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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.  

3 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.  

4 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.   

5 In preparing my evidence I have reviewed: 

5.1 The notified Christchurch Replacement District Plan proposal 

(‘the proposal’); 

5.2 Waterloo Park Limited’s (‘Waterloo’) submission; 

5.3 Relevant submissions that Waterloo has lodged further 

submissions on; and 

5.4 The evidence prepared and circulated by Council experts, and 

in particular the evidence of Mr Stevenson, Mr Macleod, Mr 

McIndoe, and Ms O’Brien. 

6 I prepared the original private Plan Change that resulted in the 

operative Business 8 Zoning for the site. I am therefore very 

familiar with the planning history of the site. I have visited the site 

and the surrounding area on multiple occasions. 

7 I attended and was a signatory to the Urban Design caucusing 

statement on the Commercial and Industrial Chapters.  I also 

attended the ‘Brownfield’ mediation session on 16th April. 

8 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 
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expertise. I have not omitted to consider material facts known to 

me that might alter or detract from the opinions expressed. 

SUMMARY OF EVIDENCE 

9 In my evidence I have found that: 

9.1 the Land use Recovery Plan (LURP) and Canterbury Regional 

Policy Statement (CRPS) both identify brownfield regeneration 

as a key outcome and method for enabling the recovery of 

post-earthquake Christchurch.  They also both similarly 

identify brownfield regeneration as an effective and efficient 

means of accommodating urban growth into the future; 

9.2 the proposal, as amended by Mr Stevenson’s 

recommendations, is a significant improvement on the 

notified proposal in terms of giving effect to the LURP and 

CRPS insofar as the proposed planning framework relates to 

brownfield regeneration; 

9.3 that the notified proposal can be further improved to better 

give effect to the higher order statutory documents through 

an amendment to a proposed brownfield policy and 

amendments to the proposed activity rules;  

9.4 that the consolidation of the various notified ‘sub-zones’ into 

a single Industrial General Zone, with site-specific rules 

where necessary, is a significant improvement over the 

notified proposal in terms of reducing the length and 

complexity of the Industrial Chapter; and 

9.5 that the amendments recommended by Mr Stevenson to the 

Built Form Standards for the Industrial Chapter are a 

significant improvement over the notified proposal. Subject to 

several minor amendments they achieve the Fourth Schedule 

of the Order in Council (OiC) and the ‘process objective’ 

contained within the Strategic Directions Chapter. 

SCOPE OF EVIDENCE 

10 In my evidence I will: 

10.1 provide a summary of the planning background and context 

of Waterloo Business Park; 

10.2 set out the relevant provisions of the higher level planning 

documents including the Land Use Recovery Plan and the 

Canterbury Regional Policy Statement; 
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10.3 consider the notified proposal against these higher order 

documents and the  relevant provisions of the OiC, including 

the Statement of Expectations set out in the fourth schedule 

of the OiC; and 

10.4 propose amendments to the Industrial Chapter of the 

proposal and relevant definitions so that the proposal: 

 better gives effect to the higher order planning 

documents; 

 better enables the recovery of post-earthquake 

Christchurch; and 

 better enables the efficient and effective management of 

urban growth and development insofar as these relate to 

the regeneration of brownfield industrial land, and 

specifically Waterloo Park.  

PROPOSED CHRISTCHURCH REPLACEMENT DISTRICT PLAN  

Waterloo Park planning context and background 

11 The history and background to the Waterloo Park development, and 

discussion of the strategic planning framework, was set out in my 

evidence filed in relation to the Strategic Directions Chapter. For 

ease of reference, and due to its brevity, it is repeated here in 

paragraphs 12 - 18. 

12 Waterloo Park is a significant new Business Park that is in the first 

stages of development and that is located in the suburb of Islington 

on the western edge of Christchurch. Construction of the Business 

Park is now underway, with significant earthworks and the 

installation of roads and services having been undertaken. 

Numerous lots have been sold and a number of new buildings are in 

the process of design and construction. The site is identified on 

Planning Map 36 as a ‘Brownfield Overlay’ area in Mr Stevenson’s 

evidence.  

