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INTRODUCTION  

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

Planning Group Limited, a resource management and planning consultancy 

that provides planning and resource development advice to local authorities, 

government agencies and private clients throughout New Zealand. 

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

Canterbury, a Master of Applied Science in Environmental Management from 

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

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

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

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

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

management planning. 

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

Christchurch district and wider Canterbury region as a consultant to property 

owners, developers and government agencies. I have a strong 

understanding of the application and administration of the District Plan 

provisions in Christchurch.  

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

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

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

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

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

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

opinions. I have not omitted to consider material facts known to me that 

might alter or detract from the opinions I have expressed. 

BACKGROUND 

5 KI Commercial Ltd owns or has interests in the land at 9 and 11-13 Bernard 

Street in Addington. The submitter has expressed that the Industrial General 

Zone (as notified) “completely ignores the development that currently exists 

in this area”.1  

                                                

1 Paragraph 10 of Submission No.789 
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6 The submitter sought that the area demarcated by a black dotted line on the 

plan contained in Attachment A to my evidence should be rezoned 

Commercial Core. 

SCOPE OF EVIDENCE 

7 My evidence relates to the submission by KI Commercial Ltd (Submission 

No. 789) and is focussed on what zoning is most appropriate in the context 

of section 32 of the Resource Management Act 1991 (“the Act”). 

8 In the preparation of my evidence, I have considered the relevant parts of the 

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

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

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

evidence of Mr Mark Stevenson and Mr Andrew McLeod of the Christchurch 

City Council (“the Council”). 

9 My evidence has specifically considered the degree of alignment with: 

(a) The statement of expectations in Schedule 4 of the Canterbury 

Earthquake (Christchurch Replacement District Plan) Order 2014; 

and 

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

(c) Section 32 of the Act. 

10 I have read the economics evidence of Dr Philip McDermott in regard to the 

impacts of limiting commercial activity outside of centres and the zoning of 

the land of relevance to the submission from KI Commercial Ltd.  Dr 

McDermott does not support restrictions on commercial activity (including 

office and retail activity) in this area as proposed under the Commercial 

Mixed Use zone. He also finds that the Central City will not be impacted by 

commercial activity such as that sought by the submitter. I rely on his 

opinions in this regard. 

EXECUTIVE SUMMARY 

11 In my opinion, the Industrial General zoning (as notified) of the land in 

question is not the most appropriate method to achieve the purpose of the 

Act or objectives of the PRDP. My opinion is consistent with the position of 

Mr Stevenson of the Council. 
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12 I consider that the rezoning of the land in question to Commercial Mixed Use 

is a step in the right direction by recognising the existing commercial, retail, 

hospitality and office activities that are already located in the area. In my 

opinion however, the Commercial Mixed Use zone is overly restrictive in 

preventing growth in office and retail activities within the land in question. 

Effectively the Commercial Mixed Use zone provides for no further office or 

retail activity, which in my opinion is at direct odds with the purpose and 

principles of the Act to promote sustainable management. It is unrealistic in 

my opinion to not expect and provide for commercial growth in Addington. 

13 Commercial growth in this part of Addington has occurred over time as a 

result of the prior Business 4 zoning and has in my opinion been directly 

impacted on (in terms of positive growth) and expedited by the Canterbury 

earthquakes.   

14 I consider a balance between the Commercial Mixed Use and a reduced 

Commercial Core zone as being the most appropriate response to the land 

in question, marked in red as shown on the plan in Attachment B. My 

conclusion is based on: 

(a) Mr Stevenson’s opinion that the Industrial General zoning in the plan 

as notified does not reflect the reality of existing uses in the area2 and 

that it is not appropriate; 

(b) The Commercial Mixed Use and Commercial Core zones both 

provide for existing and consented activities that are located within 

the land in question; 

(c) Locating the Commercial Core zone in the locality shown on 

Attachment B will provide for a degree of growth for commercial 

activities (including retail and office activity) while having minimal 

effect on the continued promotion of such activities within the Central 

City, as supported by Dr McDermott; 

(d) My evaluation of the zoning options against the Statement of 

Expectations, the objectives in the Strategic Directions Chapter, and 

section 32 of the Act; and 

(e) The evidence of Dr McDermott in support of the submission of KI 

Commercial Ltd. 

                                                

2 Page 3 (Addington/Moorhouse) of Attachment C to Evidence of Mr Mark Stevenson  
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SITE CONTEXT 

15 The land referred to in the submission of KI Commercial Ltd is generally 

described in paragraphs 6-7 and shown in Appendix A to the submission 

(reproduced in my evidence as Attachment A).  

