the 

commercial centre as a focal point while providing a transition from the semi-

commercial, traveller’s accommodation and residential environment that 

currently exists along Papanui Road.   

29 The inclusion of the site within the Commercial Core Zone reflects the reality 

of existing development.  It is also a more efficient and effective method for 

achieving the PRDP’s objectives and policies than the retention of a 

residential zoning.  Rezoning to Commercial Core Zone would, in particular, 

achieve Objective 2 and implement Policy 1 in the Commercial Chapter.  The 

rezoning sought would also be consistent with Chapter 3 Strategic Directions 

Objective 3.3.1(a) and (b) and 3.3.2(a) (i).  

                                                
7 Paragraph 6.4 of Evidence if Mr Scott Blair, dated 12 March 2015 
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CONCLUSION 

30 As set out in my evidence above and in consideration of my evaluation, I 

consider that the rezoning of the site to Commercial Core is consistent with 

and will give effect to the relevant provisions from the Strategic Directions 

Chapter and the Objectives and Policies of the Commercial Proposal under 

the PRDP. 

31 At a strategic level, the zoning of the Sites from Medium Density Residential to 

Commercial Core Zone will not result in a material difference to housing 

supply or commercial demands in a city-wide context. 

32 In my opinion, a Commercial Core Zone for the site is the most appropriate 

method to achieve the purpose of the Act.  

 

 
_____________________ 
Brett Giddens 
Dated this 24th day of April 2015 
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Attachment A: Email Correspondence 
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1

Brett Giddens

From: Charlene Kowalski
Sent: Tuesday, 14 April 2015 1:01 p.m.
To: Brett Giddens
Subject: FW: Group 25 Relief (738-14)
Attachments: Picture (Device Independent Bitmap) 1.jpg

Follow Up Flag: Follow up
Flag Status: Completed

Brett, this morning I reviewed the Council evidence that we received late yesterday and noted that 
there was no mention of the Group 25 Submission (No.743). I phoned Mark Stevenson who prepared 
the applicable report - Attachment C - which deals with the submissions seeking to rezone land to 
Commercial. He checked and phoned back to confirm that he has omitted to include it in error. 
He apologized for this and will address the matter in his Rebuttal Evidence.  He later also sent me 
the email below saying the same thing. He advises that he will not be making any changes from his previous recommendations, as per the 
Signed Memorandum. 
 
Mark also sent us the relevant map which is attached above. He advises that the recommendation to 
consolidate the Commercial Core and Commercial Fringe zones (renamed Commercial Core) and the 
deletion of Key Pedestrian Frontages is not reflected on the attached maps. This will be shown in an 
updated version for the hearing.  This explanation is provided on page 1 of Attachment H on the 
Hearings Panel webpage (now up on their page). 

 
 
Charlene Kowalski 
Senior Planner | Town Planning Group Ltd  
 
Ph: 0800 224470 | M: 021 712 427 
Web: www.townplanning.co.nz  

 
-----Original Message----- 
From: Stevenson, Mark [mailto:Mark.Stevenson@ccc.govt.nz] 
Sent: Tuesday, 14 April 2015 11:56 a.m. 
To: Charlene Kowalski 
Cc: 'Mark Leslie' 
Subject: Group 25 relief 
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Hi Charlene 
 
Please see below an excerpt of Attachment H to my evidence, now on the IHP website. Apologies for 
the omission from Attachment C of my evidence in respect of land on the corner of St Albans Street 
and Papanui Road, which I will address in rebuttal. 
 
Regards 
 
 
Mark Stevenson 
Senior Planner 
District Planning 
DDI: 03 941 8369 
Email: mark.stevenson@ccc.govt.nz<mailto:mark.stevenson@ccc.govt.nz> 
Web: www.ccc.govt.nz<http://www.ccc.govt.nz/> 
 
Christchurch City Council 
Civic Offices, 53 Hereford Street, Christchurch PO Box 73012, Christchurch, 8154 
 
Please consider the environment before printing this email 
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Attachment B: Evaluation 
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Attachment B: Evaluations 
 
 

Table 1: Evaluation of consistency with the statement of expectations in Schedule 4 of the Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014 
 
 
 Does the option clearly 

articulate how decisions about 
resource use and values will be 
made 

Does the option reduce 
significantly reliance on 
resource consent processes 

Does the option reduce 
significantly the number, extent, 
and prescriptiveness of 
development controls and 
design standards in the rules, in 
order to encourage innovation 
and choice 
 

Does the option reduce 
significantly the requirements 
for notification and written 
approval 

Does the option include 
objectives and policies that 
clearly state the outcomes that 
are intended 

Does the option include clear, 
concise language and is easy 
to use 

Medium 
Density 
Residential  
Zoning 

No - Residential zoning 
contemplates activity other than 
that which exists and is consented 
on the site and that which is likely 
for the foreseeable future given 
the site characteristics and 
proximity within the Merivale 
Centre.   

