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STATEMENT OF EVIDENCE OF JONATHAN GUY CLEASE 

EXECUTIVE SUMMARY  

1 In my evidence I found that: 

1.1 The Canterbury Regional Policy Statement (‘CRPS’) identifies 

the benefits and role of strategic infrastructure; the 

importance of integrating such with urban growth; and the 

need to protect such infrastructure from activities that may 

result in adverse effects (including reverse sensitivity 

effects); 

1.2 The Land Use Recovery Plan (‘LURP’) has a focus on 

transport-related strategic infrastructure and the need to 

integrate infrastructure provision with urban growth; 

1.3 The proposed Industrial Chapter of the Proposed Christchurch 

Replacement District Plan as notified (‘pCRDP’), as 

recommended by Mr Stevenson, does provide recognition of 

the above principles insofar as they relate to the outcomes 

and activities anticipated in the Industrial Zones. The policy 

direction can however be enhanced by including specific 

reference to the particular risk management context of bulk 

fuel storage infrastructure.  

INTRODUCTION 

2 My name is Jonathan Guy Clease. 

3 I am employed by a planning and resource management consulting 

firm Planz Consultants Limited as a senior planner and urban 

designer. I have seventeen years’ experience working as a planner, 

with this work including policy development, providing s.42a 

evidence on plan changes, the development of plan changes and the 

preparation of s.32 assessments, and the preparation and 

processing of resource consent applications. I have worked in both 

the private and public sectors, in both the United Kingdom and New 

Zealand. I have a B.Sc. in geography, a Master of Regional and 

Resource Planning, a Master of Urban Design, and am a full member 

of the New Zealand Planning Institute.   

4 In preparing my evidence I have reviewed: 

4.1 The Proposed Christchurch Replacement District Plan as 

notified (‘pCRDP’); 

4.2 Liquigas Limited’s (‘Liquigas’) submission; 
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4.3 Relevant submissions that Liquigas has lodged further 

submissions on; 

4.4 The evidence (including supplementary evidence) prepared 

and circulated by Council experts, and in particular the 

evidence of Mr Stevenson; 

4.5 I also attended the ‘strategic infrastructure’ mediation on 16th 

April and the ‘industrial activities’ mediation on 21st April. 

5 Although this is a Council hearing, in preparing my evidence I have 

reviewed the code of conduct for expert witnesses contained in Part 

5 of the consolidated Environment Court Practice Note (2014).  I 

have complied with it in preparing my evidence.  I confirm that the 

issues addressed in this statement of evidence are within my area of 

expertise. I have not omitted to consider material facts known to 

me that might alter or detract from the opinions expressed. 

SCOPE OF EVIDENCE 

6 In my evidence I will address: 

6.1 A summary of the background and planning context of 

Liquigas’ facilities and operations in Christchurch; 

6.2 The relevant provisions of the higher level planning 

documents including the CRPS and the LURP; 

6.3 Consider the pCRDP against these higher order documents, 

including the Ministers’ Statement of Expectations as set out 

in Schedule 4 of the Order in Council (OiC); 

6.4 Propose amendments to the Industrial Chapter of the pCRDP 

so that the pCRDP: 

 Better gives effect to the higher order planning 

documents; 

 Better enables and provides for the recovery, use, and 

development of strategic infrastructure in post-earthquake 

Christchurch; and 

 Better ensures that adverse effects of activities on 

strategic infrastructure are avoided.  
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PROPOSED CHRISTCHURCH REPLACEMENT DISTRICT PLAN  

Liquigas planning context and background 

  

7 Liquigas is the primary supplier of LPG in New Zealand, with its 

Christchurch-based infrastructure providing for the importation and 

distribution of LPG to the upper South Island (from Timaru north). 

Liquigas’ facilities and their strategic importance are described in 

detail in the evidence of Mr de Geest.  

8 Liquigas’ facilities operate as a single, integrated energy 

infrastructure network. The location of Liquigas’ bulk fuel storage 

facilities and associated pipeline networks are largely ‘fixed’ and 

cannot be readily relocated. Bulk gas deliveries arrive via the Port 

and therefore associated unloading facilities have to be located Port-

side. Due to the health and safety and efficiency issues with 

transporting large volumes of LPG through the Lyttelton road and 

rail tunnels, the existing pipeline over the hills is critical for the safe 

and reliable movement of LPG to Christchurch. The Woolston Depot 

is located at the end of this fuel pipeline.  The location of the 

storage facility at the base of the Port hills in Woolston mininises the 

need to transport fuel through urban areas increasing efficiencies 

and reducing any potential safety issues.  

