
BEFORE THE INDEPENDENT HEARINGS PANEL

UNDER the Resource Management Act 1991 and

the Canterbury Earthquake (Christchurch

Replacement District Plan) Order 2014

IN THE MATTER OF  The Proposed Christchurch Replacement

District Plan – Commercial Proposal

(Chapter 15)

SUBMITTER Aquilaland Limited (Submitter

834/FS1252)

________________________________________________________________

STATEMENT OF EVIDENCE OF CLAIRE ANDREA MCKEEVER ON BEHALF OF

AQUILALAND LIMITED (SUBMITTER 834 AND FS1252)

Dated 24 April 2015

________________________________________________________________



Introduction

1. My name is Claire Andrea McKeever. I am employed as a Senior

Resource Management Planner at Eliot Sinclair Partners Limited. Eliot

Sinclair is a surveying, engineering and planning consultancy that

provides advice on all aspects of land development proposals. My role is

to provide planning and resource management advice to Eliot Sinclair

clients.

2. I hold a Bachelor of Surveying with First Class Honours from the

University of Otago. I am an Associate Member of the New Zealand

Planning Institute and a Full Member of the New Zealand Institute of

Surveyors.

3. I have 13 and a half years post graduate experience, six in the

professional capacity as a Cadastral Surveyor and seven and a half in a

Resource Management capacity. My planning experience has been both

as a consultant to and consents planner within a Territorial Authority in

the North Island (five years), and more recently in private practice in

Christchurch (two and a half years).

4. I have read the Code of Conduct for Expert Witnesses set out in the

Environment Court Practice Notes 2011 and confirm that I have

complied with the code in preparation of my evidence.  The evidence I

will provide today is within my area of expertise, except where I state

that I am relying on information provided by another party. I have not

knowingly omitted facts or information that might alter or detract from

the opinions I express.

Scope of Evidence

5. My evidence is presented on behalf of Aquilaland Limited (Aquilaland)

for whom Eliot Sinclair have been engaged to request that their site at

142 Sherborne Street, Edgeware, be rezoned from Residential to

Commercial as part of the District Plan review process.

6. My evidence will briefly cover the site context, the submission, the relief

agreed with Christchurch City Council and provide an evaluation under

Section 32AA to support the rezoning request.



Site Context

7. The Aquilaland site and its contextual situation is fully described in

paragraphs 1-10 of Aquilaland’s submission, with site and aerial photos

attached as Appendices to the submission.

8. The main points of note relating to the site, its zoning and context are:

· The site is currently Living 3 zone and is/was proposed to be

Residential Medium Density zone by the Proposed Christchurch

Replacement District Plan (District Plan).

· The site contains a purpose built office building (432m² GLFA) for

real estate activities with associated car parking, servicing,

landscaping and access.

· The commercial use of the site was established through a publically

notified resource consent (RMA 20017965) granted in 2005, with

office building construction in 2007, well before the 2010/2011

Canterbury Earthquakes.

· The resource consent was a comprehensive proposal which also

established medium density residential housing on the rest of the

site. The site was later subdivided to separate the commercial

activity from the residential activities, but in such a way that the

residential land is reliant on the commercial site for vehicular egress

and ingress to Edgeware Road and Sherborne Street.

· The site is located on the corner of Edgeware Road and Cranford

Road / Sherborne Street, the latter two are classified as minor

arterial roads in both the Operative Christchurch City Plan (City Plan)

and the District Plan1.

· The site is opposite Edgeware Village and the Cranford Street BP

petrol station. Edgeware Village is identified as a ‘Neighbourhood

Centre - Other’ in the centres based commercial hierarchy of the

District Plan.

1 Proposed Christchurch Replacement District Plan: Chapter 7: Appendix 7.12, Figures 7.17a, e & c
– Maps of Road Classification & Enlargements



Submissions

9. Aquilaland’s submission (#834) requested that the site be rezoned from

Residential Medium Density to Commercial Fringe to better suit the

existing (consented) commercial use of the site.

10. The submission noted that the site, whilst it can operate under an

existing resource consent (or the subsequent temporary business use

provisions in the residential zone) 2, is constrained to use the office

building for real estate agency tenancies only. The current situation is

that the existing consent needs to be varied, or a new consent sought,

to enable the building to be used for other (non-real estate) office

activities.

11. The Commercial Fringe zone was requested to reflect the site location

on the eastern periphery of Edgeware Village and mirror the zoning

proposed on the western side of the Village.

12. Aquilaland received a further submission by McMurdo Family Trust

(#1221) which supported Aquilaland’s Commercial rezoning request. No

opposing submissions were received.