16 The land of most interest to the submitter is bordered by Lincoln Road to the 

south, Bernard Street to the east, Wise Street to the west, and Walsall Street 

to the north. Further north of the land is the main railway line. The land has 

an area of approximately 2.5 hectares, of which I estimate that approximately 

60-70% is either developed or consented for development.  

17 The land is currently zoned Business 4, which in my opinion explains the 

commercial character that has developed within much of the area along 

Lincoln Road, Wise and Bernard Streets. The land to the north along Walsall 

Street exhibits a more industrial-service based character which is likely to be 

inherent of former railway activities.   

18 Within the area that is more industrial nature, is “Woods Mill” – a consented 

mixed use, hospitality, office, retail and accommodation building/site, and the 

Court Theatre – a very large converted warehouse that I understand is 

lawfully established under the Canterbury Earthquake (Resource 

Management Act Permitted Activities) Order 2011. 

19 The wider area features a very diverse mixture of retail, commercial service, 

office, workshops, vehicle sales and repairs, residential, traveller’s 

accommodation and hospitality activities. A list of existing activities in the 

area with an associated plan has been provided to me by the submitter and 

is contained in Attachment C. I have walked this area in preparing my 

evidence and the activities noted are consistent with my general 

observations. 

20 Dr McDermott notes that the land in question is less than 3 kilometres from 

the intersection of Colombo and Hereford Street in the centre of the city. 

Given this location, he considers that it difficult to see it passing back into 

substantial manufacturing operations, or being used for anything other than 

offices, services, and specialist retail and food services.3 

 

                                                

3 Paragraph 80 of Brief of Evidence from Mr McDermott (24 April 2015) 
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ZONING 

21 The Commercial Mixed Use zone, as proposed for the land by Mr 

Stevenson, will provide for a range of uses, with appropriate restrictions on 

office and retail activities to avoid adverse effects on the nearby commercial 

areas and the CBD, and to minimise opening the door to a greater range of 

activities than has presently developed in the area. This zone is intended to 

reflect and provides for the established on-the-ground character and role of 

these areas.  

22 This zone restricts any new office and retail activity from establishing without 

first obtaining resource consent for a Non-Complying Activity. This restriction 

is further confirmed in Policy 8 (15.1.1.8) – Mixed Use Areas.   

“a. Recognise the existing nature and scale of retail and office 

activities in Addington, off Mandeville Street and adjoining Blenheim 

Road, while limiting their future development to a range of other 

business activities to ensure that future growth in retail and office 

activities is within commercial centres”. 

23 The Commercial Core Zone as sought by KI Commercial Ltd is described in 

the section 32 report prepared by the Council as follows: 

“This zone is generally the area of a centre dominated by a mall or 

supermarket, which is reflected in the proposed rules that enable a 

larger scale of development, i.e. greater height of buildings. The 

Commercial Core Zone can be found in all District and 

Neighbourhood Centres”. 

24 I agree with Mr Stevenson that the Commercial Mixed Use zone is a more 

efficient and effective method for achieving the PRDP’s objectives and 

policies than the notified Industrial General zoning.4 I do not share his view 

that the Commercial Mixed Use zone is a better method in itself than the 

Commercial Core zone however. 

25 Mr Stevenson considers that the Commercial Mixed Use zone will provide for 

a range of uses, with appropriate restrictions on office and retail activities to 

avoid adverse effects on the nearby commercial areas and the CBD, and will 

minimise ‘opening the door’ to a greater range of activities than has presently 

developed in the area. I do not share his opinion, with particular, I disagree 

                                                

4 Page 3 (Addington/Moorhouse) of Attachment C to Evidence of Mr Mark Stevenson 
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with the need to restrict office and retail activity in this locale having 

particular regard to Dr McDermott’s evidence.5 

26 The submitter sought that the entire land area referred to in the submission 

was rezoned to Commercial Core (see area in purple in Attachment A). In 

my opinion, the confines of the Commercial Core Zone are more appropriate 

to a lesser scale as shown in red in Attachment B, being approximately 2.5 

hectares in area. In my opinion this reduced area will: 

(a) Protect the existing commercial activities that have established 

lawfully in the area;  

(b) Provide for an appropriate level of growth covering a range of 

potential activities (including office and retail); 

(c) Better achieve Objective 2 (15.1.1) and implement Policy 1 (15.1.1.1) 

in the Commercial Chapter and would be consistent with Chapter 3 

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

27 If urban form is an issue for the Council, I do not see any planning issues 

with including land to the southern side of Lincoln Road within the 

Commercial Core zone to assist with providing a more coherent boundary. 