13 The Business Park has been many years in the planning. The 

Business Park was enabled following a lengthy private Plan Change 

process to rezone the 114 hectare area from a mix of Business 4, 

Business 5 and Rural 2 zones to a new Business 8 (Islington Park1) 

Zone.   

14 Waterloo Park and the associated zone package was explicitly 

developed as a means for regenerating and remediating the ex-

                                            
1 In submissions, Waterloo Park have sought that the sub-zone references be 
renamed to refer to Waterloo Park rather than Islington Park to reflect the name by 
which the area is now commonly known as. 
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Islington freezing works site, which had been in heavy industrial use 

for some 100 years. Approximately 35 hectares of the site had an 

industrial zoning, with the rural balance having been used as an 

integral part of the processing operation where stock were held, 

treated effluent spread, and industrial by-products and associated 

contamination buried in earlier decades. The Waterloo Park proposal 

therefore presented the opportunity to rejuvenate a large brownfield 

area for modern business activities. 

15 The ‘Business 8’ planning framework provided for and anticipated a 

range of ‘dry’ light industrial, commercial, transport, business, and 

warehousing activities.  

16 The zone description in the operative City Plan is explicit that the 

benefits of brownfield regeneration are a key outcome anticipated 

for this zone, and as such differentiate this zone from greenfield 

industrial areas more generally or from incremental change in long-

established industrial zones. 

17 The Business 8 zone description states that: 

“The zone will enable the regeneration of the existing large 

‘brownfield’ industrial complex based on the old freezing 

works, with the possible retention of good quality buildings 

that are capable of adaptive reuse, and the removal of 

obsolete structures that comprise the majority of the existing 

complex, and their replacement with modern buildings and 

landscaping. The zone will also facilitate the remediation and 

capping of areas contaminated by the old freezing works 

activity.”2 

18 The existing Business Park is therefore the result of a recent, 

extensive, plan change process and provides a tangible example of 

the successful regeneration of brownfield industrial land to provide 

for a wide range of modern business needs within the context of 

post-earthquake Christchurch. 

Strategic Planning Framework 

19 The replacement District Plan is required to give effect to the CRPS 

and is to be consistent with the LURP.  

20 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. 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. This approach 

                                            
2
 Operative City Plan, Volume 3, Chapter 3, Section 1.14 Business 8 Zone description 
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is most succinctly set out in Objective 6.2.2, however it is 

interwoven throughout Chapter 6 of the CRPS. Priority growth areas 

are identified on ‘Map A’ to Chapter 6, with the previously rural 

zoned portion of Waterloo Park identified as a priority area. 

21 A key component of facilitating the more efficient use of existing 

sites is through the promotion of brownfield regeneration. Objective 

6.2.6 regarding business land development seeks to: 

“Identify and provide for Greater Christchurch’s land 

requirements for the recovery and growth of business 

activities in a manner that supports the settlement pattern 

brought about by Objective 6.2.23, recognising that:… 

(2) Except where identified for brownfield redevelopment, 

areas used for existing industrial activities are to be used 

primarily for that purpose, rather than as a location for new 

commercial activities.” 

22 The principle policy for implementing the above objectives regarding 

brownfield land is Policy 6.3.8. This policy seeks: 

“To encourage and provide for the recovery and regeneration 

of existing brownfield areas through new comprehensive 

residential, mixed-use or business developments, provided 

such activities will ensure the safe and efficient functioning of 

the transport network and will not have significant adverse 

distributional or urban form effects on the Central City, Key 

Activity Centres and neighbourhood centres, or give rise to 

significant reverse sensitivity effects”. 

23 The methods to implement the policy state that Territorial 

Authorities will “include in district plans objectives, policies and rules 

(if any) to give effect to policy 6.3.8”. 

24 Policy 6.3.6 relates to business land in general. This policy promotes 

the utilisation and redevelopment of existing business land4, whilst 

recognising  

“that new commercial activities are primarily to be directed to 

the Central City, Key Activity Centres and neighbourhood 

centres where these activities reflect and support the function 

and role of those centres; or in circumstances where locating 

                                            
3 In addition to wider urban growth objectives, Obj 6.2.2(2) specifically seeks to 
provide ‘higher density living environments, including mixed use developments….in 
greenfield areas and brownfield sites. 