13. Aquilaland also made a further submission (#1252) which supported

the Crown’s submission (#495) that opposed Commercial Fringe built

form standards, which:

· Appeared to require that alterations, additions or repairs made to

existing buildings to accommodate permitted commercial activities

must also comply with new built form standards

· Applied frontage and corner site restrictions to built form

· Restricted office activities to ‘above ground floor level’

14. Aquilaland’s support of the Crown submission was on the basis that if

the rezoning request was successful, Aquilaland’s existing office building

would not have met the proposed built form standards and without

exemptions applying to existing activities, reliance on the resource

consent would continue to be necessary.

2 A Temporary Accommodation approval: Canterbury Earthquake (Resource Management Act Permitted
Activities) Order 2011.



15. Aquilaland’s further submission also supported the Council’s submission

(#310) that introduced the Edgeware Village Master Plan overlay area

to the Edgeware Village Commercial Core zone.

Relief

16. An informal meeting with Council staff working with the Commercial

Chapter was held on Thursday 19 th February 2015.

17. Council’s subsequent planning evidence 3 on the residential chapter, at

paragraph 15.17 (page 114), addressed Aquilaland’s submission. Mr

Blair confirmed that he had no concerns from a residential perspective if

this site was rezoned from residential to commercial.

18. On Wednesday 18th March 2015 Council solicitors confirmed that relief

as requested by Aquilaland would be agreed to by the Council. A joint

memorandum signed by: Aquilaland, Council’s solicitor and further

submitter; McMurdo Family Trust, requested that Aquilaland be excused

from appearing at the Residential hearing on this basis. The joint

memorandum confirmed that Aquilaland would provide this evidence for

the Commercial proposal and a Section 32AA evaluation supporting the

rezoning.

19. The revised Chapter 15 Commercial proposal prepared by the Council

dated April 8th 2015 proposes the removal of the Commercial Fringe

zone altogether in favour of the Commercial Core zone.

20. Mr Stevenson’s planning evidence 4 confirms (Attachment C, pages 38 &

39) that rezoning Aquilaland’s property at 142 Sherborne Street to

Commercial Core is considered appropriate.

21. I agree that in the absence of a Commercial Fringe zone, the

Commercial Core zone, as applied to the rest of Edgeware Village, is

appropriate for the site.

3 Christchurch City Council Evidence: 310 – CCC – Residential – Adam Blair – 12-3-15.pdf available at
www.chchihp.govt.nz
4 Christchurch City Council Evidence: 310 CCC – Mark Stevenson evidence – planning - Attachment C –
Commercial Industrial – 13-4-15.pdf available at www.chchihp.govt.nz



Section 32AA Evaluation and Conclusion

22. A further evaluation is required for any change made to a proposal

since the initial evaluation report was completed 5. In this case, the

evaluation is whether a Residential zone (status quo) or Commercial

zone (agreed change) is the most appropriate way to achieve the

purpose of the Act in consideration of the existing commercial activity

on the site, and the intention of objectives of continuing to allow

commercial activities.

23. An evaluation of the proposed Commercial Core zone for the site

against the Statement of Expectations in the Order in Council 6 and

Section 32 of the Act is attached as Appendix 1. In the context of the

agreed position with Council the further evaluation reflects a level of

detail that corresponds in scale and significance to the change.

24. The further evaluation has found that a change to commercial zoning

for the site will satisfy the Statement of Expectations in the Order and

is the most appropriate method for achieving the purpose of the Act in

accordance with Section 32.

25. The reasons for this are;

· A Commercial Core Zone will better support the existing

commercial use of the site and the existing environment

· It enables the site and activities to become better integrated into

the Edgeware Village Neighbourhood Centre

· It removes the reliance by Commercial activities on the existing

resource consent and saves costs of further consents or

variations, and thus provides for more efficient administration of

commercial activities on the site.

5 The initial evaluation report prepared by Council and is available at www.proposeddistrictplan.ccc.govt.nz
6 Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014





Appendix 1: Further Evaluation



Further Evaluation of Statement of Expectations: Schedule 4, Canterbury Earthquake (Christchurch Replacement District Plan) Order
2014

Does the option:
 Clearly articulate

how decisions
about resource use
and values will be
made?

Significantly reduce
reliance on
resource consent
processes?

Significantly reduce
the number, extent
and
prescriptiveness of
development
controls and design
standards?

Significantly reduce
the requirements
for notification and
written approval?

Contain objectives
and policies that
clearly state the
outcomes that are
intended for the
District?

Use clear, concise
language and is
easy to use?