9 The Woolston Depot is located on a site zoned Business 5 (General 

Industrial) under the operative Christchurch City Plan.   Under the 

pCRDP the site is zoned Industrial Heavy zone where such activities 

are anticipated, and is in close proximity to other bulk fuel terminals 

that likewise are located so as to be in close proximity to their 

separate Port pipeline network. The site is bordered to its rear by 

the rail corridor that provides rail access to Lyttelton Port. On the far 

side of the rail corridor is land zoned Industrial General under the 

pCRDP, with this area currently occupied by a scrap metal recycling 

facility.  

10 The Lyttelton wharf unloading and storage facilities are located 

within the Lyttelton Port Zone that again provides for such activities 

as an anticipated component of a working port environment. The 

Lyttelton Port Zone provisions are being separately considered 

under the Lyttelton Port Recovery Plan process. The pipeline 

connecting the Lyttelton and Woolston terminals traverse the Rural 

Hills Zone, with this rural zone to be considered as part of Phase 

Two of the District Plan Review, albeit that the natural hazard 

provisions of that zone fall within Phase One. It is also noted that 

the City-wide provisions addressing utilities and hazardous 

substances fall within Phase Two of the review. 
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Strategic Planning Framework 

 

11 The strategic planning framework relating to the role and function of 

strategic infrastructure was set out in my separate statement of 

evidence on behalf of Liquigas to the Strategic Directions Chapter. 

Due to the relative brevity of the summary, and for convenience, 

the assessment is repeated here in paragraphs 13-20. 

12 The pCRDP is required to give effect to the CRPS and to not be 

inconsistent with the LURP.   In making its decision on the pCRDP, 

the Hearings Panel must also have particular regard to the 

statement of expectations contained in Schedule 4 of the OiC. 

13 The strategic framework for managing and providing for the urban 

growth and recovery of greater Christchurch is set out in Chapter 6 

of the CRPS, with Chapter 5 covering urban growth more generally 

across the Region. In general terms, the CRPS seeks to provide for 

urban growth through a combination of greenfield expansion 

adjacent to the existing urban edge, and through more intensive use 

and redevelopment of sites within the existing urban area. The 

recovery and development of infrastructure to support growth forms 

part of this broad approach, along with the need for growth to be 

appropriately managed so as to not give rise to either direct or 

reverse sensitivity effects on strategic infrastructure.  

14 Liquigas’ infrastructure network falls within the CRPS Chapter 6 

definition of ‘strategic infrastructure’ as it comprises ‘bulk fuel 

supply infrastructure including terminals, wharf lines and pipelines’.  

15 Objective 5.2.1(f) requires that ‘development is located so that it 

functions in a way that … is compatible with, and will result in the 

continued safe, efficient and effective use of regionally significant 

infrastructure’. The explanation notes that regionally significant 

infrastructure provides considerable economic and social benefits to 

the region. 

16 Objective 6.2.1 seeks that:  

‘Recovery, rebuilding and development are enabled within Greater 

Christchurch through a land use and infrastructure framework 

that:…  

(9) integrates strategic1 and other infrastructure and services with 

land use development; 

                                            
1 Liquigas’ facilities are covered within the CRPS definition of ‘strategic infrastructure’ 
which includes “bulk fuel supply infrastructure including terminals, wharf lines and 
pipelines’ 
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(10) achieves development that does not adversely affect the 

efficient operation, use, development, appropriate upgrade, and 

future planning of strategic infrastructure and freight hubs;  

(11) optimises use of existing infrastructure.  

17 Policy 6.3.5 is an important method for implementing the above 

objective. It is also the key CRPS policy concerning the management 

approach to infrastructure within the Greater Christchurch part of 

the Region. Clauses (1) and (2) of this policy relate to the need to 

coordinate urban development with the provision of the 

infrastructure necessary to support that development. Clauses (3) – 

(5) then focus on providing for established infrastructure and the 

protection of such from the effects of incompatible urban growth as 

follows: 

Policy 6.3.5 – Recovery of Greater Christchurch is to be assisted by 

the integration of land use development with infrastructure by… 

(3) Providing that the efficient and effective functioning of 

infrastructure, including transport corridors, is maintained, and 

the ability to maintain and upgrade that infrastructure is 

retained; 

(4) Only providing for new development that does not affect the 

efficient operation, use, development, appropriate upgrading 

and safety of existing infrastructure2… 

(5) Managing the effects of land use activities on infrastructure, 

including avoiding activities that have the potential to limit the 

efficient and effective provision, operation, maintenance or 

upgrade of strategic infrastructure and freight hubs.  

