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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, 

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 Legal counsel for Kennaway Joint Venture Partnership (‘KPJVP’) has 

asked me to provide planning evidence in relation to the KPJVP 

submission on the pRDP. 

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), Phil Osborne (economics) and Tim Heath (retail economics) 

relevant to the matters raised in the submission by KPJVP.  

 

2. SCOPE 

2.1 My evidence focusses on the key matters raised in KPJVP’s 

submission relating the Industrial Proposal (Chapter 16), namely 

status of other activities in Industrial General Zone (including offices 

and retail activities); restrictions applying to permitted activities; Rule 

16.2.5.1.5; built form rules with respect to building height, recession 

planes and building setbacks; design standards (fencing and 

screening, landscaping, building colours); and the Outline 

Development Plan (Kennaway Park).  

 

3. EXECUTIVE SUMMARY  

3.1 Kennaway Park Joint Venture Partnership (KPJVP) is in the process of 

developing Portlink Industrial Park. KPJVP seeks to ensure that the 

underlying planning framework does not adversely impact on the 

ability to continue developing the Portlink Site for its intended purpose. 

Therefore KPJVP generally seeks amendments to provisions which 

apply to the Industrial General Zone and Industrial General Zone 

(Kennaway Park) to ensure that any proposed amendments are no 

more stringent than controls which apply under the operative City Plan 
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and to enable the same type and scale of activities provided for under 

the existing zoning. 

3.2 Furthermore, it is considered that a number of proposals contain 

unnecessary complexity and consent requirements. As such 

amendments to rule and assessment matters relevant to the Industrial 

General Zone and Industrial General Zone (Kennaway Park), are 

sought to provide clarity and reduce complexity.  

3.3 KPJVP has engaged in informal and facilitated mediation with Council 

officers.  As a result, revisions to the Industrial proposal have been 

agreed to address a large number of submission points.  The majority 

of these are reflected in the Council's revised Industrial Chapter (8 

April 2015) and in the evidence of Mr Mark Stevenson.   Subsequent 

agreed revisions are: 

(a) Renaming of the site within the pRDP from "Kennaway Park" to 

"Portlink Industrial Park", consistent with the name it is 

commonly known by; 

(b) Removal of the 10m setback requirement along the majority of 

the Tunnel Road boundary;  

(c) Deletion of the requirement for a 3m setback from the Heathcote 

River esplanade reserve and refinement of the landscape 

requirements adjacent to the Heathcote River; 

(d) Inclusion of the "Landscape and Stormwater Area" as an 

identified Key Structuring Element of the ODP; and 

(e) Further revisions to the Outline Development Plan to better 

reflect the revised rules. 

3.4 A copy of the revised Outline Development Plan is attached to my 

evidence as Appendix A. 

3.5 The remaining area where agreement has not been reached with the 

Council and where KPJVP seek further amendments is the activity 

standards for permitted ancillary office and ancillary retail activity.  
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3.6 The agreed revised provisions and further amendments to remove 

size restrictions on ancillary office and retail activity will better achieve 

the pRDP Strategic Objectives and are the most appropriate way to 

achieve the purpose of the Resource Management Act. 

 

4. THE SITE AND EXISTING OPERATION 

4.1 Portlink Industrial Park (also known as Kennaway) is a 30 hectare site 

situated in Woolston for light industrial and commercial activities 

(“Portlink Site”).  

4.2 The Portlink Site plays a role in supporting recovery for Christchurch 

City, with unique  attributes being a key parcel of land located centrally 

between Lyttelton Port and the Central Business District with easy 

access to main arterial routes. The Portlink Site also has the ability to 

offer large tailor-made sites to prospective tenants with generous 

building footprints. This represents a strategic opportunity for business 

to obtain high quality purpose built facilities in a location with a limited 

supply of industrial land. Key anchor tenants to date include: 

(a) Kathmandu, who made the decision to locate its New Zealand 

distribution centre at the Portlink Site and establish a new 

purpose built 8,000m² facility to supply stock to Kathmandu’s 

stores throughout New Zealand; 

(b) EPL Elastomer, a major manufacturing facility in Christchurch 

which relocated to Portlink following the earthquakes; 

(c) NZ Express Transport, who sought a location proximity to 

Lyttelton Port. 

 

5. BACKGROUND  

5.1 The Portlink Site was rezoned in 2010 from Special Purpose 

(Ferrymead) to Business 4 (Suburban Industrial) via a private plan 

change request to the Christchurch City Plan. Plan Change 28 (PC28) 
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was adopted by the Christchurch City Council in August 2009 and was 

made operative on 15 March 2010. 

5.2 The tailored zoning for the Portlink Site achieved through PC28 

provides for a flexible blend of industries, from logistics operations, 

assembly, industrial manufacturing and warehousing to service 

activities, offices and related moderate scale retailing. This is achieved 

through a number of effects based development standards, community 

standards and critical standards. The operative Business 4 zone 

provisions do not provide lists of activities which are permitted or 

require consent within the zone. 

5.3 Through the course of the rezoning process, certain modifications 

were made to aspects of the private plan change request that did not 

meet with KPJVP's development intentions or otherwise represented a 

compromise reached at the time to enable the rezoning to take place. 

Other provisions have since been identified as being inappropriate in 

terms of the purpose of the tailored zoning. 