This land is already developed for commercial use and would provide an 

extension to that land that the Council is currently promoting as Commercial 

Core.  

EVALUATION 

28 I have undertaken an evaluation of the zonings against the Statement of 

Expectations, the objectives in the Strategic Directions chapter, and section 

32 of the Act. My evaluation is contained in Attachment D. In summary I find 

that in regard to the Commercial Core zoning: 

(a) It is most consistent with the Statement of Expectations in the Order 

by promoting an efficient zone that will reduce consent administration 

and processing while providing a framework that promotes innovation 

and choice; 

(b) It is consistent with the relevant objectives of the Strategic Directions 

Chapter by enabling recovery and facilitating future enhancement 

and business opportunities; and 

                                                

5 Paragraph 63 of Evidence of Dr McDermott 



DOP-123497-1-380-V4 Page 8/9 

(c) The effectiveness and benefits from efficiency provide strong ground 

for the Zone in a consideration of section 32 of the Act.  

29 I agree with Dr McDermott that the method adopted to achieve the CRPS 

objectives to firstly promote the Industrial General Zone, then Commercial 

Mixed Use Zone (both which restrict new office and retail activity) is 

excessive given the close proximity of the land to the Central City and its 

established history.6  

30 As set out in paragraphs 15 to 18 of the submission of KI Commercial, it is 

discussed how the original proposal from the Council to tightly control 

suburban expansion was rejected by the Minister in the final version of the 

Recovery Plan, noting: 

“The Recovery Plan, together with the anchor projects and amended 

regulatory framework, provides a compelling case for continued 

investment in the central city and it is not considered necessary or 

desirable to restrict suburban development to achieve the aspirations 

of the Recovery Plan”. 

31 As set out at paragraph 19 of the submission, clause (c) of the Statement of 

Expectations requires that the PRDP “provides for the effective functioning of 

the urban environment of the Christchurch district, reflecting the changes 

resulting from the Canterbury earthquakes, including changes to 

population, land suitability, infrastructure, and transport” (emphasis added). 

32 The underlying Business 4 zoning largely provided for the development that 

has occurred. In the planning sense, I do not consider the development of 

Addington should be viewed as unexpected when you consider the zoning 

prior to notification of the PRDP, rather it has been the timeframe in which 

the growth has occurred accentuated by the Canterbury earthquakes. 

CONCLUSION 

33 For the reasons set out above, based on my evaluation and consideration of 

the evidence of Dr McDermott, I have formed the opinion that: 

(a) Zoning all of the land in question Commercial Mixed Use (as 

proposed by the Council) is not the most appropriate method to 

achieve the purpose of the Act or objectives of the PRDP. I do not 

                                                

6 Paragraph 8 of Evidence of Mr McDermott (24 April 2015) 
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consider this approach to be consistent with the Statement of 

Expectations in the Order; 

(b) A mixture of Commercial Mixed Use and Commercial Core is the 

most appropriate method to achieve the purpose of the Act and the 

objectives of the PRDP. In particular a reduced Commercial Core 

zone than what was requested in the submission of KI Commercial 

will in my opinion provide for an appropriate level of commercial 

growth in the area while not undermining those objectives that 

encourage growth within the Central City. 

34 In my opinion, amending Planning Map 38 to reflect the Commercial Core 

zone as shown on Attachment B is the most appropriate method to achieve 

the purpose of the Act. 

 

 

_____________________ 

Brett Giddens 

Dated this 24th day of April 2015 

 



ATTACHMENT A 

Area identified in original submission by KI Commercial Limited  
for rezoning to Commercial Core 
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Note: Aerial photos is out of date. Significantly more 
commercial development currently exists that what is 
visible in this photo 
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ATTACHMENT B 
 

Reduced area of land that 
the submitters seeks to be 
rezoned Commercial Core  

(within red line) 



 

ATTACHMENT C  

List of current activities within Addington Area 

 

MAP 

REF 
STREET ADDRESS 

TITLE 

REFERENCE 

LEGAL 

DESCRIPTION 
CURRENT ACTIVITIES 

A 
5 Bernard Street, 

335 Lincoln Road 
CB331/45 Lot 1 DP 5605 

Multi-storey office building: office activities (Mediaworks; Rawlinsons; 

Moore Stephens Markhams, BMC Structural, Receivable 

Management, Audit NZ) 