18 The CRPS includes as a method under Policy 6.3.5 that territorial 

authorities will, in reviewing their District Plans, include objectives, 

policies and rules (if any) to give effect to the Policy, including 

specific reference to the need to manage reverse sensitivity effects 

between strategic infrastructure and urban development. 

19 The LURP provides limited explicit direction on land–use issues 

arising in relation to strategic infrastructure other than those 

associated with transport-based infrastructure and the air and sea 

ports. The LURP does nonetheless identify in broad terms the 

importance of integrating the provision of infrastructure services 

with land use development.  

20 The direction contained within the higher order planning documents 

is reflected in the objectives set out in the Strategic Directions 

                                            
2 The remainder of this clause is specific to development within the air noise contours 
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Chapter of the pCRDP. The role and function of strategic 

infrastructure is addressed in Objective 3.3.12 as follows: 

(a) The social, economic, environmental and cultural 

benefits of infrastructure, including strategic 

infrastructure, are recognised and provided for, and its 

safe, efficient and effective development, upgrade, 

maintenance and operation is enabled; and 

(b) Strategic infrastructure, including its role and function, 

is protected by avoiding adverse effects from 

incompatible activities, including reverse sensitivity 

effects…3 

(c) The adverse effects of infrastructure on the 

surrounding environment are managed, having regard 

to the economic benefits and technical and operational 

needs of infrastructure. 

21 Also of particular relevance to the ongoing operation, development, 

and upgrade of Liquigas’ Woolston Depot is Objective 3.3.14 relating 

to the management of incompatible activities. This Objective seeks 

that: 

(a) The location of activities is controlled, primarily by 

zoning, to minimise conflicts between incompatible 

activities; and 

(b) Conflicts between incompatible activities are avoided 

where there may be significant adverse effects on the 

health, safety and amenity of people and communities 

22 In conclusion, the relevant strategic planning framework which will 

inform decisions on the Industrial Chapter of the pCRDP identifies 

the following key principles with respect to the development of 

strategic infrastructure: 

(a) strategic infrastructure is to be integrated with urban 

growth;  

(b) use and development of strategic infrastructure is to be 

provided for; and 

(c) any significant adverse effects of incompatible landuse 

on strategic infrastructure are to be avoided.  

(d) Conflict between incompatible activities is likewise to 

be avoided, especially when such will have a significant 

                                            
3 The balance of the objective relate to specific reference to Lyttelton Port, National 
Grid, and Christchurch International Airport. 
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adverse effect on the health and safety of the 

community. 

23 In order for the District Plan to give effect to the relevant strategic 

planning and statutory framework, the pCRDP Industrial Chapter 

provisions therefore need to: 

i) Recognise the benefits and role of strategic infrastructure for 

enabling community wellbeing and for meeting the 

community’s  functional needs; 

ii) Provide for the ongoing use and development of strategic 

infrastructure; 

iii) Manage the effects of land use activities on infrastructure, 

through avoiding activities that would limit the efficient and 

effective provision, operation, development, maintenance and 

upgrade of strategic infrastructure; 

iv) Integrate the provision of infrastructure and land use to 

ensure efficient and effective urban growth. 

 

Proposed amendments to the Proposed Christchurch Replacement 

District Plan  

 

Management of incompatible activities in close proximity to bulk 

fuel storage facilities  

 
24 The evidence of Mr Phillis has set out the measures that need to be 

undertaken by Liquigas to manage risk associated with bulk fuel 

storage. Liquigas is subject to a raft of legislation and industry 

standards to ensure that they are managing their facility in a safe 

manner. Any extensions or upgrades to the existing facility is 

likewise subject to standards and assessments of the design and 

risk profile of the proposal.  
 

25 In addition to managing the safety of the facility, an approach to 

managing life safety risk also involves managing incompatible 

activities in close proximity to the facility, where those activities 

would result in an increase in the risk posed by the facility. Risk is 

the sum of the likelihood of an event occurring and the consequence 

of that event. A new activity that involves high rates of human 

occupancy increases the potential impact of an event, and therefore 

alters the risk profile of an established facility and constrains future 

development options on the site. 

 

26 It is important to emphasise that risk to human life is different from 

the concept of reverse sensitivity, albeit that the two concepts can 

overlap in terms of their planning implications. Reverse sensitivity is 

generally considered to be the circumstance whereby an existing 

activity is generating environmental effects that are acceptable in 
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the context, however when a more sensitive activity establishes in 

that context complaints are generated leading to constraints being 

placed on the operation of the established activity. 

