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INTRODUCTION 

 
1. My name is Stewart William Fletcher.  I am a consultant planner and operate my own 

consultancy, Stewart Fletcher Planning Services, providing resource management 
and planning related services.  
 

2. I hold the qualification of a Bachelor of Resource Studies from Lincoln University and 
I am a full member of the New Zealand Planning Institute.  I have over 17 years 
experience as a planner working for local government, private consultancies and 
have operated my own consultancy for approximately the last four years. 
 

3. I have read the Code of Conduct for Expert Witnesses contained in the Environment 
Court Practice Note 2014. I have complied with it in preparing this evidence and I 
agree to comply with it in presenting evidence at this hearing. The evidence that I 
give is within my area of expertise except where I state that my evidence is given in 
reliance on another person’s evidence. I have considered all material facts that are 
known to me that might alter or detract from the opinions that I express in this 
evidence. 
 

4. The matter I bring before the Hearings Panel is a relatively straight forward question 
of the zoning of a property.  Only a change in zoning is sought with no other changes 
with regards to the Replacement District Plan sought.  It is noted that three further 
submissions were received in opposition to the submission of Groovy Costumes 
Limited.  The submissions were received from neighbouring properties and much of 
the evidence provided below is in response to the issues raised.       
 

SUBMISSION 

 

5. The submission (Number 839) sought that the submitters site at 270A Cranford 
Street is changed in zoning from the proposed Residential Suburban to Commercial 
Local.   
 

6. The reason for the submission was that the submitter operates a commercial activity, 
being a costume hire business, from the property following the obtaining of a short 
term resource consent which will expire in April 2016. 
 

7. The business is operating successfully from the site and one of the reasons for this is 
location.   Cranford Street is a major thoroughfare and there are already a variety of 
businesses in the local area.  It is their preference that they continue to operate in a 
manner consistent with existing operations. 

 
 
COUNCIL EVIDENCE 

 
8. The evidence in chief of Mr Adam Scott Blair on behalf of the Christchurch City 

Council specifies the following with regard to the submission of Groovy Costumes:   
 
“268 and 270 Cranford Street (839, 841)  

 
15.34  These are residential buildings within a residential area. They are being used 

commercially as temporary activities. There are however a number of 



commercial activities within the area, and in my view a change in zone could 
be supported (from a residential perspective).” 

 

THE SITE 

 

9. The site is located at the corner of Cranford Street and Weston Road in St Albans.  
The site is on the northern corner of the intersection and contains an existing 
dwelling which has been converted into the costume hire business.  The site is held 
as a cross lease with an adjoining building to the north and is identified as follows: 
      

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Site location Plan 

10. Adjoining the site to the north east is a residential dwelling and to the north west is a 
former dwelling now used for commercial services (Skyway Body Corporate 
Services).  On the western corner of the intersection is a Mike Greer show home and 
on the eastern corner is David Philpott & Associates which provides accounting 
services.   
 

11. The following page illustrates views of the site.  
 

 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2: View of site looking north 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3: View of site looking south 
 



STATEMENT 

 
Character of Area 

 
12. Cranford Street contains a significant mix of types of properties including residential. 

commercial, retail, health services, and home occupations.  Running off Cranford 
Street are a series of streets which are typically residential in character.   
 

13. Cranford Street will become busier with proposals to establish four lanes and also 
potential connections to Cranford Street from the New Zealand Transport Agency 
proposed Northern Arterial Route. 
 

14. With the existing mix of activities and proposed roading changes it is anticipated that 
changes to the type of activities will continue with a slow movement away from a 
residential character towards a mixture of lighter commercial activities such as health 
services and home occupations.  These changes will necessitate care to ensure 
potential effects on residential neighbours are suitably controlled and that commercial 
activities do not extend down the side streets. 
 

15. What is clear is that there is a variety of activities in the area and the application of a 
Local Commercial zone would not be out of character with the surrounding area.     
 

Existing Activity 

 
16. Groovy Costumes Ltd and the director of the company have owned the site for over a 

decade, first living there and then renting it out as a residential tenancy.  During this 
time they have also slowly grown their business first collecting costumes, then 
operating as a small business from home until reaching the point that a larger area 
was required with the site subsequently being converted into the business you see 
today. 
   

17. To operate the activity from the site resource consent was obtained and this was 
granted by the City Council on a short term basis, expiring at the end of April 2016, 
which aligns with the temporary earthquake provisions.   
 

18. The business has operated successfully and a significant part of this has been the 
location on the corner of a busy road.  They would like to continue to operate from 
the site on a long term basis.   

 
19. In order to provide for the continued existing use of the property the choice is 

available to apply for resource consent or to pursue a change in zoning although it is 
noted that even a change in zoning may still necessitate the obtaining of resource 
consent to operate the activity from the site.  Based on previous experiences the 
resource consent process is unpredictable and could result in significant costs with 
an unknown outcome.  The Replacement District Plan process has provided the 
opportunity to explore the zoning of the property, which will allow the potential 
continuation of the activity including a zoning more in keeping with the activity when 
compared to the Residential Suburban zone. 
 