5.4 KPJVP committed significant resources to the Portlink Site during the 

rezoning stage and now into the subdivision and development phase. 

KPJVP seeks to ensure that the ability to develop in accordance with 

the vision articulated for the Portlink Site is not inadvertently 

undermined by the Proposed Replacement District Plan (‘pRDP’). The 

plan review process also provides an opportunity to revisit those 

aspects of the tailored zoning that are no longer appropriate, including 

certain rules and other methods that were imposed at the time. 

5.5 The Portlink Site is now partially developed and/or consented. The 

developed area is at the southern end and incorporates Stage 1, 2a, 

2a1, 2b and 3 which are presently occupied by the likes of 

Kathmandu, Boxman, Cla-Val Pacific, NZ Express Transport, Fantech 

and EPL Elastomer. Stages 1 - 6 have been consented to with a total 

of 33 developable lots. Future stages 7 & 8 will include a total of 6 lots. 

It is noted that stages 1-4 are titled.  
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6. PROPOSAL 3: STRATEGIC DIRECTIONS AND OUTCOMES  

6.1 The Role of the Strategic Directions and Outcomes Chapter of the 

pRDP Replacement Plan, is to provide the “strategic context” for the 

pRDP and “the overarching direction” for other chapters “through high-

level objectives and policies for the district as a whole” (pg25, para 76, 

Decision 1 Strategic Directions and Strategic Outcomes (and relevant 

definitions) (26 February 2015). 

6.2 For the purposes of preparing, changing, interpreting and 

implementing this District Plan, all other objectives within the Strategic 

Directions Chapter are to be expressed and achieved in a manner 

consistent with Objectives 3.3.1 (Enabling recovery and facilitating the 

future enhancement of the district) and 3.3.2 (Clarity of language and 

efficiency). The objectives and policies in all other Chapters of the 

District Plan are to be expressed and achieved in a manner consistent 

with the objectives in the Strategic Directions and Outcomes Chapter 

of the pRDP. 

6.3 The key Strategic Directions objectives which are of relevance to the 

matters raised in  the KPJVP submission are set out in full in 

Appendix B and summarised below.    

6.4 Objective 3.3.1 – Enabling recovery and facilitating future 

enhancement of the district. This is to be achieved in a manner that 

both meets the community’s needs, including for economic 

development and investment certainty; and sustains the important 

qualities and values of the natural environment. 

6.5 Objective 3.3.2 – Clarity of language and efficiency. Efficiency is to be 

achieved by minimising transaction costs and resource consents 

associated with the pRDP processes; the extent of development 

controls and design standards (generally adopting a targeted 

approach1); and requirements for notification and written approvals.  

                                                
 
1 See paragraph 205 of Independent Hearings Panel Decision 1: Strategic Directions 
and Outcomes 
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6.6 Objective 3.3.5 – Business and economic prosperity. The importance 

of business and economic prosperity to Christchurch’s recovery and 

community wellbeing are recognised and a range of opportunities 

provided for business activity to establish and prosper.  

6.7 Objective 3.3.10 – Commercial and industrial activities. Recovery and 

stimulation of  commercial and industrial activities in a way that 

expedites recovery and long term economic and employment growth 

including through provision in greenfield areas, and ensuring sufficient 

and suitable land development capacity.  

6.8 Objective 3.3.7 – Urban growth, form and design.  A well-integrated 

pattern of development and infrastructure, a consolidated urban form, 

and a high quality environment that: 

(h) improves overall accessibility and connectivity for people, 

transport (including opportunities for walking, cycle and public 

transport) … 

6.9 Objective 3.3.9 – Natural environment.  A natural and cultural 

environment where: 

(a) People have access to a high quality network of public open 

space and recreation opportunities, including areas of natural 

character and natural landscape. 

 

7. STATUS OF OTHER ACTIVITIES IN INDUSTRIAL GENERAL ZONE  

16.1.1.4 Policy 4 - Activities in the industrial zones 

7.1 KPJVP sought that Policy 4 be amended to provide for limited non-

industrial activities which service or are complimentary to industrial 

activities.  While the wording of Policy 4 has not been amended in this 

regard, I note that the policy as notified does provide for activities that 

"support the needs of workers and businesses in the zone for food and 

beverages, commercial services and the care of children".  
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7.2 Policy 4 also needs to be read in conjunction with Policy 3 - Range of 

industrial areas.  The Council's revised proposal amends Policy 3 to 

recognise the industrial zones as providing for a range of industrial 

“and other compatible” activities (additions to wording in italics).  

7.3 I consider the revised wording better achieves the Strategic Objective 

3.3.1 - Fosters investment certainty; Objective 3.3.2 - Sets objectives 

and policies that clearly state the outcomes intended; and Objective 

3.3.5 - The critical importance of business and economic prosperity to 

Christchurch’s recovery and to community wellbeing and resilience is 

recognised and a range of opportunities provided for business 

activities to establish and prosper; in that it provides greater clarity 

around on what basis ‘other activities’ are to be provided for, and is 

more enabling of such ‘other activities’, which in turn facilitates and 

enables businesses to evolve and prosper.  

7.4 I consider that, on balance, the revised policy wording sufficiently 

provides for non- industrial activities which service or are 

complimentary to industrial activities.  