Food and beverage (sushi, café, Town Tonic) 

Retail (furniture) 

B 15 Bernard Street CB29B/219 Part RS 9 Offices, retail showroom, storage (Earth, Sea, Sky) 

C 16 Bernard Street 

CB43C/482 

Lot 2 DP 72864 
Food and beverage (restaurant), commercial services (photography 

studio, Sky TV) 

CB43C/483 

CB43C/484 

CB43C/485 

D 18 Bernard Street CB29B/1197 Lot 1 DP 44980 Offices (recently converted), Café (Little Merchants) 

E 305 Lincoln Road CB779/56 Lot 1 DP 20251 Retail (K9 Natural pet food)  

F 
309 Lincoln Road 

313 Lincoln Road 

CB12B/422 

CB12B/421 

 

Lot 4 DP 29656 

Lot 3 DP 29656 
Vehicle sales 

G 319 Lincoln Road CB16B/843 Lot 3 DP 36947 Vehicle sales 



 

H 
351 Lincoln Road 

355 Lincoln Road 

CB42A/943 

CB7A/606 

Lot 1 DP 72864 

Lot 3 DP 25144 

New multi-storey office building – office activities (Snap, Harrison 

Grierson), food and beverage (Pita Pit, Japanese restaurant ) 

I 359 Lincoln Road 241120 Lot 3 DP 359169 Commercial services (CQ Printing, NZ Home loans) 

Food and beverage (Cargo bar, Subway, Vanilla Bean Café), 

Offices (Joynt Andrews Lawyers, Crombie Lockward) 

Retail (Avanti Bikes, Fishermans Loft) 

J 359A Lincoln Road 241119 Lot 2 DP 359169 

K 359B Lincoln Road 241118 Lot 1 DP 359169 

L 376 Lincoln Road 544166 

Lot 1 DP 40590 

MPart Lot 54 DP 

N63 

Part RS 72 Food and beverage (Burger King) 

M 372 Lincoln Road 
CB21K/1320 

CB12K/753 

Lot 1 DP 40590 

Part Lot 54 DP 63 

Part RS 72 

N 
350 Lincoln Road, 8 

Dickens Street 
CB424/298 Part RS 72 

Mixture of small scale commercial activities, including office, food and 

beverage (coffee culture, takeaways), and pharmacy 

Office (Align Farm Partners) 

Health Care (STOP) 

O 348 Lincoln Road CB47D/724 Lot 1 DP82865 

P 346 Lincoln Road CB47D/725 Lot 2 DP 82865 

Q 344 Lincoln road CB47D/726 Lot 3 DP 82865 

R 342 Lincoln Road 40697 Lot 6 DP 310356 
Commercial services (Tony’s Tyre Service) retail (florist, Metromart) 

offices (accountant) 

S 
332-334 Lincoln 

Road 
40694 Lot 3 DP 310356 Office activities (MDS Law) 



 

T 330 Lincoln Road 49421 Part RES 3889 Commercial Services (Master Valet Dry Cleaning) 

U 
6 Wise Street 

8 Wise Street 

CB782/10 

CB30K/980 

CB30K/981 

Lot 5 DP 20251 

Lot 2 DP 38536 
Hesson and Bowry Collison Centre (vehicle panel beaters) 

V 
14 Wise Street 

24 Wise Street 

CB36C/445 

CB27K/663 

Lot 2 DP 58639 

Lot 1 DP 48863 
Site of the proposed Woods Mill redevelopment 

W 17, 19 Bernard 

Street  

317 Lincoln Road 

323 Lincoln Road 

CB25F/371 

CB16B/842 

CB22B/1431 

Lot 1 DP 45773 

Lot 2 DP 36947 

Lot 1 DP 3634 
Bus storage 

 

See map on following page for map references 
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Notes: 

Aerial photos is out of date. Significantly more commercial 

development currently exists that what is visible in this 

photo 

Zone names are based on the revised position of the 

Christchurch City Council 



ATTACHMENT D: Evaluations 
 
 

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

 Does the option clearly 
articulate how decisions about 
resource use and values will be 
made 

Does the option reduce 
significantly reliance on 
resource consent processes 

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

 

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

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

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

Commercial 
Mixed Use  

Zoning 

Neutral/No – The Commercial 
Mixed Use Zone contemplates a 
range of commercial activities 
however places a significant 
restriction on the use of the 
commercial land resource for 
office and retail activity. Growth for 
these activities is therefore 
significant constrained by the zone 
which is not an efficient use of the 
land resource. 

