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STATEMENT OF EVIDENCE OF JONATHAN GUY CLEASE 

INTRODUCTION 

1 My name is Jonathan Guy Clease. 

2 I am employed by a planning and resource management 

consulting firm Planz Consultants Limited as a senior 

planner and urban designer. I have seventeen years’ 

experience working as a planner, with this work including 

policy development, providing s.42a evidence on plan 

changes, the development of plan changes and the 

preparation of s.32 assessments, and the preparation and 

processing of resource consent applications. I have worked 

in both the private and public sectors, in both the United 

Kingdom and New Zealand. I have a B.Sc. in geography, a 

Master of Regional and Resource Planning, a Master of 

Urban Design, and am a full member of the New Zealand 

Planning Institute.   

3 In preparing my evidence I have reviewed: 

3.1 The Proposed Christchurch Replacement District Plan 

as notified (‘pCRDP’), and related planning 

instruments including the Land Use Recovery Plan 

and the Canterbury Regional Policy Statement; 

3.2 Heinz Wattie’s Limited’s (‘Heinz Wattie’s’) 

submission; 

3.3 The evidence prepared and circulated by Council 

experts, and in particular the evidence of Mr 

Stevenson; 
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3.4 The evidence prepared by Mr Snowden of Heinz 

Wattie’s. 

4 I have also: 

4.1 Visited the Heinz Wattie’s site, including both the 

existing factory complex and the rural block where 

vegetable processing water is irrigated.  

4.2 Attended a ‘without prejudice’ meeting with Mr 

Stevenson and Mr Henderson (consultant planner) on 

18th March to discuss the relief sought by Heinz 

Wattie’s. 

4.3 Attended the ‘site-specific’ mediation on 23rd April to 

discuss Heinz Wattie’s’ outstanding concerns with 

Council officers. 

5 Although this is a Council hearing, in preparing my 

evidence I have reviewed the code of conduct for expert 

witnesses contained in part 5 of the consolidated 

Environment Court Practice Note (2014).  I have complied 

with it in preparing my evidence.  I confirm that the issues 

addressed in this statement of evidence are within my area 

of expertise. I have not omitted to consider material facts 

known to me that might alter or detract from the opinions 

expressed. 
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SUMMARY OF EVIDENCE  

6 In my evidence I found that: 

6.1 The Canterbury Regional Policy Statement (‘CRPS’), 

the Land Use Recovery Plan (‘LURP’), and the 

Strategic Directions Chapter all recognise the need 

for, and benefits of, business activity as a key 

component in the successful recovery of 

Christchurch. 

6.2 The recovery of business activity in appropriate 

locations is therefore to be enabled, as is the 

provision of sufficient opportunities for business 

growth to meet the needs of industry; 

6.3 Heinz Wattie’s operations are somewhat unusual in 

that their industrial processing factory is dependent 

on the ongoing use of an adjacent rural block for 

rural activities, in particular the irrigation of 

processing waste water. The rural activity is 

therefore inextricably linked to the industrial activity; 

6.4 That the rural block is identified in a greenfield 

business priority area in the CRPS and therefore 

development of it for  business purposes is to be 

enabled; 

6.5 That deferral of an industrial zone whilst the land is 

needed as an integral component of an existing 

industrial activity is an appropriate and effective 

method in both providing for current business needs 

and concurrently facilitating the development of this 

land for industrial activities in the long term.  The 

proposal by the Christchurch City Council to include a 
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10 year limit of the deferred zoning is not appropriate 

as this term has no connection with the purpose of 

the deferred zoning.  

SCOPE OF EVIDENCE 

7 In my evidence I will address: 

7.1 A summary of the background and planning context 

of the Heinz Wattie’s factory and operations in 

Christchurch; 

7.2 The relevant provisions of the higher level planning 

documents including the CRPS and the LURP; 

7.3 Consider the pCRDP against these higher order 

documents; 

7.4 Propose amendments to the Industrial Chapter of the 

pCRDP so that the pCRDP: 

 Better gives effect to the higher order planning 

documents; 

 Better enables and provides for the recovery and 

ongoing use of the Heinz Watties factory in post-

earthquake Christchurch; and 

 Still provides for future industrial growth in a 

green field priority area at the point where the 

landowner is willing to redevelop their site.  
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PROPOSED CHRISTCHURCH REPLACEMENT DISTRICT 

PLAN  

Heinz Watties planning context and background 

  

8 The operation of Heinz Watties’ existing factory complex, 

the role it plays in processing food crops, and the 

employment and economic benefit that it brings to the 

Region are set out in the evidence of Mr Snowdon.  