8. RESTRICTIONS APPLYING TO PERMITTED ACTIVITIES  

Rule 16.2.5.1.1 – Permitted activities – introductory paragraph. 

8.1 KPJVP seeks that the introductory statement be amended as follows: 

Any of the following activities; and any new building, alteration or 

addition to an existing building or a relocatable building or relocation of 

a building for any of the following activities; and ancillary activities 

including landscaping, access, parking and other hardstand areas 

associated with any of the following activities  

8.2 In the notified pRDP, the introductory paragraph appears to have the 

effect that only a  new building, alteration or addition to an existing 

building, the relocation of a building, and the relocatable building, is 

permitted. This would mean that the use of buildings for the list of 

activities which follows, and ancillary activities, is not actually 

permitted because of the limiting first paragraph.  
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8.3 The revised pRDP provisions amend the introductory statement to 

reflect KPJVP’s concerns.  I support this amendment to the rule.  

Rule 16.2.5.1.1 – Range of permitted activities 

Rule 16.2.5.1.1 P6 – Ancillary retail activity 

Rule 16.2.5.1.1 P12 – Ancillary office activity 

8.4 KPJVP sought inclusion of the following as permitted activities: 

(a) Commercial activities; 

(b) Freight hub; 

(c) Loading; 

(d) Parking area; 

(e) Parking lot; 

(f) Cargo handling associated with Port activities; 

(g) Waste management area; 

(h) Utility; 

(i) Retail activity (other than those listed above) comprising a single 

tenancy or group of tenancies sharing vehicle access and/or 

parking, and which comprise no more than 2000m2 of gross 

leasable floor area, providing no more than 3000m2 of retail 

activity in totality is provided on a single site; 

(j) Office activity; 

(k) Residential activity. 

8.5 Consistent with the above, KPJVP seek amendments to activity 

standards for permitted ancillary office and retail  activities to remove 

limits on gross floor area by area or percentage. 

8.6 It is noted Council have sought to delete all reference to Permitted 

activities in the Industrial General Zone (Kennaway Park) and included 
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generic reference to the Industrial General Zone Rules contained in 

16.2.2.3.  I support this approach which will streamline the pRDP 

consistent with Objective 3.3.2. 

8.7 The Council's revised proposal includes parking areas and parking lots 

as permitted.  Loading areas and waste management areas are now 

covered by the change to the introductory statement (which permits 

access and other hardstand areas), and cargo handling falls within the 

definition of warehousing, which is a permitted activity.  KPJVP no 

longer pursues amendments in relation to commercial activities, 

standalone retail and office activities, and residential activity. 

8.8 The operative City Plan Business 4 Zone does not place gross floor 

area limits on ancillary office and retail activity. The caps create more 

issues for some types of development than others, particularly 

because of the requirement to apply "whichever is the lesser" of 500m2 

or 30%.  This is a particular issue for large scale industrial activities – 

eg, an industrial activity with a floor area of 10,000m2 will be restricted 

to 500m2 of office which is likely to be breached.  There are already 

various businesses established at Portlink, as well as in other 

industrial areas, which would breach the new rules, as outlined by Mr 

Harris. 

8.9 I support the continuation of the operative City Plan B4 zone rules with 

respect to  ancillary office and retail in the pRDP for the following 

reasons: 

(a) Offices which are ancillary would not locate in the CBD (Central 

Business District) / KACs (Key Activity Centres), due to 

comparative rent levels, and their functional needs (e.g. large 

sites/complexes, need to co-locate with other components of the 

operation such as warehousing and manufacturing)2, so 

concerns about increasing caps resulting in detraction from 

those areas are unfounded.  

                                                
 
2 Evidence of David Harris 
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(b) Including the caps creates a default to a consenting 

process.  The policies3 support ancillary office activity, so subject 

to any effects issues, it is highly likely that consent would be 

granted.  I consider that this approach is inefficient and contrary 

to the Statement of Expectations (contained in the Canterbury 

Earthquake (Christchurch Replacement Plan) Order 2014) to 

remove reliance on consenting processes.  Furthermore, it is 

considered to be contrary to Objective 3.3.1(b) which seeks to 

foster investment certainty.  

(c) Use of the term ‘ancillary’ in the permitted activity tables is 

proposed in the pRDP. There is no greater risk of ‘non ancillary’ 

activities establishing with the removal of the ‘caps’.  This is an 

enforcement matter and cannot be the justification for restrictive 

rules.   Enforcement will equally be required with respect to 

administering the ‘caps’. 

(d) An interpretation of the term ‘ancillary’ will still be required as this 

is a requirement of the permitted activity standard. Inclusion of 

the caps is not a de facto for ‘ancillary’ and would not remove the 

need to confirm that the office or retail activity meets the 

definition of an ancillary activity.  

(e) With regards to certainty, from an applicant’s point of view, the 

need to obtain consent in the rare situation where agreement 

with the Council processing planner on ‘ancillary’ cannot be 

reached is preferable to defaulting to consent because the caps 

are breached. 

(f) Inclusion of caps into the pRDP would fail to provide flexibility 

around development and discourage potential new industrial 

market entrants into Christchurch4 contrary to Objectives 3.3.1, 

3.3.5 and 3.3.10.  Christchurch’s recovery and long term 

economic and employment growth will not be fostered by 

                                                
 
3 pRDP Policy 4 Activities in industrial zones – Maintain and support the function of 
industrial zones while providing for limited non-industrial activities that are: i) ancillary 
in scale and on the same site as a permitted or consented activity. 
4 Evidence of David Harris 
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restrictive planning rules which make it easier for establish 

elsewhere.   

