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MAY IT PLEASE THE PANEL 

INTRODUCTION 

1 Submissions and further submissions on the Proposed Replacement 

Plan (Proposal) were filed by AMP Capital Palms Pty Limited (814) 

(AMP Palms). 

2 These opening submissions provide a brief overview of AMP Palms’ 

position in relation to the Residential chapter, and in particular on the 

Residential Medium Density zoning of the land surrounding the Palms 

shopping centre in Shirley.  

3 AMP has engaged Mr Jeremy Phillips, a planner with extensive 

experience in development consenting in Christchurch (including in 

the post earthquake environment) to provide evidence on its behalf.   

BACKGROUND 

4 AMP Capital Palms Pty Limited (AMP Palms) has considerable property 

holdings in the Christchurch suburb of Shirley, incorporating the main 

shopping centre (The Palms Mall) and a number of surrounding 

residential properties. 

5 The Palms is a Key Activity Centre as defined by the Land Use 

Recovery Plan (LURP) and the Canterbury Regional Policy Statement 

(RPS) and currently has approximately 35,000m2 of gross leasable 

floor area (GLFA) occupied by various retail, food and beverage and 

related tenancies together with a 1600-seat cinema complex. 

6 In 2010 AMP Palms obtained resource consent approval to add a 

further 9000m2 of GLFA and additional car parking to the existing 

centre. This consent is yet to be implemented, however it was 

approved with a 10 year lapse date (until April 2020).   

7 Post earthquake, AMP Palms have reconsidered their redevelopment 

plans based on a number of factors including the shifting 

demographics of the City.  As a result its submission on the 

Replacement Plan seeks  that areas of land to the immediate north 

and west of the Palms are zoned for commercial purposes rather than 

residential. Further and more detailed evidence will be called at the 
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hearing of the Commercial proposal addressing the zoning AMP Palms 

considers best addresses the current and proposed use of the land to 

the north and west of the Palms. The submissions and evidence called 

for this hearing address the appropriateness of the residential zoning.  

LEGAL FRAMEWORK 

8 The higher order documents and the extent to which they must be 

had regard to or given effect to have been widely canvassed in prior 

hearings. AMP Palms adopts the submissions of the Crown for the 

Strategic Directions chapter in this respect. 

9 The need for an increase in housing supply through residential 

intensification is a prominent feature of the higher order documents. 

The Canterbury Regional Policy Statement (RPS) sets this out in 

Objective 6.2.2 and Policy 6.3.7. Further at policy 6.3.1(3) the RPS 

looks to: 

“enable development of existing urban areas and greenfield 

priority areas, including intensification in appropriate 

locations, where it supports the recovery of greater 

Christchurch”. 

10 The Land Use Recovery Plan (LURP) encourages intensification 

through Outcomes 3, 6 and 7. Outcome 6 in particular states: 

“Opportunities are available for the market to deliver 

comprehensive redevelopment in suitable existing 

neighbourhoods”. 

11 Section 4.1.1 (page 17) of the LURP further adds that the more 

intensive housing will: 

 “Allow people to live close to existing communities and 

facilities; 

 Support the recovery of suburban centres and 

Christchurch central city; and 

 Make best use of existing infrastructure networks.” 

12 The Statement of Expectations at clause d(iii) looks to: 
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“facilitates an increase in the supply of housing, including by: 

…………… 

(iii) addressing further intensification opportunities, in line with the 

Land Use Recovery Plan principle of supporting Key Activity 

Centres and the Central City”. 

13 Finally, Objective 3.3.4 of the Strategic Directions chapter seeks an 

additional 23,700 houses in Christchurch and Objective 3.3.7 

specifically seeks: 

“A well-integrated pattern of development and infrastructure, a 

consolidated urban form, and a high quality urban environment 

that: 

………. 

(d) Increases the housing development opportunities in the urban 

area to meet the intensification targets specified in the 

Canterbury Regional Policy Statement”. 

14 In my submission, although the provision of additional residential 

accommodation is of clear importance, none of the provisions 

supporting intensification look to do so at the expense of all else, that 

is to say, the provisions look to enable intensification “in appropriate 

locations”, in “suitable existing neighbourhoods” and in a way that will 

“support the recovery of suburban centres”.  

15 AMP Palms does not dispute the importance of residential 

intensification as a method of providing the additional housing 

required in Christchurch. 

16 What is important however is that the provisions above, and the need 

for intensification generally, do not exist in a vacuum. They exist 

within a framework that is also seeking to recover and rebuild non-

residential functions of the city. 

17 The RPS, in the same policy that seeks residential intensification also 

seeks to: 
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“avoid development that adversely affects the function and 

viability of, or public investment in, the central city and Key 

Activity Centres” (RPS – 6.3.1 (6)). 

18 The methods for Policy 6.3.1 include that territorial authorities will 

“investigate and implement methods in district plans for promoting 

development and enhancement of Key Activity Centres”.  