4 Policy 6.3.6(1) 
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out of centre, will not give rise to significant distributional or 

urban form effects”5. 

25 The LURP likewise recognises the importance of brownfield 

regeneration as a key component in enabling recovery and 

accommodating urban growth in post-earthquake Christchurch. 

Action 24 is the key method for implementing the outcomes sought 

in the ‘providing for business’ Section 4.3 of the LURP. This action 

requires that the City Council, in its next review of the District Plan, 

enables, amongst other matters, “ii. Comprehensive developments 

in existing urban business areas, including brownfield sites”.  

26 Provision for brownfield regeneration also comprises one of the 

action points under the ‘rebuilding communities’ section 4.1, where 

the Council is to enable and provide for “comprehensive residential 

and mixed use developments, including on brownfield sites”6.  

27 In conclusion, across the CRPS and the LURP, brownfield 

regeneration is to be identified, enabled, encouraged, and provided 

for through the District Plan as a key method for facilitating 

recovery and accommodating urban growth in an efficient manner.  

28 Such brownfield regeneration is to be: 

28.1 undertaken in a comprehensive manner;  

28.2 can include residential, mixed use, or business activities; 

28.3 is to be undertaken so as to ensure the safe and efficient 

functioning of the transport network; 

28.4 should not give rise to significant distributional effects on 

existing centres and nor should it significantly undermine the 

urban form role and function of those centres; and 

28.5 not give rise to significant reverse sensitivity effects on 

existing businesses.  

Strategic Directions Chapter 

29 Decisions have been released on the Strategic Directions Chapter. 

Of particular relevance, this Chapter identifies the role of brownfield 

regeneration in Objective 3.3.7(d)(iii) in relation to housing 

opportunities, with clauses (f) and (g) of that objective seeking that 

the Plan “identifies opportunities for, and supports the 

redevelopment of brownfield sites for residential, business or mixed-

                                            
5 Policy 6.3.6(4) 

6 Action 2(iii) LURP 
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use activities; and promotes the re-use and re-development of 

buildings and land”.   

30 Of more general relevance to the wider zone provisions, Objective 

3.3.2 directs that the Plan provisions are clear, concise, and that 

transaction costs and reliance on resource consent processes are 

minimised, along with the number, extent and prescriptiveness of 

development controls.  

PROPOSED AMENDMENTS TO THE PROPOSED CHRISTCHURCH 

REPLACEMENT DISTRICT PLAN  

Objective level recognition of Brownfield regeneration 

31 The Industrial chapter, as notified, includes a single policy relating 

to brownfield regeneration. There is no explicit objective regarding 

the important role of Brownfield regeneration in achieving the 

strategic outcomes sought regarding accommodating urban growth 

in the higher order planning framework.  

32 Mr Stevenson has recommended the inclusion of an explicit 

brownfield objective and amendments to the notified brownfield 

policy7. Such an objective is supported as being a necessary 

outcome if the District Plan is to give effect to the CRPS and not be 

inconsistent with the LURP. The specific wording recommended by 

Mr Stevenson is also generally supported, subject to the 

amendments discussed below.  

33 There is a particular concern that whilst the brownfield objective and 

policy recommended by Mr Stevenson are helpful, there is the 

potential for brownfield proposals to be ‘trumped’ or counter-

balanced by the wider Industrial Chapter policy framework that 

seeks that Industrial Zones are primarily for industrial landuses. 

34 Mr Stevenson has recommended the inclusion of a statement 

under the Brownfield objective that clarifies that for Brownfield 

proposals, it is only the brownfield objective and policy that are of 

relevance for brownfield proposals8. The intent of this statement is 

supported as a necessary ‘process direction’ – especially in relation 

to brownfields sites that have already been explicitly identified 

through the District Plan. Without such direction brownfield 

proposals will routinely face a stern challenge in demonstrating 

                                            
7 At the time of writing, a further track changed version of the brownfield objective 
and policy were being circulated in response to matters raised in the brownfield 
mediation session. Given the state of flux of these provisions, my evidence is 
focussed on the text as recommended by Mr Stevenson in his evidence. Should 
agreement on further amendments crystallise between mediation participants then I 
will endeavour to respond to this in rebuttal.   