9 In summary, the long-established factory complex 

processes vegetable crops. The processing necessarily uses 

high volumes of water. This processing water is then 

irrigated onto a 60 hectare rural block1 (“the rural block”) 

located adjacent to their vegetable processing factory at 

320 Shands Road.  The use of the rural block for irrigation 

of waste water has occurred since 1972. The necessary 

discharge consents are in place from the Canterbury 

Regional Council for this irrigation (CRC093923). There is 

no capacity in Council’s trade waste infrastructure network 

to take this process water and neither is there likely to be 

within the ten-year life of the Plan. The trade waste 

network will be expanded to provide for industrial growth 

in the wider area, however it is my understanding that this 

is predicated on ‘dry industry’ and has not been sized for 

large volumes of process-related waste water2.  

10 There is therefore no plausible alternative to irrigation. In 

short, the irrigation of process water is integral to the 

ongoing operation of the factory complex and the factory 

could not operate without the ability to irrigate.  

                                            
1 Pt Lot 1 DP 27842 and Lot 2 DP 397987 

2 Based on company consultation with Council infrastructure planners (refer Mr 
Snowden’s evidence). Ms O’Brien for the Council may be able to confirm that this is 
indeed the case via rebuttal. 
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11 The rural block is also currently used for growing bailage 

crops that are harvested and on-sold to farmers as stock 

feed. Under current operations no stock are grazed on the 

site, although this has occurred in the past. The rural block 

currently comprises of a series of stock fenced paddocks 

with a border dyke irrigation system and the land itself 

under pasture. 

12 The rural block, along with surrounding rural land, is 

identified in Chapter 6 of the CRPS as a business 

‘greenfield priority area’.  

13 The notified pCRDP proposed to re-zone the rural block to 

an Industrial Heavy Zone. Because the District Plan is 

formatted as an ‘activities-based’ plan, any activities that 

are not otherwise identified in the activity tables default to 

non-complying activity status under rule 16.3.2.5 (NC1). 

Rural activities are not otherwise listed, and therefore will 

become a non-complying activity.  

14 The pCRDP also provides for an Outline Development Plan 

(“ODP”) over the rural block, which activities need to 

comply with.  The ODP requires the provision of the Key 

Structuring Elements as a pre-requisite for permitted 

activity status.  These Elements are intended to respond to 

and provide for Industrial activities, so are not required for 

rural activities.  It is also noted that Rule 16.3.5 in the 

notified Plan states that both the Industrial Heavy zone 

rule and the Rural zone rules both apply to the land 

identified on the ODP as ‘Future Development Land’.  

Despite this, including the difficulty of having two sets of 

rules apply to the same property, rural activities remain 

non-complying under the pCRDP. 
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15 Heinz Wattie’s, in their submission, have sought relief to 

provide operational certainty by ensuring that rural 

activities on the rural block are permitted to continue. 

Such certainty is considered to most effectively be 

delivered through the District Plan provisions rather than a 

reliance on the need to prove existing use rights and the 

limitations that such rights potentially impose on the ability 

adjust farming operations in response to changing market 

demand e.g. a shift from growing bailage to grazing stock. 

Strategic Planning Framework 

16 The pCRDP’ is required to give effect to the CRPS and to 

not be inconsistent with the LURP.   In making its decision 

on the pCRDP, the Hearings Panel must also have 

particular regard to the statement of expectations 

contained in Schedule 4 of the Canterbury Earthquake 

(Christchurch Replacement District Plan) Order 2014 

(“OiC”). The objectives and policies of Individual pCRDP 

Chapters also need to be expressed and achieved in a 

manner consistent with the objectives set out in the 

Strategic Directions Chapter. 

17 Canterbury Regional Policy Statement: The strategic 

framework for managing and providing for the urban 

growth and recovery of greater Christchurch is set out in 

Chapter 6 of the CRPS, with Chapter 5 covering urban 

growth more generally across the Region. In general 

terms, the CRPS seeks to provide for urban growth 

through a combination of greenfield expansion adjacent to 

the existing urban edge, and through more intensive use 

and redevelopment of sites within the existing urban area.  

18 Objective 6.2.1 sets out the recovery framework, with the 

outcome sought being that recovery, rebuilding and 
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development are enabled within Greater Christchurch 

through a land use and infrastructure framework. This 

framework includes identifying priority areas for urban 

development. 

19 Objective 6.2.2 seeks that the urban form and settlement 

pattern is to be managed to provide sufficient land for 

rebuilding and recovery. Providing for the development of 

greenfield priority areas on the periphery is to occur at a 

rate that meets anticipated demand. This direction is 

reflected in Objective 6.2.6 with specific reference to 

business land. 