Residential Zone
(Status quo option)

No.
The residential zone
provisions do not
acknowledge the
existing non-
residential use of the
site.

No.
The existing use of
the site is reliant on
an existing
resource consent
but this limits non-
residential use to a
Real Estate office
only.
A variation or new
consent is
necessary for the
office to be used
for other office
based tenancies
that are not ‘real
estate’.
The consent was
publically notified,
so either consent
option has an
uncertain resource
consent process,

Neutral.
The residential
zone does not
contain any
development
controls and design
standards that are
exclusively specific
to this site.

No.
The original
consent was
publically notified,
so a variation or
new consent has
uncertain
notification
requirements,
notwithstanding the
existing consented
baseline.

No.
In respect of
encouraging only
Residential
activities and some
community
activities are
appropriate in
Residential zones.
Other than home
occupation, the
zone provisions do
not accommodate
other non-
residential use and
therefore does not
support the current
use of the site.
Proposed
Residential Policy
14.1.7.3 enables
existing non-
residential activities



notwithstanding
existing consent
baseline.

to continue but
specifically limits
any further onsite
redevelopment of
them.  These
provisions do not
allow for changes
with the same level
of effects which can
be appropriate for
this site.

Commercial Zone
(Agreed change
option)

Yes.
Commercial zone
provisions
acknowledge the
existing ‘office’ use of
the site and its
relationship to the
Edgeware village
neighbourhood centre
in the proposed
commercial centres-
based hierarchy.

Yes.
Office activities are
permitted in the
Commercial Core
zone to a scale of
500m² GLFA per
tenancy in a
neighbourhood centre
(P10).
The existing office
building has a floor
area of 432m² and
would meet the
permitted criteria. No
further reliance on the
existing resource
consent would be
necessary.

Yes.
· Clarification is

provided that Built
form standards do
not apply where no
development is
proposed.
(15.2.2.1)

· Refurbishment of a
building (not
increasing floor
area) is exempt
from 20m frontage
restriction. (P1)

Yes
As a permitted
activity no written
approvals or
notifications would be
necessary.

Yes.
Objectives proposed
make commercial use
of the site and its role
within the District in
the commercial
hierarchy as part of
the Edgeware Village
Neighbourhood
Centre clear and
transparent.

Yes.



Further Evaluation of Section 32 RMA: Strategic Directions and Commercial Proposal

Is commercial zoning of the land the most appropriate way to achieve the objectives?

Relevant objectives of the Strategic Directions Chapter:
Objective 3.3.1 Enabling recovery and facilitating the future enhancement of the district
Objective 3.3.2 Clarity of language and efficiency
Objective 3.3.5 Business and economic prosperity
Objective 3.3.7 Urban growth, form and design
Objective 3.3.10 Commercial and industrial activities

Relevant objectives of the Commercial Chapter:
Objective 2: Focus of Commercial Activity
Objective 3: Urban form, scale and design outcomes.

Method Is the provision the
most appropriate way
to achieve the
objectives?

Effectiveness Efficiency (Benefits) Efficiency (Costs)

Residential zone
(Status quo option)

No.

Reliance on existing resource consent, further
consents, and associated administration costs.

Environmental:
Economic:
Social:
Cultural:

Benefits are neutral as resource
consent would apply to
continuation of commercial
activity in residential zone.

Environmental:
Social:
Cultural:

Costs are neutral as resource
consent would apply to continuation
of commercial activity in residential
zone.

Economic:
Continued need to rely on (and
obtain new) resource consent to use
the building for office activities.



Commercial zone
(Agreed change option)

Yes.

The change will enable the existing building to be
used for a wider range of commercial activities
subject to new criteria. It will contribute to the
urban form of Edgeware Village. It removes
reliance on resource consent and associated
administration costs.

Environmental:
· Is an efficient use of land.
· No change to the existing

environment or the effects on
adjoining residential area as
site development is complete.

Economic:
· Is an efficient use of the

physical resources on site.
· No additional costs for further

resource consents would be
necessary. Reduced consent
monitoring obligations for
Council.

· Continues to provide
employment opportunities, but
potentially for a wider range of
commercial uses of the
building.

Social:
· Provides support to the

Edgeware Village’s role as a
neighbourhood centre and its
urban form straddling a minor
arterial route. It contributes to
a community focal point and
provides certainty for site uses.

Cultural: Neutral

Environmental: Neutral
Economic: Neutral
Cultural: Neutral

Social:
Some loss of residential land
potential notwithstanding it would
have required site redevelopment.

It is considered there is little risk associated with acting because there is sufficient information and certainty in regard to the site given it has already
been developed. Based on this, an agreed position has been able to be reached.