8 CERA sought the addition of this statement to the notified brownfield policy. 
Waterloo lodged a further submission in support of the statement, however sought 
that the statement be incorporated into the objective rather than the policy 
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consistency with the Plan’s policy framework as whilst they will 

achieve the brownfield policy, they are likely to be directly contrary 

to a number of other Industrial (and Commercial Chapter) policies 

that direct against non-industrial activities establishing in industrial 

zones. 

35 It is unclear whether the process statement is simply an advice 

note, or whether it forms part of the objective itself. The decision on 

the Strategic Directions Chapter included a detailed discussion on 

the merit and appropriateness of Plan objectives including matters 

relating to process. It is therefore considered to be appropriate that 

the process statement be explicitly incorporated into the objective 

itself. This can be achieved simply by adding an (a) next to the first 

paragraph of the objective and a (b) next to the process statement. 

The objective would then include both the outcome sought in (a) 

and the process by which this outcome will be facilitated in (b). 

36 Waterloo Park’s original submission sought a number of 

amendments to the wider Industrial Chapter policy framework. 

These amendments are no longer considered to be necessary for 

facilitating brownfield regeneration as the amendments 

recommended by the Council now make it clear that for brownfield 

areas it is only the new Objective 2 and Policy 6 that apply. If 

however the Panel is not minded to so limit the application of the 

Brownfield objective and policy then I consider that the alternative 

amendments sought by Waterloo in their submission, and as 

discussed by Mr Tansley, have merit in providing a more balanced 

overall policy framework within which Brownfield regeneration can 

occur. 

37 As a final observation on the recommended process statement, it 

would benefit from clarifying that the limitation on not considering 

other objectives and policies is only in relation to those provisions 

contained within the Industrial Chapter or that have a bearing on 

commercial distribution. For example brownfield proposals that 

involve consideration of transport matters or subdivision should still 

be subject to assessment against the policies contained in the 

Transport and Subdivision chapters. It is therefore recommended 

that Objective 2 be amended as follows:  

16.1.2 – Objective 2 Brownfield redevelopment 

 

a. The recovery and economic growth of the District is 

provided for through enabling redevelopment, including 

mixed-use development, of appropriate Brownfield areas. 

 

b. Objective 2 and Policy 6 are the only objective and policy 

in the Industrial or Commercial Chapters to be 

considered for any proposal for residential or mixed use 
development of a brownfield site. 



  10 

 

 

100126900/658548.5 

 

Proposed Brownfield Policy 6 

38 Objective 2 is to be implemented through a revised and renumbered 

Policy 6. This policy is considered to be generally appropriate for 

considering and enabling brownfield redevelopment, subject to two 

minor amendments. 

39 Proposed Policy 6 is “to support the redevelopment of brownfield 

site for residential or mixed use activities including a limited 

quantum of commercial activity where: 

(i)  A reduction in industrial land supply will not affect the 

ability to meet the anticipated needs of industrial 

activities including those with specific locational 

requirements” 

40 The clause establishes an absolute test of ‘no effects’ on the needs 

of industrial activity. Any redevelopment of brownfield industrial 

land for non-industrial activities will have some effect, however 

minor, on industrial land supply. Inherent with an objective and 

policy approach of enabling brownfield regeneration for residential, 

mixed use, and commercial activity is the presumption that such 

land will be removed from the industrial land supply. The CRPS 

Policy 6.3.8 on brownfield redevelopment anticipates out-of-centre 

development, provided such development does not have significant 

effects on centre vitality (clause (h)). Policy 6.3.6(4) & (6) seeks 

commercial activity primarily in centres, however it also anticipates 

out-of-centre development where such does not give rise to 

significant adverse distributional or urban form effects.  

41 It is therefore considered that clause (i) should be amended to 

clarify that brownfield proposals should not have a ‘significant’ 

effect. 