No - Resource consent processes 
would be required for any 
commercial activity on the Sites. 

Neutral - Residential provisions 
would increase prescriptiveness in 
terms of commercial activity 
relative to the status quo. 

No - Activity changes involving 
new commercial activities would 
require resource consent with the 
likelihood for notification.  

Neutral - Residential zoning (and 
associated objectives and 
policies) would not reflect existing 
activity on the site and the 
character surrounding the Sites.  
 

No – generally the frame work is 
clear and concise, however 
urban design expectations may 
be difficult to manage on the 
corner Site, further lending the 
Sites towards Commercial 
Zoning.  
. 

Commercial 
Core  
Zoning 

Yes – It would provide a clear 
framework for commercial use of 
the land, reflecting 
existing/established buildings and 
activities. It would also enable 
future commercial activity to 
establish in an appropriate 
location.   

Yes - It would reduce the need for 
resource consents for commercial 
and other associated activities on 
the land subject to compliance 
with various standards. 

Yes - It would encourage 
innovation and choice to establish 
additional commercial activity and 
buildings on the Sites which are 
complementary to the surrounding 
environment.  

Yes - It would reduce the need for 
resource consents for commercial 
activity and where consents are 
required, would be subject to a 
number of rules.   

Yes – It would make it clear that 
commercial development and use 
of the land is intended and 
otherwise reflect existing 
commercial activity and the 
commercial character of the area.   

Yes – Generally, dependent on 
the particular rules applicable. 
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Table 2: Evaluation of consistency with the relevant objectives of the Strategic Directions Chapter 
 

 Objective 3.3.1  
Enabling 
recovery & 
facilitating future 
enhancement 

Objective 3.3.2 
Clarity of language 
and efficiency 

Objective 3.3.4 
Housing Capacity and 
Choice 

Objective 3.3.5 Business 
& economic prosperity 

Objective 3.3.7 Urban 
growth, form & design 

Objective 3.3.10 
Commercial & industrial 
activities 

Objective 3.3.11 
Community facilities 
and education 
activities 

Objective 3.3.14 
Incompatible activities 

Medium 
Density 
Residential 
Zoning 

No - Residential 
zoning would not 
further ‘foster 
investment 
certainty’. A 
degree of 
commercial 
investment has 
already been 
made on the site 
and the 
landowner has 
been prevented to 
advance more 
commercial 
activity as a result 
of the existing 
residential zone.  
  
 

No – There would be a 
reliance on resource 
consents to apply to 
commercial 
development including 
tenant changes.   
Choice would not be 
encouraged.   
Intended residential 
outcomes would 
conflict with 
established activities 
and be out of 
character with the 
surrounding area.   

Neutral – All of the 
buildings are unlikely to 
revert to residential use and 
the location has reduced 
amenity which means that 
residential activities are 
unlikely to establish there. 
The amount of land is very 
small in scale and will not 
have an adverse effect to 
housing capacity in the 
locality. 

No - This option would not 
promote business and 
economic prosperity.   

Neutral – Current 
commercial activities are 
contained within modified 
former residential 
buildings.   
 

Yes - Enabling rebuilding 
and providing suitable land 
development capacity 
would be enabled but 
would conflict with 
residential zoning 
provisions.   

No - The health care 
and associated facilities 
on the site are located in 
close proximity to other 
related services and to 
the community that they 
service.  Residential 
zoning would not 
expedite the 
establishment of these 
in the area. 

No - Controlling the 
location of activities by 
zoning to minimise or 
avoid conflicts would not 
be supported by 
Residential zoning, 
noting the predominance 
of commercial activity on 
the Sites and wider area.  

Commercial 
Core Zoning 

Yes - Commercial 
zoning would 
provide a 
framework that 
would provide for 
commercial 
activity that would 
reflect existing 
activities and 
appropriately 
located future 
commercial uses. 

Yes - Would minimise 
costs and timeframes 
for new commercial 
activity or buildings.   
Would provide greater 
clarity of outcomes by 
avoiding zoning that 
conflicts with the 
character of the site 
and current activities     

Neutral - while it is unlikely 
that the Sites will be used 
for residential activity, the 
CC zoning does enable 
residential activity to 
establish.  