(g) Removing the caps is not in conflict with Policy 6.3.6 of the 

Regional Policy Statement5 because ancillary office and retail 

would not establish in the CBD or KACs as an alternative 

location, therefore there will be no adverse distributional effects.  

Heavy industry (including associated ancillary office and retail) is 

non-complying in the Industrial General Zone so ‘in zone’ 

reverse effects should not arise. 

(h) Permitted activity status for ancillary offices and retail activity will 

not create a ‘permitted baseline’ argument under s104 of the 

RMA6 for standalone offices and retail which could adversely 

affect the CBD or KACs. The permitted baseline only applies 

with respect to activities which generate the same or similar 

effects. A resource consent process will be required for stand-

alone activity and such applications will need to establish that 

adverse distributional effects do not arise (they do not arise for 

ancillary activity which the evidence establishes would not 

establish in the CBD or KACs in any case). Such applications 

would also be assessed against the strong pRDP policy 

framework against stand-alone activity. Policy 4 seeks to avoid 

non industrial activities that could adversely affect the CBD or 

KACs and Policy 5 seeks to avoid office development except 

where ancillary to permitted or consented activity on the same 

site.  

                                                
 
5 Regional Policy Statement Policy 6.3.6 Identify trigger thresholds for office and retail 
commercial activities where these activities are likely to give rise to distributional 
effects, particularly on larger commercial centres, or result in reverse sensitivity 
effects. 
6 When forming an opinion for the purposes of subsection (1)(a), a consent authority 
may disregard an adverse effect of the activity on the environment if a national 
environmental standard or the plan permits an activity with that effect. 
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Rule 16.2.5.1.1 

Permitted activities:  P1 – P3 – Restrictions on goods display and 
showrooms 

8.10 KPJVP seek that the Activity Specific Standards for gross floor area 

limitations for the display of goods or showrooms is deleted. Such 

restrictions do not currently apply and will unreasonably constrain 

activities on the Portlink Site. 

8.11 I support this change as better achieving Strategic Objectives 

3.3.2(a)(i) and 3.3.5. 

Rule 16.2.5.1.1  

Permitted activities: P7 – Restrictions on food and beverage 
outlets 

8.12 KPJVP oppose the insertion of a permitted activity standard restricting 

the size and hours of operation of food and beverage outlets and 

seeks provision for activities, consistent with the Operative City Plan.  

8.13 Mr Stevenson recommends deleting the above restrictions. I support 

this change as this gives better effect to Strategic Objectives 

3.3.2(a)(i) and 3.3.5. 

Rule 16.2.5.1.3  

Restricted Discretionary activities: RD5 Commercial services. 

8.14 KPJVP sought that commercial services be provided for as a permitted 

activity.   While this has not been adopted by the Council, I note that 

the revised proposal now specifies that applications are to be 

processed on a non-notified basis.  

8.15 I support the amendment regarding notification as this better gives 

effect to Strategic Objective 3.3.2. However, I question if this is an 

over reliance on the consenting process, given it is Restricted 

Discretionary and Policy 4 seeks to “support the needs of workers and 

businesses in the zone for food and beverages, commercial services 
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and the care of children".  In my opinion, commercial services should 

be permitted to be consistent with Policy 4. 

Rule 16.2.5.1.5 

Non-complying activities: NC1 – Road upgrades 

8.16 Activity NC1 states that: 

“Any development resulting in more than 10 hectares (excluding 

roads) of land within the Outline Development Plan area in Appendix 

16.7.3 being occupied by businesses before completion of: 

a. The upgrade of the intersection of Kennaway Road and 

Chapmans Road to provide dedicated right turn bays with two 

approach lanes on the minor arm that are continuous for a length 

of no less than 35 metres, and 

b. The upgrade of the section of Cumnor Terrace linking Chapmans 

Road and Maunsell Street to provide a central median to provide 

for the safe turning movements of heavy vehicles and to provide 

adequate sealed carriageway space for the safe movement of 

general traffic and cyclists.  

8.17 The improvements required by (a) are committed to.  Nevertheless, Mr 

Calvert (Council traffic engineer) considers that it is essential that this 

intersection operates in a safe and effective manner and recommends 

that the rule be retained. 

8.18 In respect of clause (b), it has become apparent through discussions 

with the Council that certain aspects of the road upgrade works 

required by this rule are not practically feasible. It is also questionable 

whether there is sufficient nexus between activities at the Portlink Site 

and the effects proposed to be controlled by this rule and Council staff 

has agreed with this. Resource consent has recently been granted for 

non-compliance with this rule given the impracticality and 

inappropriateness of the requirements specified in the rule (RC 

92023832).  
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8.19 As noted by Mr Calvert, a Private Development Agreement has been 

entered into between the Christchurch City Council and Kennaway 

Park to undertake improvements along Cumnor Terrace. Rule 

16.2.5.1.5 – NC1(b) is therefore redundant and upon Mr Calvert's 

professional opinion Mr Stevenson agrees NC1(b) be deleted. 