42 Proposed Clause (viii) states that “the redevelopment does not 

impact on the vitality and strategic role of commercial centres as 

the focal points for commercial and other activities, and the efficient 

and effective use of land and/or community and transport 

infrastructure investment in centres”. 

43 It is understood from the Brownfield mediation that this clause (and 

indeed the wider strategic direction regarding a ‘centres-based’ 

approach to commercial activity), is focussed more on urban form 

and the role of centres as activity nodes, than on direct retail 

distribution effects.  

44 If urban form is the key driver behind the clause, then this should 

be made more explicit. As with the discussion on clause (i) above, 

the concern is that any out of centre commercial development could 
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be said to have an impact (no matter how small) on centre vitality. 

There is a risk that the policy framework becomes enabling of 

Brownfield regeneration and a change in use from industrial to a 

broader mix on the one hand, but on the other sets a policy 

threshold for any non-industrial activity that is difficult to overcome. 

The policy direction then becomes internally inconsistent. 

45 It is therefore recommended that Clause viii be amended as follows: 

The redevelopment does not significantly impact on or 

undermine the vitality and strategic role of commercial 

centres as the focal points for commercial and other activities 

and the efficient and effective use of land and/or community 

and transport infrastructure investment and other centres. 

46 As a final note, I consider that clause (iii) of the policy is 

incongruous as it seeks that “the anticipated amenity values of the 

adjoining industrial zone are not compromised”. Given that 

residential, commercial, or mixed use activities invariably result in a 

higher level of amenity than industrial, and that Mr Stevenson’s 

recommendations on the Industrial Chapter in general appropriately 

recognise that amenity expectation as within industrial areas are 

relatively modest, it is unclear as to what the clause is trying to 

achieve. Matters of reverse sensitivity or expectations that industrial 

amenity be raised are adequately covered off in clause (ii).  

Identification of Brownfield sites 

47 The notified proposal did not identify any brownfield sites, which 

created uncertainty as to whether sites could take advantage of the 

enabling brownfield policy framework and did not give effect to the 

CRPS direction to ‘identify’ brownfield sites. 

48 Mr Stevenson has recommended that two brownfield sites 

(Waterloo Park and ‘The Tannery’ in Woolston) be identified via the 

use of a ‘brownfield’ overlay in the Planning Maps. It is also noted 

that Mr Stevenson is recommending that a number of other 

brownfield sites be rezoned from Industrial to various Commercial 

Zones as an alternative method for facilitating the redevelopment of 

these areas. 

49 The identification of Waterloo Park via an overlay on the Planning 

Maps is supported. The overlay tool removes any uncertainty as to 

the status of the area relative to the wider Industrial General zone 

and also defines the geographic boundaries of the site. The 

proposed method therefore provides certainty as to where the 

brownfield policy (and associated rule) framework will apply. As 

such it is considered to be an efficient and effective method that 

improves Plan usability and certainty.   
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The Definition of ‘Brownfield’  

50 It is noted that there is a potentially problematic interplay between 

the proposed definition of ‘brownfield’ and the proposed policy 

framework. Any existing zoned business land will fall within the 

definition, and therefore can be assessed at a policy level solely 

under the proposed Objective 2, Policy 6 framework.  

51 The notified Plan defines ‘brownfield’ as meaning:  

“Previously used industrial land or commercial land, or land 

no longer required by a requiring authority for a designated 

purpose” 

52 Mr Stevenson is not recommending any changes to the definition. 

53 At the brownfield mediation session, this tension was generally 

agreed as being potentially problematic, especially for small blocks 

surrounded by established industrial activities.  Whilst specific 

wording was not resolved, there was a general acknowledgement 

that there would be benefit in a policy framework whereby 

brownfield sites are either identified, such as for Waterloo Park or 

The Tannery, or if not identified that there was some policy direction 

to help differentiate between brownfield proposals and industrial 

land in general. As an alternative to a refined policy setting out 

criteria for brownfield sites, the definition itself could be amended, 

for example by adopting the more restrictive LURP definition of: 

“abandoned or underused business or industrial land, or land 

no longer needed by a requiring authority for a designated 

purpose”.   