  

No - Resource consent processes 
would be required for all new 
office or retail activity.  

Neutral – A range of activities are 
provided for within the 
Commercial Mixed Use Zone but it 
prevents innovation and choice 
insofar as it relates to office and 
retail activity. Such activities are 
heavily regulated and prevented. 

 

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

Neutral/No – the objectives and 
policies are the same as those for 
the Commercial Core Zone. The 
outcomes sought in the 
Commercial Mixed Use zone are 
at odds with the environment in 
which it is located and against the 
appropriately located growth of 
commercial activity in 
neighbourhood centres.  

 

No – generally the frame work is 
clear and concise, however t 
creates unrealistic expectations 
by allowing a range of 
commercial activity but 
constraining new office and retail 
activity.  

. 

Commercial 
Core  

Zoning 

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

Yes - It would significantly reduce 
the need for resource consents for 
commercial offices and retail 
activities. 

Yes - It would encourage 
innovation and choice to establish 
additional commercial activity and 
buildings on the sites which are 
complementary to the surrounding 
environment and consistent with 
the developed character. 

Yes - It would significantly reduce 
the need for resource consents for 
commercial activity (including 
office and retail).   

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

Yes – in addition to the 
framework providing clear 
direction that Commercial activity 
is appropriate in the area, this 
will align with expectations from 
people ‘on the ground’. 

 
 
 
 
  



Table 2: Evaluation of consistency with the relevant objectives of the Strategic Directions Chapter 
 

 Objective 3.3.1  Enabling 
recovery & facilitating future 
enhancement 

Objective 3.3.2 
Clarity of language 
and efficiency 

Objective 3.3.4 

Housing Capacity and Choice 

Objective 3.3.5 
Business & 
economic 
prosperity 

Objective 3.3.7 Urban 
growth, form & design 

Objective 3.3.10 
Commercial & industrial 
activities 

Objective 
3.3.11 

Community 
facilities and 
education 
activities 

Objective 3.3.14 
Incompatible activities 

Commercial 
Mixed Use 
Zoning 

No – Commercial Mixed Use 
zoning would not further 
‘foster investment certainty’, 
particularly in regard to office 
and retail activity.  

 

A significant amount of 
commercial investment has 
already been made on the 
site. 

 

The Commercial Mixed Use 
Zone does little assist with 
future commercial 
enhancement of the zone.   

 

No – There would be 
a reliance on 
resource consents to 
apply to commercial 
development relating 
to offices and retail 
activity. Choice 
would not be 
encouraged.   

Intended outcomes 
would likely conflict 
with established 
activities and be out 
of character with the 
surrounding area.   

Neutral – there is some 
consented accommodation 
within the site at present 
(Woods Mill) and it is 
reasonable to expect that over 
time, additional residential 
activity may evolve into the 
development of the area. This 
will however be ancillary to 
commercial uses, including 
retailing and offices.  

 

No - This option 
would not promote 
business and 
economic prosperity 
as it relates to office 
and retailing activity. 
The restrictions on 
such uses are a 
significant factor in 
this.  

Neutral – Current 
commercial activities are 
contained within new 
buildings. While bulk and 
location standards will guide 
appropriate design 
outcomes, the form of 
development will be 
compromised by restricting 
new office and retail activity.  

 

No - Enabling rebuilding 
and providing suitable land 
development capacity 
would be enabled but the 
significant shortfall is with 
new office and retail 
activity.   

 

 

Neutral – The 
zoning would 
not unduly 
restrict such 
activities.  

No - Controlling new 
office and retail 
activities is at odds with 
the existing activities in 
the area and will result 
in outcomes that are 
inconsistent with higher 
level planning 
documents.  

   

Commercial 
Core Zoning 

Yes – Commercial Core 
zoning would provide a 
framework that would provide 
for commercial activity that 
would reflect existing activities 
and appropriately located 
future commercial uses. It 
would be the most appropriate 
zone to enable recovery and 
enhance the commercial 
nature of the area. 

Yes - Would 
minimise costs and 
timeframes for new 
commercial activity 
or buildings.   

Would provide 
greater clarity of 
outcomes by 
avoiding zoning that 
conflicts with the 
character of the site 
and current activities     

Neutral – as above  Yes - Commercial 
Core zoning allowing 
new office and retail 
activity would support 
and provide 
opportunities for 
commercial business 
activity and economic 
prosperity.   

Yes - Commercial zoning 
would promote re-
development of buildings 
and land.   