8.20 I agree with the revised provisions as appropriate in light of the above.   

 

9. BUILT FORM RULES 

Height 

9.1 KPJVP sought deletion of the graduating building height limit, which 

required a graduating building height from 11 metres to 15 metres 

within 20 m of the Tunnel Road lot boundary. 

9.2 The revised proposal deletes this rule.  I agree with the deletion which 

ensures consistency with rules applying to other Industrial General 

Zones, including other Greenfield industrial areas with boundaries with 

rural zones, such as at North Belfast. Rule 16.2.3.1a only applies a 

height restriction (maximum 15m building height) within 20m of a 

Residential Zone.   

9.3 This is consistent with the Strategic Directions and Outcomes decision 

in favour of ‘targeted’ urban design and Objective 3.3.2 (a)(ii) 

minimising the number of design standards in the rules. 

9.4 Mr Stevenson recommends retaining reference to the 11m height limit 

identified on the northern portion of the ODP. The latter imposes a 

more restrictive height limit (11m) over a larger area (up to more than 

200m from a residential zone) than the Industrial General Zone rule 

outlined above.  KPJVP accept the 11m height limit area shown on the 

ODP on the basis that it is consistent with the operative City Plan ODP 

and that this part of the Site has yet to be developed. 
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Recession planes 

9.5 KPJVP sought deletion of a site specific recession plane requirement 

adjacent to residential zones (Rule 16.2.5.2.4), on the basis that the 

site does not adjoin a residential zone.  This rule has now been 

deleted.  I agree with that amendment as the original rule was 

redundant.  

Building setback - Road boundaries 

9.6 Rule 16.2.5.2.1 of the pRDP specifies a minimum building setback of 

10m from Tunnel Road. KPJVP sought that this rule be deleted.   

9.7 A portion of the boundary at the southern end of the site has already 

been formed with a 10m setback and incorporates a stormwater 

management area.  It is proposed to retain the 10m setback in this 

area, and this is shown on the revised ODP as a 

landscape/greenspace area. This would result in the rule for the 

Industrial General zone, which requires a 3m setback from arterial 

roads, applying to the remainder of the Tunnel Road boundary.   

9.8 During mediation subsequent to Council evidence exchange the 

Council has confirmed that it now agrees to deletion of the 10m 

setback rule and application of the standard Industrial General Zone 

rules. 

9.9 Tunnel Road has an elevated, relatively wide road corridor with an 

open space character on the opposite (east) side, currently with an 

underlying rural zoning (proposed to be largely Open Space Nature 

with smaller areas of Rural Urban Fringe zoning on private land 

parcels in the Draft Stage 2 Replacement District Plan7 see planning 

map attached as Appendix C). As a separate matter, I am advising 

clients (Castle Rock) seeking residential zoning for the private land 

areas opposite. If approved there would still be substantial areas of 

open space land opposite. 

                                                
 
7 Christchurch City Council Subcommittee Agenda 20 February 2015  
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9.10 Tunnel Road is a major arterial and is along one of two alternative 

routes into the Christchurch city centre from Lyttelton Port (via Tunnel 

Road and Ferry Road, or Port Hills Road (SH76)). Whilst cruise ships 

are not currently utilising Lyttelton, this activity may resume in the 

future. However, this portion of Tunnel Road is some distance from the 

Port and I do not consider it serves a city gateway function to the 

same extent as say the MAIL site on the corner of Russley Road and 

Memorial Avenue, at the City gateway from Christchurch International 

Airport.  I also note that other industrial areas on Tunnel Road, to the 

south of the Kennaway ODP area, have been developed with a 3m 

setback.  A consistent landscaped corridor would therefore not be 

achieved in this location. 

9.11 I note that the Tunnel Road frontage to the Portlink ODP area is 

substantial – approximately 2.2 km in length. The 10m building 

setback will reduce the buildable area by approximately 22,000m2 

(compared to 7260m2 for a lesser setback of 3m). 

9.12 I consider application of the Industrial General Zone Rules to be more 

appropriate in this location.  These rules comprise 16.2.3.2 (minimum 

setback from boundaries), 16.2.3.5 (outdoor storage areas) and 

16.2.3.6 (landscaped areas).  They preclude outdoor storage within 

the setback area and require a minimum width landscape strip of 1.5m 

and a minimum density of planting of 1 tree per 10m of road frontage.  

9.13 This will give greater guarantee of a high quality amenity outcome than 

the revised pRDP rule as the latter does not include any restrictions 

regarding use of the 10m setback area which could otherwise become 

the ‘back face’ of the development and a storage area. There is also 

no requirement for landscaping this area under the current rule.  

9.14 I consider the application of the Industrial General rules would also 

better achieve revised Policy 7 – Development in Greenfield areas: 

(a) To manage effects at the interface between Greenfield areas 

and arterial roads, rural and residential areas with setbacks and 

landscaping. 

787 Kennaway Park
Fiona Aston

page 18 of 33



18 

 

Residential zone and esplanade reserves   

9.15 Rule 16.2.5.2.3(a) and (b) of the pRDP specifies a minimum building 

setback from the boundary with a residential zone (6m) and esplanade 

reserve (10m).  Council's revised proposal deletes the setback from 

the residential zone and reduces the setback from the esplanade 

reserve to 3m. 

9.16 Portlink Industrial Park is bounded by the Heathcote River, Tunnel 

Road, and an industrial area. It is not adjacent to a residential zone 

and accordingly this rule was redundant. 

