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1. QUALIFICATIONS AND EXPERIENCE 

1.1 My name is Pauline Fiona Aston (MA Cambridge University, England, M.Phil Town 

Planning, University College London, MNZPI, MRMLA).  I have 31 years resource 

management and planning experience. I am Principal of Aston Consultants Resource 

Management and Planning (‘Aston Consultants’), and have operated my own 

consultancy practice, based in Christchurch, since 1995.   

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

interests in subdivision, land development and land use planning matters.  I am very 

familiar with the Greater Christchurch planning environment, including the operative 

Christchurch City Plan and the LURP (Land Use Recovery Plan).  

1.3 Aston Consultants has provided resource planning advice to Lowe Corporation Limited 

and Colyer Mair Assets Limited (‘the Submitter’) on an ongoing basis in relation to their 

existing tannery known as Graeme Lowe Christchurch at Station Road, Belfast 

(‘GLC’).  This has included preparing and presenting a submission on the Belfast Area 

Plan (2010) and providing resource management advice, including a submission and 

evidence for Council and Environment Court appeals in relation to Plan Change 43 

which proposed a substantial new residential zone south of Belfast Road.  

1.4 I confirm that I have prepared this evidence in accordance with the Code of Conduct 

for Expert Witnesses (Environment Court Consolidated Practice Note, November 

2011). The issues addressed in this statement of evidence are within my area of 

expertise except where I state that I am relying on the evidence or advice of another 

person. 

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

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

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

from the opinions I have expressed. 

1.7 The key documents which I have relied upon in preparing my evidence are the 

following: 

(a)  the Recovery Strategy; 

(b)  the Land Use Recovery Plan (LURP); 
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(c)  the Resource Management Act 1991 (RMA); 

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

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

Expectations (SOE); 

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

overarching Objectives; and 

(g)  the notified Industrial Chapter of the pRDP 

1.8.  I have read those parts of the evidence of Mark Stevenson (CCC Planner) relevant to 

the matters raised in the submission by the Submitter.  

 

2. SCOPE 

2.1 My evidence focusses on the key matters raised in the Submitter’s submission and 

further submission, namely the definition and status of ‘noxious and offensive 

activities’; the built form standard for height; and the range of activities permitted in the 

Industrial Heavy Zone 

2.3 There is a high degree of commonality of concerns with the submission filed by Silver 

Fern Farms who operate a meat processing business at a neighbouring site. The 

fundamental concerns of both companies is to ensure that the pRDP provisions ensure 

the ability to operate their respective businesses, including earthquake recovery and 

potential future expansion, whilst providing sufficient flexibility for other uses 

appropriate in an Industrial Heavy Zone should the circumstances of either company 

change. The companies have submitted in support of each other’s respective 

submissions and have collaborated in the preparation of evidence and legal 

submissions for the Independent Panel Hearing, including engaging the same legal 

counsel and planning witness.   

 

3. EXECUTIVE SUMMARY  

3.1 The Submitter has engaged in informal and facilitated mediation with Council officers. 

The Submitter is pleased to see that as a result, revisions to the Industrial Proposal 
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have been agreed to address some submission points.  The majority of these are 

reflected in the Council’s revised Industrial Chapter (8 April 2015) and include: 

- redefining ‘noxious and objectionable industry’ as ‘heavy industry’ and changing its 

status from ‘discretionary’ to ‘permitted’ in the Industrial Heavy Zone; 

- limiting the applicability of the 15m height limit rule in the Industrial Heavy Zone to the 

sites within 20m of the boundary of more sensitive zones (rural and residential zones) 

- amending Policy 3 Range of industrial areas to provide for a full range of industrial 

and other compatible activities generating potentially significant effects 

3.2 The Submitter generally supports these. However, further amendments to the 

provisions are in my opinion necessary to ensure the intent of the rule is met (height 

limit) and to ensure that Policy 3 provides for industrial and other compatible activities 

which do not generate potentially significant effects but do not require a higher amenity 

environment so are appropriately located in the Industrial Heavy Zone. 

3.3 The only other remaining area where agreement has not been reached is the extent to 

which the Industrial Heavy Zone rules provide for a full range of industrial and service 

activity, including yard based suppliers, trade suppliers and other commercial activities 

complementary to that provided for in the commercial zones.  

3.4  In my opinion, the amended provisions, incorporating my further recommended 

changes, are the most appropriate method to achieve the purpose of the Act, the 

Strategic Objectives of the pRDP, and the Minister’s Statement of Expectations in the 

OIC. 

4. THE SITE AND EXISTING OPERATION 

4.1 The Submitter owns and operates an existing tannery GLC (location plan attached as 

Appendix A). It is one of three well established animal processing related industries in 

East Belfast, the others being Silver Fern Farms and Kaputone Wool Scour (‘KWC’). 