Yes - Commercial zoning 
would support and provide 
opportunities for 
commercial business 
activity and economic 
prosperity.   

Yes - Commercial zoning 
would promote re-
development of buildings 
and land.   
Commercial zoning would 
be more appropriate in 
terms of providing for a 
high quality environment 
that is ‘attractive to 
business’ and recognises  
and appropriately 
manages the amenity of 
the land and its position 
adjacent to Merivale 
shopping centre.  
The extent of the 
Commercial zoning 
proposed would not 
enable additional 
commercial development 
that may detract from the 
maintenance or 
enhancement of the 
Central City or other 
centres.   

Yes - The Sites are suitable 
for commercial 
development and this will 
provide for such future 
activity. 
 

Yes - The health care 
and associated facilities 
on the site are located in 
close proximity to other 
related services and to 
the community that they 
service.  Commercial 
zoning would expedite 
the establishment of 
these in the area. 

Yes. 
Commercial zoning 
would ensure compatible 
activities are able to 
establish and would 
otherwise minimise or 
avoid conflicts from 
incompatible activities.  
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Table 3: Section 32 Evaluation (refer to objectives and policies in Chapters 14 and 15 of the PRDP) 
 
Method Are the provisions the 

most appropriate way to 
achieve the objectives 

Effectiveness Efficiency (Benefits) Efficiency (Costs) Risks of acting/not acting 

Medium 
Density 
Residential 
Zoning 

No – refer to Table 2. 
 
In respect of Objective 1 (14.1.1), the land features 
established commercial buildings and activities and as 
such residential zoning of the land will not materially affect 
the recovery or economic growth of the district’s industry. 
 
A higher quality residential environment would unlikely be 
achieved in this location as anticipated by Objective 5 
(14.1.5). 
 
Residential development in this location would do little to 
assist with the residential recovery needs under Objective 
2 (14.1.2). 
   

While residential activity could be located on 
the Sites, it would be undesirable and would 
be largely, in itself, at odds with the 
commercial locality and existing commercial 
uses on the site. There would be very little 
benefit in locating residential zoning in this 
location as the provisions would strongly 
restrict commercial activity, where the clear 
benefits would be achieved.  

Environmental:   
The location would not be conducive to residential living and 
environmental impacts on occupants would make the living 
environment unattractive. This would need to be balanced with the 
existing commercial uses which would further reduce residential 
amenity on site.   
Economic:   
Costs associated with consenting commercial uses seeking to 
establish on the site. Inefficient use of the physical land resource.   
Discourages investment and development of the land through 
uncertainty, with potential for diminished land value as a 
consequence. 
Social: minimal social impacts.     

Promoting residential zoning would do 
little to assist with providing for 
residential growth in more appropriate 
areas in the district, particularly given 
the small Site area. Primary risk would 
be the resultant costs of a residential 
zoning and the expectation that 
consents would be required to advance 
further commercial activity.  

Commercial 
Core Zoning 

Yes – refer to Table 2 in respect of consistency with 
Strategic Directions objectives. 
 
In respect of Objectives 1 and 2 (15.1.1), further 
additional commercial activity on the Sites is of critical 
importance within the wider commercial centre. 
Commercial zoning in this locale will focus the activity in 
an existing commercial centre.  
   
Urban scale, form and design aspirations in Objective 3 
(15.1.2) would be achieved by way of activity and built 
form standards.  

Environmental:   
Provides a commercial zoning framework 
that promotes further commercial activity 
with a range of activity and bulk & locations 
standards to help avoid or mitigate adverse 
environmental effects. 
Economic:   
Provides for efficient use of the land 
resource and encourages investment and 
development. Avoids time and costs with 
alternative consenting required to enable 
commercial development. 
Social:   
Provides capacity to meet demands for 
commercial activity in Merivale.  

No significant costs expected   Not promoting commercial zoning of the 
Sites would be a failure to recognise an 
appropriate location for the growth of 
such activities. It would also likely lead 
to future resource consent applications 
for commercial activity.  
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Attachment C: Site Plan & Photographs 
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Figure 1: Updated Zone Plan with Group 25 sites identified by red circle  
(Source: CCC, 14 April 2015) 

 
 

 
 

Figure 2: Aerial Site Plan with Group 25 sites marked in red  
(Source: ECAN GIS) 
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Photographs of the site (February 2015) 
 
 

 
 

Photograph 1: from within site facing west towards new church being constructed on 
opposite side of Papanui Road (see photograph 2)  

 
 

 
 

Photograph 2: New church under construction at 165 Papanui Road 
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Photograph 3: Front of building on Papanui Road 
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