9.17 Mr Stevenson's evidence states that the reason for Rule 16.2.5.2.3 is 

to retain openness for anyone that uses the esplanade reserve in the 

future, rather than being enclosed as would occur if buildings were up 

to the boundary. However, he acknowledges that the setback as 

notified is not reasonable (10 metres) nor consistent with elsewhere 

(Rule 16.2.7.2.3 requires a setback of 6 metres). A larger setback at 

the rear of a building potentially becomes an underutilised space and 

visually, a worse outcome. Deletion of the rule is not considered 

appropriate but Mr Stevenson considers in his evidence that a 

reduction to 3m is a better outcome.  

9.18 There is a Green Space (landscape and stormwater) area shown on 

the Kennaway ODP adjoining the Site boundary with the Heathcote 

River which varies between approximately 20m and 80m in width and 

which functions as a building setback area.  In addition, Rule 

16.2.5.2.3 b requires landscaping adjacent to the Heathcote River, 

although the location of that landscaping either within lots or within the 

identified Landscaping and Stormwater Area is not clear in the 

provisions as notified.  

9.19 Further discussion with Council subsequent to its evidence exchange 

has resulted in agreement to the following changes: 

(a) 16.2.5.1.1 Permitted activities – include Landscape and 

Stormwater Area as a Key Structuring Element. 
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(b) 16.2.5.2.2 – Minimum setback from the boundary with esplanade 

reserves – delete. 

(c) 16.2.5.2.3 Landscape areas – revised as discussed further 

below. 

9.20 I consider these further revisions to be appropriate given the extensive 

Landscape and Stormwater Area adjacent to the Heathcote River 

provided for by the ODP.  I also consider that the revised rules provide 

greater clarity and certainty consistent with Strategic Objective 3.3.2. 

 

10. DESIGN STANDARDS  

Rule 16.2.5.2.7: Landscaping - Cycle and pedestrian access 

Tunnel Road 

10.1 Rule 16.2.5.2.7 (a) relates to landscaped areas applicable to Tunnel 

Road frontage only. Items (v), (vi) and (vii) state: 

(v) Legal public access ways shall be provided within that part of the 

landscaping strip shown as “Pedestrian Access” on the Outline 

Development Plan in Appendix A 16.7.3; and 

(vi) Public access ways through the landscaping strip (as shown 

on Appendix A 16.7.3) shall be illuminated along their full length 

to a level between 2 and 10 lux; and 

(vii) The landscaping and public access way required 

under Rule 16.2.5.2.7 shall be completed as a condition of 

subdivision consent, or if there is no subdivision required, in 

conjunction with development in the locations that clauses (i) - 

(vi) relate to as a permitted activity standard. 

10.2 KPJVP opposed the inclusion of the above items and request the 

deletion of the same. During the processing of the Stage 2 subdivision 

consent for Portlink Industrial Park, Christchurch City Council 

determined that establishing pedestrian and cycle access along 

Tunnel Road would result in an adverse outcome in this locality, and 
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should not be required. Accordingly, Stages 1- 4 which related to the 

southern half of the Site have already been consented without any 

requirement for pedestrian and cycle access adjacent to Tunnel Road. 

Accordingly, this rule needs to reflect this. 

10.3 Council's revised proposal deletes these requirements and I agree 

with that amendment for the reasons set out above. 

Heathcote River 

Rule 16.2.5.2.7 (c) of the pRDP states (inter alia) 

(i) Any site that adjoins the Heathcote River shall have a 

landscaping strip with a minimum width of 20 metres along the 

allotment boundary   with the Heathcote River connecting with 

‘lateral roads’ that cross the spine road, as defined on the 

Outline Development Plan in Appendix  A 16.7.3 as ‘Landscaped 

Area’; and 

(ii) Planting of trees and shrubs within the 20 metre landscaping 

strip adjacent to the Heathcote River shall be in accordance with 

the Landscape Plan and Plant Species List (see Appendix A 

16.7.3 and the requirements in Appendix 16.7.1 Part A (Tree 

requirements); and 

(iii) Legal public access ways within the landscaping strip adjoining 

the Heathcote River shall be provided as indicated by 

‘Pedestrian access’ on the Outline Development Plan in 

Appendix A 16.7.3; and 

(iv) Public access ways through the Landscaping Strip (as shown 

on Appendix A 16.7.3 i) shall be illuminated along their full length 

to a level between 2 and 10 lux; and 

(vi) The landscaping  and public access ways required under Rule 

16.2.5.2.7 (c) shall be completed as a of subdivision consent, or 

if there is no subdivision required, in conjunction 

with development in the locations that clauses (a) and (e) relate 

to as a permitted activity standard; and 

10.4 KPJVP oppose the inclusion of the above rule in the pRDP on the 

basis that this level of regulation is inappropriate and unnecessarily 
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complex. Rules should enable the activities anticipated by this zone. 

The lighting requirement will be costly to implement, with little public 

benefit. It is not anticipated that the walkway in this location will be well 

used at night. 

10.5 Mr Stevenson’s evidence states that the standards as notified reflect a 

plan change made operative in 2011 and which are considered 

onerous i.e. a 20 metre landscaping strip. It is recommended that a 

landscaping strip is still required to minimise effects on the visual 

amenity of the river but at a reduced depth of 3m. In all other respects 

no changes have been made and items (iii), (iv) and (vi) have been 

retained.  