4.2 The Submitter is New Zealand's leading processor and exporter of leather raw stock 

independent of the meat companies. It operates and/or owns three tanneries, three 

fellmongery, and three protein rendering extraction plants in New Zealand; and 

employs over 350 people at the peak of the production season. 
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4.3 GLC was established on the current Belfast site over 50 years ago, well before more 

recent residential subdivisions in the Belfast locality. 

4.4 GLC is a multi-functional plant and until the earthquakes processed wet blue and 

salted hides, pickled deer, salted sheep and bobby calves all year round. GLC is the 

largest tannery in the South Island when in normal operation. As result of earthquake 

damage, currently operations at GLC are limited to preserving skins and sending them 

to the Submitter’s North Island plants for processing. 

4.5 The Submitter has taken an active role in planning matters affecting GLC, including 

submissions on the Belfast Area Plan and Plan Change 43, which proposed significant 

new residential zoning south of Belfast Road. Its submission on PC43 was settled at 

appeal by way of consent order. It was not aware of, and thus did not submit on 

Change 1 to the Regional Policy Statement (replaced by Chapter 6) which included 

substantial new greenfield residential areas (the subject of subsequent PC43). 

4.6 The Site is zoned Industrial General (Belfast) in the Replacement District Plan 

 

5. PROPOSAL 3: STRATEGIC DIRECTIONS AND OUTCOMES  

5.1 Objective 3.3.1 – Enabling recovery and facilitating future enhancement of the district 

5.2 The expedited recovery and future enhancement of Christchurch as a dynamic, 

prosperous and internationally competitive city, in a manner that: 

(a) Meets the community’s immediate and longer terms needs for housing, 

economic development, community facilities, infrastructure, transport, and social 

and cultural welllbeing; and 

(b) Fosters investment certainty; and 

(c) Sustains the important qualities and values of the natural environment. 

5.3 Objective 3.3.2 – Clarity of language and process efficiency  

5.4 The District Plan, through its preparation, change, interpretation and implementation: 

a) Minimises: 

i. transaction costs and reliance on resource consent processes; and  
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ii. the number, extent and prescriptiveness of development controls and design 

standards in the rules, in order to encourage innovation and choice; and  

iii. the requirements for notification and written approval; and  

b) Sets objectives and policies that clearly state the outcomes intended; and  

c) Uses clear, concise language so that the District Plan is easy to 

understand and use.  

5.6 Objective 3.3.5 – Business and Economic Prosperity  

5.7 The critical importance of business and economic prosperity to Christchurch’s recovery 

and community wellbeing and resilience is recognised and a range of opportunities 

provided for business activities to establish and prosper.  

 

5.8 Objective 3.3.10 – comercial and industrial activities  

5.9 The recovery and stimulation of commercial and industrial activities in a way that 

expedites recovery and long-term economic and employment growth through: 

a) Enabling rebuilding of existing business areas, revitalising of centres, and 

provision in greenfield areas; and  

b) Ensuring sufficient and suitable land development capacity. 

 

6. POLICY 3 RANGE OF INDUSTRIAL AREAS 

6.1 The Submitter’s submission sought amendments to Policy 3 to ensure that the policy 

framework does not unduly and unnecessarily constrain the range of industries able to 

establish in the Industrial Heavy Zone, which would be contrary to Objective 3.3.5 (to 

provide for a range of business opportunities). The Zone should not exclusively be for 

heavy industry with potentially significant effects, but should also accommodate other 

compatible activities which do not require a ‘higher amenity’ environment.   

6.2 The revised rRDP provisions do not quite achieve this.  I suggest a further amendment 

as set out below:- 

ii. Industry Heavy Zone 
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6.3 A Recognise and provide for a full range of industrial and other compatible activities, 

including 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 a degree of separation from more 

sensitive activities. 

 

7 DEFINITION AND STATUS OF NOXIOUS AND OFFENSIVE ACTIVITIES 

Proposed Replacement District Plan  

7.1 I note that the definition of “industrial activities” and the exclusion of ‘noxious and 

offensive activity’ from that definition, was addressed in Mr Stevenson’s evidence on 

the Strategic Directions and Outcomes chapter (Section 26 ‘Definition of Industrial 

Activity’).   Mr Steven agreed with the submission of Tegel (766) on this same matter - 

that the extent to which an activity is noxious or offensive depends on the context, and 

that activities are not necessarily noxious or offensive in the context of a heavy 

industrial environment.   

7.2 The Submitter sought that if retained, the definition of ‘noxious and offensive activity’ 

be replaced with a “descriptor which is at least neutral and does not have the effect of 

branding such industry in a manner which reinforces public bias against such industry.”   