54 Such an amended policy approach (or definition amendment) is 

supported in principle, accepting that the detailed wording has yet 

to be resolved. It will also enable specific rules to be tailored for 

identified sites, with more general rules in place for as yet unknown 

sites that might come forward. For example where a retail 

component is existing, consented, or an acceptable threshold has 

been identified such as at the Tannery9 or Waterloo Park10, then a 

permitted activity threshold can be established. For unknown sites 

or for identified sites that want to develop beyond permitted limits, I 

consider the fully discretionary framework proposed by Mr 

Stevenson is appropriate for enabling all relevant matters to be 

considered.  

                                            
9 Mr Stevenson has recommended a permitted activity rule that reflects the 
consented level of retail activity at The Tannery. 

10 As proposed in Mr Tansley’s evidence for Waterloo Park. 
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Consolidation of sub-zones and Chapter formatting 

55 The notified proposal contained a number of sub-zones, with their 

own self-contained rule package and activity tables. The Industrial 

General (Waterloo Park) Zone was one such example.  

56 Mr Stevenson is recommending that these sub-zones be removed 

from the Plan insofar as them having their own, self-contained rule 

packages. Instead, the sub-zones are to be consolidated and 

incorporated into the Industrial General or Industrial Heavy Zones, 

with site-specific rules retained where necessary. 

57 From the perspective of Waterloo Park, having its own sub-zone and 

self-contained rule package made the Plan easier to use as just this 

section needed to be referred to. It is none-the-less acknowledged 

that for Plan users more generally, the repetition of similar 

provisions across multiple sub-zones adds considerable volume and 

complexity to the District Plan overall. 

58 On balance, the consolidation of the Waterloo Park sub-zone into 

the Industrial General provisions, with several site-specific rules, is 

accepted as necessary for improving overall Plan usability without 

detracting from the substance of the regulatory framework as it 

applies to Waterloo Park. 

Permitted activity rules 

59 Mr Stevenson has recommended a number of changes to the 

activity status of various activities, some of which are specific to 

Waterloo Park and some of which are in response to more general 

submissions on the Industrial General Zone. These various activities 

are considered below. 

60 Residential: As part of brownfield regeneration, Waterloo Park is 

considering incorporating residential units into the overall 

development. Whilst the specific location and quantum of such units 

is yet to be determined, it is likely that they will be located close to 

either the area’s interface with the existing residential suburb or in 

close proximity to the higher amenity business hub area.  Both 

these locations are outside of the 50 Ldn dBA air noise contour that 

covers some two thirds of the site. Mr Stevenson has 

recommended that residential activity outside of the contour be a 

permitted activity, with this outcome supported. 

61 Preschools and Gyms: These facilities provide a useful function for 

workers in business parks and are considered to be generally 

compatible with lighter industrial ‘buffer’ environment contemplated 

in the Industrial General Zone. Council’s recommendation that 

preschools outside the noise contour and gyms be permitted is 

therefore supported. 
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62 Commercial Services: As with preschools and gyms, commercial 

services can likewise provide an important convenience function for 

both workers and businesses in light industrial zones. Activities that 

fall within the commercial services definition such as print and copy 

shops, hairdressers, and travel/ booking agencies are relatively 

common in light industrial areas, especially where they are in close 

proximity to residential areas. Such businesses are typically small 

scale tenancies that are unlikely to undermine the urban form or 

strategic role of larger commercial centres.  

63 Mr Stevenson has recommended that commercial services be a 

restricted discretionary activity (non-notified), however there do not 

appear to be any matters to which Council’s discretion is to be 

limited. In practice it is unclear what value (benefit) will be achieved 

in making a small copy centre or hairdresser go through a non-

notified consent and how these benefits would outweigh the 

transaction costs and uncertainty of such a process. 

64 It is therefore considered that such services should be permitted. If 

there is concern regarding the cumulative effect of making such 

activities permitted across the wider Industrial General Zone, then 

as a minimum it is considered that they should be permitted within 

identified brownfield areas as a component of fulfilling the enabling 

objective and policy direction to support the regeneration of such 

areas. 