20 These objectives are to be achieved through a series of 

policies. Of particular relevance is Policy 6.3.6 that is 

specific to business land. This policy seeks: 

To ensure that provision, recovery and rebuilding of 

business land in Greater Christchurch maximises 

business retention, attracts investment, and provides 

for healthy working environments; business activities 

are to be provided for in a manner which: 

(1) Promotes the utilisation and redevelopment of 

existing business land, and provides sufficient 

additional greenfield priority area land for business 

land through to 2028 as provided for in Map A3… 

21 Land Use Recovery Plan: The LURP provides direction on 

land–use issues arising in relation to the recovery of 

Greater Christchurch. LURP actions 19 and 24 direct 

Council to provide for business through greenfield priority 

                                            
3 The balance of the policy is focussed on managing commercial distribution and 
centre hierarchy, and the integration of business land with infrastructure and work 
forces.  
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areas. The discussion of Action 23 states that the 

greenfield priority areas have been identified primarily for 

industrial use. Action 24(i) also directs Council to support 

the recovery and rebuilding of existing industrial areas.  

22 Strategic Directions Chapter: The direction contained 

within the higher order planning documents is reflected in 

the objectives set out in the Strategic Directions Chapter. 

The importance of businesses to the City’s recovery is 

recognised in Objective 3.3.5 which states “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”. 

Objective 3.3.7 addresses urban form and growth and 

amongst other matters seeks to provide for urban growth 

in both greenfield priority areas and within the existing 

urban area. 

23 In conclusion, the relevant strategic planning framework 

which will inform decisions on the Industrial Chapter of the 

pCRDP identifies the following key principles with respect 

to the provision of industrial needs: 

(a) Business development is integral to the 

successful recovery and prosperity of Greater 

Christchurch; 

(b) The recovery and ongoing development of 

existing industrial areas is therefore to be 

enabled and provided for in appropriate 

locations; 
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(c) Growth of industry is to also be provided for 

through a combination of the intensification and 

redevelopment of existing industrial land and 

the provision of greenfield areas. 

Proposed amendments to the Proposed Christchurch 

Replacement District Plan  

 

Rezoning of the rural block to an Industrial Heavy 

Zone  

 

24 As set out above, the Heinz Wattie’s rural block is 

proposed to be rezoned to an Industrial Heavy Zone, 

within which ongoing rural activities will become non-

complying. Given that the use of the land for rural 

activities is integral to the continued operation of the 

factory complex, and that the irrigation of waste water and 

other rural activities are anticipated to continue for the 

foreseeable future, it is considered that an operative 

Industrial Heavy Zone is not appropriate.  

25 I therefore agree with the relief sought by Heinz Wattie’s in 

their submission that an industrial zoning is not 

appropriate, and the deferred zoning is more appropriate. 

It is proposed that the pCRDP will be drafted such that the 

deferral will be automatically uplifted upon the Council 

receiving written confirmation from Heinz Watties that the 

rural block is no longer required for rural activities. Until 

such time as the deferral is uplifted, the rural zone 

provisions will apply to the rural block. The Council’s 

planner, Mr Stevenson, supports this proposal.  The 

proposal involves deferring both the Industrial zoning and 

the associated provision of the ODP over Heinz Wattie’s 
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rural block and the infrastructure requirements that go 

with it.  In the meantime, the operative Rural zone 

provisions would apply, but would be replaced by the new 

rural zone provisions in the pCRDP. 

26 In supporting the text amendments to the pCRDP that 

have been recommended by Mr Stevenson, with two 

important exceptions: 

26.1 I consider that there would be merit in including a 

brief policy-level reference as to the rationale for the 

deferral. Such rationale would typically sit in a 

‘reason for the rule’ section or Chapter introduction, 

however as the proposed Plan does not include any 

explanatory material, it is necessary to include such 

in policies.  

26.2 The suggestion by Mr Stevenson that the deferred 

zoning have a time limit, namely until 30 March 2026 

(unless uplifted earlier). 

27 Proposed Policy 7 of the Industrial Chapter addresses 

greenfield growth. It is recommended that an additional 

clause be added as follows: 

16.1.3.1 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, 

b. Manage the development of greenfield areas in a 

manner aligned with the delivery of infrastructure, 

including upgrades to networks, to avoid adverse effects 

on networks serving these areas. 
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c. Development shall recognise and support Ngai Tahu 

cultural values through low impact urban design and the 

protection of wahi tapu and wahi taonga including 

waterways, where practicable. 

d. To defer the Heavy Industrial zoning of an 

identified area in South West Hornby4 to enable the 

ongoing use of this land for rural purposes as an 

integral component of an adjacent established 

industrial activity.   