7.3 I agree that ‘heavy industrial activity’ should not be permitted in the Industrial General 

Zone. The Industrial General Zone is generally located adjoining residential areas 

where in some cases, it also functions as a ‘buffer’ in between more sensitive 

residential areas and heavy industrial zones.   However, the Industrial Heavy Zone is 

clearly intended to provide for heavy industrial activities, and is appropriately located to 

facilitate this.  Further, any potentially ‘objectionable’ elements, for example relating to 

discharges to air, water or land, will be addressed by regional council requirements. 

Discretionary status under the Replacement Plan will simply result in an unnecessary 

and unreasonable duplication of processes and costs for industry. 

7.4 Effective duplication of ECAN consenting processes which would result if heavy 

industry were discretionary in the Industrial Heavy Zone would also be contrary to the 

efficiency outcome sought by Objective 3.3.2 and the OIC and in particular the 
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Minister’s Statement of Expectations that requires a significant reduction in the 

reliance on resource consent processes. 

7.5 In relation to GLC, reverse sensitivity effects were properly addressed by the location 

of the zone, including adjoining ‘buffer’ Industrial General zoning; and constraints 

applying to the residential area south of Belfast Road, imposed by way of consent on 

the decision on Plan Change 43.  Rule 13.1.47 states: 

No residential activity or traveller’s accommodation is permitted within the buffer area 

identified on the Outline Development Plan for East Belfast (copy attached Appendix 

B)  in order to mitigate against the potential for reverse sensitivity effects on lawfully 

established activities located at 18 Station Road, Belfast (legally described as Lot 1 DP 

35966 and Lot 1 DP 51224).  

7.6 Reverse sensitivity effects may arise if residential activities and travellers’ 

accommodation locate within 500 metres of the odour sources at the tannery and 

result in restrictions on that existing business activity. 

7.7 I note that the PC43 residential area is to be dealt with (presumably zoned) as a pRDP 

Stage 2 matter (it is a greenfield priority residential area shown on Map A of Chapter 6 

of the Canterbury Regional Policy Statement).  It is assumed that the pRDP will 

appropriately provide for this ruling. 

7.8 At paragraphs 32.2 – 5 of Mr Steven’s evidence on the Commercial/Industrial 

Proposal, he recommends that activities identified as ‘noxious and offensive industry’ 

should be renamed as ‘heavy industrial activities’ and that these activities should be 

permitted within the Heavy Industrial Zone. I agree with these recommendations which 

are essential to provide for the continued operation of a very significant industrial 

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

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

business prosperity.  The term ‘heavy industry’ is neutral compared to the term 

‘noxious and objectionable’ which has strong negative connotations which reinforces 

the public bias against such industries.  A negative descriptor is more likely to result in 

a public perception that such industry will adversely affect the amenity of the wider 

Belfast residential areas. This could create more difficulties when proposals are 

assessed against Objective 3 – effects of industrial activities:- 
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a. Adverse effects of industrial activities and development on the environment are 

managed to support the anticipated outcome for the zone and the level of 

amenity anticipated in the adjoining zone is not adversely affected by industry. 

Comparison with other District Plans 

7.9 When considering the activity status of a tannery it is appropriate to consider the status 

of other tannery activities in other districts. The Submitter has its head office and 

tannery operation in Hastings. The Hastings plant is located within the Industrial 2 

zone of the Hastings District Plan. The tanning activity is permitted under this plan 

subject to standards which include limits on height to 30m, setbacks from road 

boundaries and other boundaries between 5-6m off each boundary and landscaping 

requirements. The definition of industrial activity includes activities undertaken in a 

Tannery as follows: 

Industrial Activity: means the use of land or buildings for the manufacturing, 

fabricating, processing, packing or storage of substances, into new products and the 

servicing and repair of goods and vehicles, whether by machinery or hand and 

includes transport depots and the production of energy but excludes helicopter depots. 

7.10 The status of the tanning activity and the definition of “Industrial Activity” under the 

Hastings District Plan are therefore considerably more flexible and support the 

changes made in the revised pRDP and proposed in my evidence. 

 

8 BUILDING HEIGHT  

Proposed Replacement District Plan 

8.1 The pRDP includes a new limit to restrict the height limit of building in the heavy 

industrial zone to 15m. There is no height limit in the equivalent operative City Plan 

Business 5 Zone. There does not appear to be any justification for this reduction, and 

in my opinion, it does not serve any reasonable purpose. Height restrictions are 

generally imposed to ensure that adverse effects relating to amenity are not created, 

particularly as viewed from open space or residential zones. Therefore a restriction as 

to the height of buildings in close proximity to boundaries with these zones may be 

appropriate, however a blanket restriction on height across the whole zone will only 
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serve to limit the development of the zone or the use of best practice designs which 

reduce environmental impacts ( for example chimney stacks). 