20. It is also noted that at the completion of the Replacement District Plan process it is 
likely that Council will seek to maintain the integrity of the Plan in a stronger manner 
which will have the effect of potentially making any future resource consent 
application for an ‘out of zone’ activity more difficult.  It has therefore been the 
preference to seek a change in zoning.   



 

Effect of Zoning 

 

21. The short term impact of rezoning the site would be negligible as the existing activity 
would continue in the same manner it does now.  It is recognised that there could be 
some concern for adjoining landowners that the rezoning of the site to Local 
Commercial could, in the future, facilitate the significant redevelopment of the site 
and such a change could affect adjoining landowners.  To this end it is noted that 
there is still various provisions that would have to be complied with, such as building 
height and recession planes, particularly as the site would adjoin residentially zoned 
properties.  It is considered that there would be adequate provisions in place to 
ensure if the site is redeveloped then neighbouring properties would be both 
protected but also would be consulted with in regards to any development.  Specific 
provisions for the Local Commercial zone in the Replacement Plan include: 
 

 A maximum tenancy size of 250m2 

 Office activities cannot be located at ground floor level. 

 A building is required to be built up to the road boundary and also include a 
verandah. 

 All buildings are required to be built a minimum of three metres away from a 
residential boundary.  

 A building is required to comply with recession plane requirements to ensure 
residential neighbours are not unduly shaded.  A recession plane is measured 
at a point 2.3 metres above the boundary at an angle of 45 degrees coming in 
over the subject site. 

 On sites adjoining a Residential Zone, trees shall be provided adjacent to the 
shared boundary at a ratio of at least 1 tree for every 10 metres of the 
boundary or part thereof, and evenly spaced. 

 Car parking for offices is required to be provided at a ratio of 2.5 spaces per 
100m2 for staff and a minimum of one additional park for visitors depending on 
the size of the activity.  For retail activities 4 spaces per 100m2 are required to 
be provided for visitors plus a minimum of 0.5 spaces per 100m2 for staff.  

 
22. As mentioned earlier, the existing activity on the site operates on the basis of a short 

term resource consent that aligns with the temporary activity provisions that were 
established following the Canterbury Earthquakes.  To continue the activity on the 
site beyond the timeframes permitted, an amendment to the existing resource 
consent or a new resource consent may be required and the activity would not 
comply with the relevant standards.  Specifically the existing building is not set back 
3 metres from the adjoining residential boundary.   
 

23. Therefore a change in zoning is not allowing a wide variety of activities to establish 
on the site it is instead establishing a base from which it can be considered that well 
designed commercial activities could establish.   
 

Impact on Neighbours 

24. Potential impacts on neighbours have been discussed above including the various 
provisions that will assist in controlling how a site could be developed in the future.  
Beyond this, the continued use of the site for commercial development could change 
the experience for adjoining neighbours but this may not necessarily be negative.  
Right now the site in question is well maintained and is accommodated by a quiet 

http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41488
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511


activity with no night time or weekend activities and there is a desire for this to 
continue.  The reality is the same environment cannot be expected if the site was 
used for residential purposes.  Unfortunately property owners or tenants may not 
maintain their property to the same level and may create excessive noise or conduct 
other less desirable activities.  
 

25. It is considered that the nature of the existing activity and the surrounding controls, 
as to future development, will ensure that the rezoning of the property will not 
negatively affect the amenity and character of the area.    

    
26. There is the potential for a small increase in vehicle movements and on street 

parking.  The four laning of Cranford Street will encourage this parking to occur on 
Weston Road but it is noted that Groovy Costumes have already made a significant 
effort to establish on site car parking.  In addition it is considered that the size of the 
site, its’ development potential and the surrounding Plan provisions mean that any 
changes in street parking would be minor.       

 
Impact on Central City 

 
27. The rezoning of the site will be providing for commercial activities and there is the 

potential that that activity could have established elsewhere including the central city.  
In consideration of this the situation that led to the commercial development of the 
site was unique in that the property had been in the ownership of the submitter for a 
number of years and this ownership facilitated its development.  Importantly also the 
zoning sought is a Local Commercial zone which is specifically orientated towards 
providing for activities in urban or residential areas.  
 

28. It is also noted that Cranford Street already includes a variety of activities, some of 
which are zoned and some which are not.  It could be considered that the proposed 
zoning, in order to facilitate the continuation of an existing activity, fits within the 
existing character of the area and consequently suggests the zoning would have 
minimal impact on the central city area.  
 

29. When one looks at the site, the activity provides the appearance of a home which 
has been professionally converted into a commercial activity and this character is of 
a more common characteristic for the area proposed than in the central city.    
 

CONCLUSION 
 

30. The submission lodged by Groovy Costumes Ltd seeks the rezoning of 270A 
Cranford Street from Residential Suburban to Local Commercial.  The proposed 
rezoning is to facilitate the continuation of an existing activity which has been 
established by way of short term resource consent. 
 

31. It is considered that the character of the area, nature of the existing activity and the 
controls imposed through the Local Commercial zone will ensure that the effects of a 
change in zone will be minimal and will facilitate the continuation of an acceptable 
activity on the site.   
 

 

Stewart Fletcher 

27 March 2015 