28 I note that the use of deferred zonings as a tool are 

reasonably common across District Plans in New Zealand. 

They are often put in place in response to enabling urban 

growth once key network infrastructure is in place e.g. an 

intersection upgrade or the provision of a trunk sewer 

main. There are also examples where an area is deferred 

pending the need for disparate landowners to formulate a 

coherent plan for how the area as a whole is to be 

developed.   

29 In terms of the need for the District Plan to give effect to 

the CRPS, the deferred zoning identifies and provides for 

the future use of the rural block as being for industrial 

purposes. The purpose of the LURP and the CRPS is to 

ensure that sufficient industrial land is available to provide 

for Christchurch’s urban growth, especially in a post-

earthquake recovery phase. The rural block is already 

integral to a long-established industrial activity that 

employs several hundred workers and therefore whilst the 

deferral will enable rural activity, such activity is in a 

                                            
4 It is noted that Mr Stevenson has separately recommended a similar deferred 
approach to another rural block in Belfast for similar reasons. Should the Belfast 
deferral be confirmed, it may well be appropriate to expand the above clause to also 
reference Belfast. 
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practical sense an inherent element in the industrial 

activity occurring in the area. The interim rural zoning is 

therefore consistent with the LURP and will give effect to 

the CRPS. 

30 As a result, the proposed deferred industrial zone is 

considered to be a pragmatic response that enables the 

ongoing operation of an established industrial activity and 

the associated economic and employment benefits which 

that brings, whilst concurrently clearly signalling that the 

future use of the rural block will be for industrial 

development once the rural activities cease. In essence the 

CRPS goal of the rural block being used for industrial 

purposes is already being achieved through the integration 

of the rural use with the existing factory. The deferred 

zoning in a sense simply better enables one established 

form of business activity, and the uplifting of the deferral 

will then enable a different form of business activity to 

occur. At that time, the ODP provisions would apply which 

would be more conducive to an industrial zone and likely 

industrial activities on the rural block.   

31 Mr Stevenson for Council has recommended that the relief 

sought for a deferred zoning be accepted, subject to the 

significant caveat that the deferral only remain in place 

until 2026. From mediation it is understood that the 

purpose of the ‘sunset clause’ is to provide ‘certainty’.  

32 I disagree with the need for, or merit of, such a sunset 

clause. In effect, the Council are saying that unless trade 

waste capacity is available, the existing factory complex 

and associated jobs has 11 years to continue operating 

after which it must shut down or at least be actively 

discouraged, as the pCRDP will make an integral part of its 
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ongoing operation non-complying. Further, it is difficult to 

predict with any certainty when Heinz Wattie’s would be 

able to cease rural activities, and then send its waste 

water to the City’s trade waste network due to the time 

required to change the systems including provide new 

waste water infrastructure. It seems somewhat perverse to 

have a District Plan provision that seeks to enable 

industrial development on the rural block at the direct 

expense of disenabling an existing industrial activity. 

33 Even were the deferral to be automatically uplifted in 11 

years time, rezoning does not of course provide any 

certainty that on-the-ground development will actually 

happen. Development always occurs only at the point in 

time at which the landowner decides that they want to 

develop. There are numerous examples in both 

Christchurch and around New Zealand of urban-zoned 

blocks of land that have continued in rural use for many 

years, because the owner has been unwilling or unable to 

develop their land for urban purposes. 

34 If Council’s concern is primarily focussed on the provision 

of network infrastructure in and across the rural block to 

further enable industrial development on adjoining land, 

then the Council has the mechanisms in the Public Works 

Act to acquire land for these purposes with the payment of 

appropriate compensation. Simply zoning the land and 

imposing the ODP provisions and restrictions will not 

provide that infrastructure. 

35 The costs of re-zoning the rural properties as an operative 

Heavy Industrial (South West Hornby) Zone are significant 

and include:  
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(a) The zoning would be inconsistent with the existing and 

intended medium-term use of the land for rural activities;  

(b) A broad brush zoning approach does not reflect the 

needs of individual businesses operating in the area, since 

it fails to take account of its existing land usage and future 

business needs. A District Plan is intended to be responsive 

to both the short and long term needs of the community 

by providing a regulatory framework that facilitates 

development and good environmental outcomes. 