 

27 Life safety risk is not a direct expected physical environmental effect 

in the same way as noise, odour, or visual amenity. Rather it 

involves the consequence of an event occurring together with its 

associated likelihood. New high occupancy activities result in the 

new activity directly exposing people to a location where the 

likelihood of an event occurring is already present. The issue is 

about avoiding situations where people are exposed to unacceptable 

levels of risk to life safety, rather than reverse sensitivity issues that 

are generally confined to differing amenity expectations. The 

planning consequence can nonetheless be similar whereby 

expansion proposals of an established facility are opposed by new 

more sensitive neighbours on the grounds that the proposal will 

expose neighbours to heightened levels of risk.  

 

28 It is accepted that in a heavy industrial zone context, a wide range 

of industrial activities and associated ancillary offices and supporting 

services can legitimately occur as of right. As set out by Mr Phillis, 

such industrial activities do not generally create a risk-issue for fuel 

storage facilities, and are an anticipated neighbour in an industrial 

zone. The concern is rather with non-industrial activities that in 

particular generate high rates of human occupancy or that would 

pose difficulties should evacuation of the area prove necessary. 
 

29 As set out in the evidence of Mr de Geest, Liquigas have been 

involved in resource management processes involving the proposed 

covered stadium in Dunedin and a residential correctional facility in 

Wiri, both of which were in close proximity to established LPG 

storage depots. 
 

30 In order to manage the risk of incompatible activities, Liquigas 

sought in their submission that a new rule be added to the Industrial 

Heavy and Industrial General Zones requiring any new non-

industrial activity within 300m of bulk fuel storage facilities to be 

assessed through a resource consent process to ensure that the risk 

to human health and life was adequately managed. 
 

31 Mr Stevenson has recommended a number of amendments to the 

range of activities permitted and anticipated in the Industrial Heavy 

and Industrial General Zones. In general, the proposed zone rule 

frameworks provide for industrial activities and associated servicing 

activities, and conversely seek to restrict non-industrial activities. 

The rule framework is more enabling of a wider range of activities in 

the Industrial General zone compared to the Industrial Heavy Zone, 

reflecting the ‘lighter’ buffer function and location of the Industrial 

General Zone. As a consequence of Mr Stevenson’s 

recommendations, the range of activities that would potentially pose 

a risk-based issue for bulk fuel storage facilities are either fully 
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discretionary in the Industrial General Zone or non-complying in the 

Industrial Heavy Zone. 

 

32 This approach to managing non-industrial activities is supported, 

and in particular the restrictive approach proposed for the Industrial 

Heavy Zone. By providing a framework within which non-industrial 

activities are either fully discretionary or non-complying the general 

rules deliver an effective method for ensuring that such activities 

are assessed on a case-by-case basis. As such a separate ‘300m’ 

rule as originally sought is not considered to be necessary as the 

matter is able to be effectively addressed by the more general ‘catch 

all’ rules4 and activity status for activities that are not otherwise 

explicitly provided for.  

 

33 Given the proposed discretionary or non-complying status, there are 

no assessment matters of relevance in the Plan, as all potential 

matters are able to be considered. The Plan likewise does not 

contain any explanatory text or reasons for the rules. The Plan’s 

objective and policy framework therefore becomes particularly 

important in providing clear direction as to the anticipated outcomes 

and the matters to be considered. 

 

34 The objective and policy framework recommended by Mr Stevenson 

is supported insofar as it relates to strategic infrastructure. I 

attended the ‘strategic infrastructure’ mediation and understand 

from that session that all parties were generally supportive of the 

proposed policy framework and that there were no major differences 

in outcomes sought. 

 

35 Of particular relevance to Liquigas and the need to appropriately 

manage incompatible activities, Policy 4(b) seeks to: 

 

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

constrain the establishment of 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. 

 
36 Policy 8(b) is also of particular relevance in that it states that: 

 
Development and activities are managed to avoid adverse effects on 

strategic infrastructure within or in proximity to industrial zones. 

 

37 Given the absence of a specific rule or assessment matters drawing 

attention to the need to undertake a risk assessment for non-

industrial activities in close proximity to bulk fuel facilities, it is 

                                            
4 Rule 16.2.2.4 (D1) in the Industrial general Zone and Rule 16.3.2.5 (NC1) in the 
Industrial Heavy Zone. 
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considered that there is a need for explicit policy direction on this 

matter so that Plan users and decision-makers are aware of the 

need for a qualitative risk assessment to be undertaken. As such it 

is recommended that Policy 4(b) be amended and reformatted as 

follows: 

 

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

constrain the establishment of 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: 

(A) sensitive activities located within: 

(i)  the 50 dBA Ldn noise contour line; 

(ii)  the Port noise overlay; and 

(iii) in proximity to the National Grid; or  

(B) non-industrial activities in close proximity to bulk 

fuel storage facilities unless a quantified risk 

assessment establishes that the proposed location of 

the activity meets risk acceptability criteria appropriate 

for the applicable land use.  