10.6 As noted above, further discussions have since taken place with Mr 

Stevenson and it has been agreed that the rule be further amended, 

deleting (i), (iv) and (vi) and amending (ii), as set out in Appendix D.  

10.7 KPJV is satisfied with the proposed level of changes now agreed.  I 

support these changes as appropriate given the extensive Landscape 

and Stormwater Area adjacent to the Heathcote River provided for by 

the ODP.  I also consider that the revised provide greater clarity and 

certainty consistent with Strategic Objective 3.3.2.  The provisions 

remain consist with Objective 3.3.7 and 3.3.9 which seek 

improvements to accessibility and connectivity including walking 

access; and public access to high quality network of public open 

spaces including areas of natural character.   

Fencing and screening 

10.8 Rule 16.2.5.2.1(d) relates to fencing and screening structures located 

between any building and the road boundary. These are to have a 

maximum height of 1.2m, or if at least 50% visually transparent, 2m. 

KPJVP sought deletion of this rule.  

10.9 Council's revised proposal deletes this rule.  Mr Stevenson 

acknowledges that the above rule seeks a higher level of amenity than 

is appropriate within the Industrial General and Industrial Heavy zones 

and inclusion of the rule is not appropriate or necessary to achieve 

Objective 3.3.2 of the Strategic Directions chapter. 
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10.10 I agree with deletion of the rule for the reasons provided by Mr 

Stevenson. 

Roof and wall colours 

10.11 Rule 16.2.5.2.6 of the pRDP seeks that any building walls or outdoor 

advertising facing and on sites adjoining either Tunnel Road or the 

Heathcote River shall have a colour reflectivity of no more than 35%.  

10.12 KPJVP opposed this rule on the grounds that controls on outdoor roof 

and wall reflectivity adjacent to the Heathcote River are unnecessary 

and unreasonably onerous.  

10.13 In response to KPJVP’s submission, Mr Stevenson considers that 

there are other methods for controlling the visual dominance of 

buildings and rules to manage colour are considered to be 

unnecessarily prescriptive. He recommends that Kennaway’s relief is 

accepted and the rule is deleted. 

10.14 I support the above and consider that it is consistent with Objective 

3.3.2(a)(i) and (ii).  

 

11. MATTERS OF DISCRETION – INDUSTRIAL GENERAL ZONE 
(KENNAWAY PARK) 

16.2.5.3.2 Roof and wall colours of buildings facing and on sites 
adjoining a residential zone  

11.1 Matters of discretion 16.2.5.3.2 Roof and wall colours of buildings 

facing and on sites adjoining a residential zone have been deleted, 

reflecting deletion of the rule to which these related. 

16.2.5.3.4 Cycle and pedestrian links 

a. The extent to which the development provides safe and efficient 

linkages within the Outline development Plan area and 

connections to the wider transport network for walking and cycling. 
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11.2 KPJVP sought deletion of these matters of discretion consistent with 

the submission seeking deletion of requirements for cycle and 

pedestrian accessways.  Retention of the accessway adjacent to 

Heathcote River has now been agreed with Council and on this basis if 

the rule remains then the matters of discretion are appropriate.  

12. APPENDICES 
 

Appendix 16.7.1 – Rules and Guidance for landscaping and tree 
planting 

 

12.1 KPJVP seek that Appendix 16.7.1 be amended so that the required 

height of trees at the time of planting be 1.5m (as opposed to 2m as 

identified in the pRDP). This is consistent with the current Operative 

City Plan requirements. An increase to 2m will result in an additional 

cost with limited benefit.  

12.2 Council's revised proposal amends the required height at time of 

planting to 1.5m.  Mr Stevenson states that there is a risk in increasing 

the minimum height that additional consents will be triggered. While a 

2 metre tree ensures the establishment of a tree in a landscaped area, 

there is no evidence to support the need for an increase of 0.5 metres 

which is an added cost to development and he therefore recommends 

that the relief is accepted.  I agree with the amendment for those 

reasons and consider the change is consistent with Objective 3.3.3. 

Appendix 16.7.3 – Outline Development Plan 

12.3 KPJVP sought that Appendix 16.7.3 be amended so that the location 

of landscaping and the side roads on the ODP reflect the reality of 

development has occurred to date on the Portlink Site. 

12.4 The revised pRDP provisions include an updated ODP reflecting the 

change above. However, this does not reflect all of the changes to the 

rules in the revised pRDP and subsequently agreed with Council. For 

example Appendix 16.7.3 still includes reference to the 20m graduated 

building height limit along Tunnel Road and shows a pedestrian link 
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along the Tunnel Road landscape and stormwater area whereas the 

revised pRDP delete the rules relating to these matters.  
 

12.5 Appendix A is a further revised version of the ODP which 

incorporates the amended rules package and further amendments 

agreed with Council as outlined in my evidence above.  
 