Accordingly, the proposed zoning of the site should be 

responsive to the needs of the people and businesses who 

work and operate in the area. It should not impose unduly 

restrictive conditions on the operation of Heinz Wattie’s 

long-established business, which provides a significant 

level of employment and economic benefits in the 

Canterbury region;  

(c) An operative Industrial Heavy zoning is likely to lead to 

increased consenting and compliance costs for Heinz 

Watties, in conflict with the Fourth Schedule Statement of 

Expectations. For example, alterations to Heinz Wattie’s 

existing rural activities undertaken on the rural block will 

trigger a non-complying resource consent. Such an 

application process would be expensive, time consuming 

and there is considerable risk of being refused by the 

Council. Similarly, should existing Regional Council 

resource consents be reviewed, they would be assessed in 

the context of a Heavy Industrial zoning and would be 

likely to face zone consistency issues. 

(d) There are also costs associated with the imposition of 

the ODP as part of the proposed Heavy Industrial zoning.  

This planning method requires the provision of 
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infrastructure which is inconsistent with rural uses, but 

more appropriate for industrial activities and development 

of the rural block.   

(e) There are no benefits of zoning the rural block Heavy 

Industrial in terms of increasing industrial land supply as 

Heinz Wattie’s does not intend to undertake industrial 

activities on the land in the short-medium term. Rather, it 

intends to continue its existing rural activities on the rural 

block.  

36 These costs can be avoided through the proposed deferred 

Industrial Heavy Zone and associated provisions providing 

for ongoing rural use as a permitted activity on the rural 

block. The inclusion of a process-related rule in the District 

Plan that clearly sets out the mechanism for uplifting the 

deferral means that the costs associated with having to 

undertake a future plan change process are able to be 

avoided, whilst concurrently providing certainty to the 

community regarding the extent of current activities and 

the long term change in use of the rural block. The 

inclusion of a process-related rule is consistent with the 

directions and reasoning set out in the Panel’s decision on 

the Strategic Directions chapter, in which the 

appropriateness of such provisions was discussed in some 

detail. 

37 The long term benefits of zoning the rural block to Heavy 

Industrial and the attendant fulfilment of the CRPS 

direction that the area be used for accommodating 

industrial urban growth, can still be provided for by 

applying a deferred zone with an accompanying clear 

mechanism for uplifting of the deferral. The deferral in turn 

provides short-medium term benefits of regulatory 
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certainty by allowing for a long-established industrial 

operation to continue which provides significant 

employment and economic benefits to the Region. Such an 

outcome is considered to be entirely consistent with the 

strategic planning framework that seeks to provide for, 

support, and enable the ongoing recovery and growth of 

business activity, whilst also providing opportunities for 

such growth to occur through a mixture of intensification 

and greenfield areas. 

38 As a final note, I consider that the Outline Development 

Plan (‘ODP’) proposed for the wider area as shown in 

Appendix 16.7.8 is necessary and appropriate. CRPS Policy 

6.3.3 requires that all new greenfield priority areas are to 

be guided by an ODP as a necessary method for 

integrating industrial development across the wider 

greenfield area as and when individual blocks are 

developed by their various owners. The proposed ODP is 

considered to contain an appropriate level of detail, with 

this detail correctly focussed on the key structuring 

elements and infrastructure that will need to be in place. 

However, the ODP should not apply to the rural blocks 

until the rural activities are to cease and the zone is 

changed to Heavy Industrial, as these provisions are 

clearly linked. 

Conclusion 

39 In conclusion, the CRPS and the LURP provide a framework 

within which the need for, and benefits of, business 

activity is recognised as a key component in the successful 

recovery of Christchurch. Deferral of the rural block is 

considered to strike an appropriate balance between 

enabling the ongoing operation of an established facility, 



  19 

 

 

whist concurrently providing for the long-term 

development of the rural block for industrial activities once 

it is no longer need as an integral component of an 

industrial process. 

40 The amendments recommended by Mr Stevenson in terms 

of the rule package are supported. The exception to this is 

the 2026 sunset clause which is not supported and is 

considered to be disenabling and not effective in achieving 

the wider recovery goals of certainty and enabling the 

recovery and use of existing business activity.  

41 A policy reference as to the rationale for the deferral is 

considered necessary to assist pCRDP users in 

understanding the rule framework and to also provide 

policy guidance to decision makers should any resource 

consent applications occur in the rural block. 

42 The proposed amendments, combined with the 

recommended rule package, is considered to better give 

effect to the CRPS and the Strategic Directions objectives 

than the notified proposal and is consistent with the 

Ministers’ expectations as set out in the fourth schedule of 

the OiC. 

 

Dated:  24 April 2015 

 

__________________________ 

Jonathan Guy Clease 

 