 

38 The reference to ‘non-industrial  activities’ is necessary because the 

term ‘sensitive activity’ that is referred to in Policy 4(b) is 

specifically defined and is limited to activities that would pose a 

threat to electricity infrastructure and noise sensitive activities. 

Rather than amend the definition by adding a further category of 

activities that are sensitive in the context of fuel storage facilities, it 

is considered to be more efficient to refer instead to non-industrial 

activities.  

 

Provision for bulk fuel storage facilities and definitions  

 

39 The notified Plan provided for industrial activities as permitted in the 

Industrial Heavy Zone. The definition of ‘Industrial Activity’ refers to 

the storage of products. In order to remove any ambiguity, Liquigas 

sought that bulk fuel storage facilities be explicitly provided for 

through a separately listed permitted activity standard. The facility 

is long-established in a heavy industrial zone, with the outcomes 

sought, and role of this zone considered to be the most appropriate 

zone for Liquigas’ operations to operate within.  Mr Stevenson has in 

response recommended that fuel storage facilities be incorporated 

into the definition of ‘Heavy Industrial activities’, which in turn is a 

relabelling of what was previously described as ‘noxious and 

offensive’ industry.  

40 Bulk fuel storage facilities are already incorporated into the 

definition of ‘strategic infrastructure’ which comes with an 

associated clear policy framework that is distinctly different from the 

policy framework for heavy industry. It is considered to be 

inefficient and ineffective to subject the one activity to two very 

different policy approaches through a quirk of definition drafting. 

The inclusion of ‘and pipelines’ is especially problematic for this 

element of Liquigas’ network as ‘Heavy Industrial activities’ are non-

complying in all zones other that the Industrial Heavy Zone. The 
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inclusion of bulk fuel storage facilities within the heavy industry 

definition is therefore not supported. 

41 Reliance on coverage within the generic ‘industrial activity’ definition 

is therefore preferred, or alternatively a separate line item in the 

Industrial Heavy Zone only as rule16.3.2.1 P18 ‘bulk fuel supply 

infrastructure’.  

Built form standards 

42 Mr Stevenson has recommended a number of amendments to the 

Built Form Standards. The removal of building and fence height 

limits and the reduction in landscaping are supported from the 

perspective of bulk fuel facilities where other legislation controls 

(limits) the appropriateness of landscaping and where the height of 

structures and fencing is directly driven by the functional and 

operational needs of the facility in a context where industry 

functionality, efficiency, and security are considered to be a higher 

priority than amenity.  

Conclusion 

43 In conclusion, the CRPS provides a framework within which the role 

and benefits of strategic infrastructure are recognised and provided 

for, along with the need to protect such infrastructure from the 

adverse effects of incompatible activities becoming established in 

locations that would result in constraints on the operation and 

development of strategic infrastructure. The Strategic Directions 

Chapter, as amended in decisions, reflects the direction contained in 

the CRPS. 

44 The Industrial Chapter policy framework, as amended through Mr 

Stevenson’s recommendations, is considered to likewise give effect 

to the higher order direction insofar as the policy direction relates to 

strategic infrastructure and the need to avoid incompatible activities 

that would have a significant adverse effect on the efficient 

functioning, use, and development of that infrastructure.  

45 The rule package likewise is considered to be effective in managing 

the issue of incompatible activities in relation to bulk fuel storage 

facilities. The discretionary or non-complying status for non-

industrial activities is supported as an effective trigger for enabling 

individual proposals to be assessed on a case-by-case basis.  

46 In order to ensure that the rule and policy framework are effective 

in achieving the higher order direction regarding fuel supply-based 

strategic infrastructure, a further amendment is considered 

necessary to Policy 4(b). The recommended amendment will provide 

specific direction to Plan users and decision makers regarding the 
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consideration of risk when assessing applications for non-industrial 

proposals in close proximity to bulk fuel storage facilities. 

47 The proposed amendment, combined with the recommended rule 

package that negates the need for an additional rule specifically 

controlling activities within 300m of a facility, is considered to better 

give effect to the CRPS and the Strategic Directions objectives than 

the notified proposal and is consistent with the Ministers’ 

expectations as set out in the fourth schedule of the OiC. 

Dated:  24 April 2015 

 

__________________________ 

Jonathan Guy Clease 