19 The LURP seeks to support “vibrant key activity centres” in outcome 8 

and the Statement of Expectations expects the district plan to provide 

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”. The effective functioning of 

the urban environment as a whole includes not only residential but 

also non-residential activities.  

20 Objective 3.3.7 of the Strategic Directions chapter, set out above, 

also seeks to “maintain and enhance” Key Activity Centres.  

21 A holistic approach is necessary in interpreting the higher order 

documents. While the intensification of residential activities is clearly 

important, it should not (and need not) take place where it would 

have adverse effects on other vital parts of the urban environment, 

including key activity centres.  

22 In this case, AMP Palms submits that the zoning of the areas to the 

immediate north and west of the Palms as Residential Medium Density 

is inappropriate when undertaking a holistic reading of the higher 

order documents. The land is not suitable for residential intensification 

as: 

(a) It will adversely affect the functioning, viability and public 

investment in the Shirley Key Activity Centre; 

(b) It will not result in the enhancement of the Shirley Key Activity 

Centre; 

(c) It is not a “suitable existing neighbourhood” by virtue of the 

current non-residential use of the land; 
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(d) It will not result in a well integrated urban form;  

(e) It does not result in the best use of infrastructure networks.  

GENERAL ISSUES 

Current Commercial Use of the Land 

23 The Residential Medium Density zoning does not reflect the current 

activities occurring on the sites that AMP Palms is concerned with.  

24 As set out in the evidence of Jeremy Phillips the sites to the west of 

the Palms are currently predominantly occupied by commercial uses. 

A Residential Medium Density zoning will not reflect this use.  

25 The sites to the north are also not currently solely used for residential 

activity, with a Resene Paint store and a community library located 

between the Palms and the current residential area.  

26 In light of the ownership of the land (predominantly owned by AMP 

Palms) and the existing non-residential uses, it is submitted that the 

location is not a “suitable existing neighbourhood” for residential 

intensification.  

27 This is particularly the case when it is considered that the Residential 

zoning will not support the recovery of a suburban centre as set out in 

the higher order documents.  

Infrastructure Capacity Constraints 

28 Ms O’Brien in her evidence in chief (paragraph 3.4) states that “In 

particular, I do not support intensification in Bryndwyr/Bishopdale, 

Spreydon/Somerfield, St Martins and the part of Shirley to the north 

and west of The Palms”. This is due to the additional strain such 

intensification would put on the wastewater network.  

29 Ms O’Brien further says “There are also major capacity issues in the 

vacuum sewer catchments being built by the Stronger Canterbury 

Infrastructure Rebuild Team (SCIRT) in Aranui and Shirley and I do 

not support intensification in these areas”. This is then repeated at 

Paragraph 6.10 where Ms O’Brien explains that the new vacuum 

sewer catchments of Aranui and Shirley were only designed with the 
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operative City Plan in mind and did not anticipate future 

intensification.  

30 Given these concerns it is unlikely residential intensification could be 

undertaken in the immediate future without adverse effects on the 

wastewater system.  

31 At paragraph 4.10 of her evidence Ms O’Brien explains that the 

wastewater system will not be repaired to its pre-earthquake capacity 

due to the funding constraints faced by SCIRT. AMP Palms considers it 

is therefore likely that even in the longer term medium density 

residential development may not be appropriate to the north and west 

of the Palms.  

32 Policy 6.3.5(5) of the RPS requires the Council to “manage 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”. The 

decision of the panel specifically included wastewater in the definition 

of “strategic infrastructure”. 

33 We also note that the RPS Objective 6.2.1 seeks to enable recovery 

rebuilding and development through a land use and infrastructure 

framework that “optimises uses of existing infrastructure”. 

Enhancement of the Shirley Key Activity Centre 

34 As set out above, evidence on the appropriate commercial zoning will 

be called in the hearing on the Commercial Proposal. This evidence 

will include an explanation of the development plans for the Palms 

and the demand for such expansion.  

35 That evidence will support AMP Palms submission that the Residential 

Medium Density zoning is not appropriate where it is to the detriment 

of the maintenance and enhancement of a Key Activity Centre.  

Commercial Proposal 

36 In addition to the evidence called in respect of this hearing AMP Palms 

intends to call the following evidence in respect of the Commercial 
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proposal to support the Commercial Fringe zoning that is appropriate 

for this land: 

(a) Economic evidence; 

(b) Planning evidence; 

(c) Architectural evidence; 

(d) Transport evidence. 

CONCLUSION 

37 Given the current ownership of the relevant land, its current partly 

commercial use, the need to enhance and expand the key activity 

centre at Shirley and infrastructure constraints it is not appropriate to 

zone the land to the north and west (as set out in the evidence of Mr 

Phillips) for residential use. 

 

 

DATED this 16th day of April 2015 

 

       

H G Marks 

Counsel for AMP Capital Palms Pty Limited 