8.2 I agree with the intent of the revised pRDP provisions to only impose a 15m height limit 

for development within 20m of residential and rural zones. However, the rule wording 

which refers to ‘sites’ not ‘part of a site’ or ‘development’ effectively applies to an entire 

site which has a boundary within 20m of more sensitive zones. For large sites, this 

could be a significant area. 

8.3 This can be addressed by the following amendment to the wording: 

Applicable to 

Parts of a sSite within 20m of a rural or residential 

zone 

 

9 STATUS OF OTHER ACTIVITIES IN INDUSTRIAL HEAVY ZONE 

9.1 The Submitter’s submission seeks that the Industrial Heavy Zone rules provide for a 

full range of industrial and service activity, including yard based suppliers, trade 

suppliers and other commercial activities (offices, retail activity) complementary to that 

provided for in the commercial zones. Their primary concern is to ensure that in the 

event the existing tannery operation ceases, that there is an appropriate range of 

options for redevelopment of the site to give effect to Objective 3.3.5 (to provide for a 

range of business opportunities).   

9.2 Mark Stevenson does not support ‘widening’ the range of permitted activities in the 

Industrial Heavy zone, other than providing for parking lots and buildings and 

gymnasiums.   

9.3 My opinion is that  limitations should only apply where necessary either to address 

‘internal zone’ reverse sensitivity effects (and this can, depending on the context, be 

addressed by other methods than simply total ‘exclusion’ from the zone); to be 

consistent with other Strategic Objectives, including 3.3.7e) (to maintain and enhance 

central city, key activity centres and neighbourhood centres as community focal points) 

and 3.3.8 (revitalising the central city). The latter requires expert retail assessment and 

advice. I am not therefore in a position to give a firm opinion on this matter. 
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10 CONCLUSION  

10.1 The amended provisions, incorporating my further recommended changes, are the 

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

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

10.2 Permitted activity status and an appropriate descriptor for the existing heavy industry 

including the Lowe Corporation tannery (as heavy, not noxious and offensive industry) 

is essential to provide for the continued operation of a well established and very 

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

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

business prosperity; and 3.3.2 (a) minimising transaction costs; and the SOE that 

requires a significant reduction in the reliance on resource consent processes. 

Discretionary status would duplicate ECAN consenting requirements and be onerous, 

unreasonable and unnecessary.  

10.3 The revised rule with respect to height achieve a targeted approach to design controls 

applying only at boundary with more sensitive zones where height control is 

appropriate on amenity grounds. This is consistent with 3.3.2 (a)(ii) to minimise the 

number, extent …of design controls and design standards in rules.   

10.4 The Industrial Heavy zone provisions need to ensure that in the event the existing 

Belfast tannery operation (which since the earthquakes has not been fully operational) 

ceases, that there are a reasonable appropriate range of options for redevelopment of 

the site to give effect to Objective 3.3.5 (to provide for a range of business 

opportunities).  

 
Fiona Aston 
 
24 April 2015 
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Appendix A – Location Plan 
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Appendix B: Amendments Sought to Revised Industrial Proposal  

See track changes for proposed amendments 

 

16.1.1.3 Policy 3 Range - of industrial areas  
a. Recognise and provide for industrial zones with different functions that cater for a range of 
industrial and other compatible activities depending on their needs and effects as follows:  

i. Industrial General Zone  
 
 A. Recognise and provide for industrial and other compatible activities that can 
 operate in close proximity to more sensitive zones due to the nature and limited 
 effects of activities including noise, odour, and traffic, providing a buffer between 
 residential areas and the Industrial Heavy zone. 
 
ii. Industrial Heavy Zone  
 
 A. Recognise and provide for a full range of industrial and other compatible  
 activities including 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 a degree of separation 
 from more sensitive land use activities. 
 
iii. Industrial Park Zone  
 
 A. Recognise and provide for industrial activities in the high technology sector and 
 other industries in a high amenity environment dominated by open space and 
 landscaping, and that generate higher volumes of traffic than other industries while 
  having negligible effects in terms of noise, odour or the use and storage of hazardous 
 substances. 

16.3.3.1 Maximum height for buildings  

 
Applicable to  

 

Permitted  

 

Restricted 
discretionary  

 

Matters of 
discretion  

 

a 
Parts of Sites within 
20 metres of a 
Residential or Rural 
zone  

 

15 metres  

 

More than 15 
metres  

 

Maximum 
Height for 
Buildings and 
Fences or 
Screening 
Structures – 
16.5.1.1 
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