Commercial zoning allowing 
new retail and offices would 
be more appropriate in terms 
of providing for a high quality 
environment that is 
‘attractive to business’ and 
recognises  and 
appropriately manages the 
amenity of the land and its 
position within an 
established commercial 
area.  

The extent of the 
Commercial zoning 
proposed would not enable 
additional commercial 
development that may 
detract from the 
maintenance or 
enhancement of the Central 
City or other centres.   

Yes - The land is suitable 
for commercial 
development and this will 
provide for such future 
activity. Office and retailing 
are key elements of true 
mixed use commercial 
environments and the 
Commercial Core zone is 
the most appropriate to 
achieve this.  

 

Neutral – The 
zoning would 
not unduly 
restrict such 
activities. 

Yes - Commercial Core 
zoning would ensure 
compatible activities 
(particular office and 
retail) are able to 
establish and would 
otherwise minimise or 
avoid conflicts from 
incompatible activities.  

 



 
 

Table 3: Section 32 Evaluation (refer to objectives and policies in Chapter 15 of the PRDP) 
 

Method Are provisions most 
appropriate way to 
achieve the objectives 

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

Commercial 
Mixed Use 
Zoning 

No – refer to Table 2 in respect of consistency with 
Strategic Directions objectives. 

 

Objective 1 (15.1.1) highlights the critical importance of 
commercial activity to the recovery and long term growth 
of the City. It also promotes an enabling framework to 
support viable commercial centres. Commercial activities 
include office and retail and I do not consider that the 
Commercial Mixed Use Zoning best achieves this 
objective.  

 

Addington is within a neighbourhood centre and promoting 
commercial activity in this area aligns with Objective 2 
(15.1.1), however to a much lesser degree with the 
restriction on office and retail activity. Primacy would still 
be achieved to the Central City.  

 

Objective 3 (15.1.2) will be met but to a lesser degree in 
regard to urban form,  considering the importance that 
new office and retail activities play in the coherence and 
viability of commercial centres. 

   

The zone does provide for a wide range of 
commercial uses, and benefits will be 
realised in continued growth of hospitality, 
service, industrial and other ancillary uses. 
The efficiency is limited however by the 
restriction on new office and retail activity, 
and in this regard the zone has significant 
shortcomings as being a true commercial 
zone that recognises the existing 
environment and foreseeable activities.  

  

The most significant costs are expected to be economic and social 
costs. For landowners not to be able to approach office and retail 
tenants will likely have significant implications on the types of 
activities that transpire in the area. While some ancillary uses are 
promoted for, there is no evidence that supports these are being 
viable.  

 

Social costs will be realised in a lack of people in the area 
respective to new buildings being developed, a lack of visitors due 
to the restriction on retail uses.    

The Commercial Mixed Use will facilitate 
a degree of growth however the area will 
be significantly constrained by the lack 
of new office and retail activity. The risk 
is that alternative activities arise that are 
not consistent with the existing activities 
in the area and potentially conflict with 
those uses (i.e. reserve sensitivity from 
more industrial activity establishing). 

 

Adopting this zone will likely lead to 
increased resource consent applications 
being made for commercial offices and 
retail activities.  

 

 

Commercial 
Core Zoning 

Yes – refer to Table 2 in respect of consistency with 
Strategic Directions objectives. 

 

In respect of Objectives 1 and 2 (15.1.1), the Commercial 
Core zone provides a more superior outcome to the 
Commercial Mixed Use zone discussed above with the 
inclusion for new office and retail activities.  

 

Commercial zoning in this locale will focus the activity in 
an existing commercial centre without moving broad focus 
from the Central City.  

 

As above, Objective 3 (15.1.2) would be achieved by way 
of activity and built form standards and would better align 
with the provisions of the Commercial Core Zone.  

Environmental:   

Provides a commercial zoning framework 
that promotes further commercial activity 
with a range of activity and bulk & locations 
standards to help avoid or mitigate adverse 
environmental effects. 

Economic:   

Provides for efficient use of the land 
resource and encourages investment and 
development. Avoids time and costs with 
alternative consenting required to enable 
new retail and office development. 

Social:   

Provides capacity to meet demands for 
commercial activity in Addington and will 
promote a range of uses that will facilitate 
appropriate growth.  

No significant costs expected   Adopting the Commercial Core zone 
would enable a wide range of activities 
to establish, consistent with the activities 
established and consented in the area. 

 

It would also likely lead to less future 
resource consent applications for 
commercial activity and less overall 
administration from the Council and 
costs to landowners.  

 

 