13. CONCLUSION 

13.1 The agreed revised provisions and removal of size restrictions on 

ancillary office and retail activity will better achieve the pRDP Strategic 

objectives and are the most appropriate way to achieve the purpose of 

the Resource Management Act.8  

 
 

Pauline Fiona Aston 
24 April 2015 
  

                                                
 
8 Promoting the sustainable management of natural and physical resources. 
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APPENDICES 

Appendix A  Revised ODP 

Appendix B Key Relevant Strategic Directions & Outcomes 

Appendix C Planning Map (Castle Rock) 

Appendix D Amendments Sought to Revised Industrial Proposal  
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Appendix B:  Key Relevant Strategic Directions and Outcomes Objectives and 
Policies  

 

Objective 3.3.1 – Enabling recovering and facility the future enhancement of the 
district 

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 term needs for housing, 

 economic development, community facilities, infrastructure, transport, and 

 social cultural wellbeing; and 

(b) Fosters investment certainty; and 

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

 

Objectve 3.3.2  - Clarity of language and efficiency 

The Distrcit Plan, through its preparation, change, interpreation and implemenation: 

(a) Minimises: 

(i) Transaction costs and reliance on resource consent porcesses; and 

(ii) The number, extendt, and prescriptiveness of development controls and 

 design standards in the rules, in order to encourgae innovation and choices; 

 and 

(iii) The requirements for notification and written approval; and 

(b) Sets objective and policies that Cleary state the outcomes intended; and 

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

 and use.  

Objective 3.3.5 – Business and economic prosperity 

The critical importance of business and economic prosperity to Christchurch’s recovery and 
to community wellbeing and resilience is recognised and a range of opportunities provided 
for business to establish and prosper. 
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Objective 3.3.7 – Urban growth, form and design 

A well integrated pattern of development and infrastructure, a consolidated urban form, and 
a high quality environment that:… 

(h) improves overall accessibility and connectivity for people, transport (including 
opportunities for walking, cycling and public transport) and services… 

 

Obective 3.3.9 – Natural and cultural environment 

A natural and cultural environment where: 

(a) People have access to a high quality network of public open space and recreation 
opportunities, including areas of natural character and natural landscape. 

 

Objective 3.3.10 – Commercial and industrial activities  

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, redistilling of centres, and provision in 
greenfield areas; and 

(b) Ensuring sufficient and suitable land development capacity. 
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Appendix C – Planning Map (Castle Rock) 

 

Extract from Planning Map 47 pRDP Draft Stage 2 (Council version approved for Minister’s 
comments) 
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Appendix D – Revised Rules to pRDP 
 
 
 
16.2.5.1.1 Permitted activities  
 
 
P1 Any development permitted under 16.2.2.1, subject to complying with: 
 
 
 
a. All the Key Structuring Elements on the Kennaway Park Outline Development Plan 
(Appendix 16.6.3):  
 
i. road access  
ii Landscape and Stormwater Area 
 
b. Built Form Standards in Rule 16.2.5.2  
 
 
16.2.5.2.2 Minimum building setback from the boundary with esplanade 
reserves 
 
. Applicable to . 

 
Permitted. Restricted 

discretionary . 
 

Matters of 
Discretion . 
 

a. . 
 

Setback from 
Esplanade 
Reserve adjacent 
to  
Heathcote River  
. 
 

10 metres from the 
inner edge (being the 
landward side of the 
Esplanade Reserve) of 
the Esplanade 
Reserve as marked on 
the Outline 
Development Plan  
in Appendix 16.7.3  
3 metres 

Less than  3 
metres . 
 

Minimum 
Building 
Setback from 
the Road 
Boundary  
with a 
residential zone 
16.5.1.4 . 
 

 
  
Revised Rule 16.2.5.2.3 – Landscaped areas 

 

Applicable 
to 

Permitted 

Landscaping 
adjacent to 
the 
Heathcote 
River and 
within the 
zone 

i. Any site that adjoins the Heathcote River shall have a landscaping strip 
with a minimum width of 3 metres along the allotment boundary with the 
Heathcote River as defined on the Outline Development Plan in Appendix 
16.6.3 as ‘Landscape and stormwater area’; and 
 
ii. Planting of trees and shrubs within 'Landscape and Stormwater Area' 
defined on the Outline Development Plan in Appendix 16.6.3 the 3 metre 
landscaping strip adjacent to the Heathcote River shall be in accordance 
with the Landscape Plan and Plant Species List (see Appendix 16.6.3) and 
the requirements in Appendix 16.6.1 Part A (Tree requirements); and 
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iii. Legal public access ways within the landscaping strip adjoining the 
Heathcote River shall be provided as indicated by ‘Pedestrian access’ 
on the Outline Development Plan in Appendix 16.6.3; and 
 
iv. Public access ways through the Landscaping Strip (as shown on 
Appendix 16.6.3.i) shall be illuminated along their full length to a level 
between 2 and 10 lux; and 
 
iiiv. there shall be no erection of buildings, fences, the display of outdoor 
advertisements, parking of vehicles or use for any purpose other than 
landscaping, passive recreation or ecological enhancement within the 
‘Landscape and sStormwater Aarea’ defined on the Outline Development 
Plan in Appendix 16.6.3, and 
 
vi. The landscaping and public access ways required under Rule 
16.2.5.2.7(c) shall be completed as a condition of subdivision consent, or if 
there is no subdivision required, in conjunction with development in the 
locations that clauses (a) and (e) relate to as a permitted activity standard; 
and 
 
vii. Existing vegetation as marked on the Outline Development Plan in 
Appendix 16.6.3 as ‘Existing vegetation to be retained’ shall be 
maintained. 
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