65 Ancillary Retail: The operative Plan has long provided for ancillary 

retail of 20% or 350m2 of Net floor Area, whichever is the lesser. It 

is important to note that factory-based retail sales that are to trade 

suppliers, or that are yard based, are separately provided for as 

anticipated and permitted activities in the Industrial General Zone. 

The rule in essence provides for factory shops that do not fall within 

the above two other categories, and that in my experience are 

relatively uncommon in Christchurch. 

66 Through his recommendations, Mr Stevenson is recommending 

that the threshold be altered from the operative Plan position such 

that ancillary retail can occupy no more than 25% or 250m2 of gross 

floor area, whichever is the lesser. So relative to the operative Plan, 

the permitted percentage is more liberal and the m2 limit is more 

restrictive. It is important to note that these changes are magnified 

in both directions by the change in measure from net floor area to 

gross floor area. 

67 I am unclear from Council’s evidence of the rationale behind the 

various changes to the thresholds. The recommended changes in 

effect mean that proportionately more retailing can occur from small 

buildings, whereas for larger buildings the rule is more restrictive. 
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68 I note that Mr Tansley has recommended an amendment to the 

rule to clarify that it relates solely to “space for the display and sale 

of goods to the general public”. This will make it explicit that any 

‘back of house’ areas are not included. Subject to this minor 

amendment, and noting that in the Waterloo context any factory-

based retail sales are likely to fall within the trade supplier or yard-

based permitted categories, I am comfortable with the position 

recommended by Council. 

69 Ancillary Office: The operative Plan provides for offices in all of the 

Industrial Zones as a permitted activity where they are “in 

association with and ancillary to a business activity on the same 

site”. It is important to emphasise that there are no caps on the 

percentage or area of floorspace that can be used for offices, rather 

the rule test or threshold is simply whether the proposed office 

component is “in association with and ancillary to”. 

70 I have prepared numerous resource consents in Christchurch for 

industrial projects that have incorporated office components. I have 

never encountered uncertainty or a debate with Council officers as 

to whether the office element was in association with or ancillary. 

The reason is that it is self-evident in proposals. The office clearly 

has to be occupied by the same company as the one that is 

undertaking the industrial activity on the site, and the office needs 

to be ancillary i.e. less than the principle industrial activity. These 

two tests are matters that are able to be readily shown on plans and 

secured via conditions of consent (or PIM advice notes if the overall 

project is otherwise compliant).  

71 I am not aware of any evidence that demonstrates or identifies a 

widespread problem of ancillary offices generating significant 

agglomeration or urban form effects on centres. I accept that there 

are examples of large office parks11 being developed in the light 

industrial Business 4 Zones12, however it is important to emphasise 

that the distributional and urban form effects of stand-alone offices 

should not be conflated with the effects generated by offices that 

are ancillary to industrial operations – the two are very different 

contexts that generate different urban form effects.  

72 Ancillary offices are as large as they need to be to meet the 

functional needs of the primary industrial business. Large factory 

complexes can generate the need for larger offices. There are 

significant benefits for businesses being able to have all their staff 

on the one site, so that management, research, product 

                                            
11 These larger office parks now form the basis of the proposed Commercial Office 
Park Zone. 

12 The operative Plan permits stand-alone offices (without any limitation) in the 
Business 4 Zone, which in terms of its geographical extent has now been largely 
rolled over into the proposed Industrial General Zone. 
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development, and marketing staff are able to have direct and easy 

connection to staff and product development on the ‘shop floor’, 

depot, or yard. Whilst management, administration, or research 

functions could in theory be separated off and located far away from 

the factory complex, such an arrangement can result in significant 

inefficiencies for individual businesses and runs counter to the desire 

in my experience for industry-based companies to have ‘all their 

people together’. Such supporting functions still remain integral and 

ancillary to the companies’ core industrial business. 

73 I do not therefore believe that there is a need for the ancillary office 

rule to also have size caps. The proposed size caps constitute a 

marked increase in regulation relative to the operative Plan position 

which is counter to the Fourth Schedule expectations, and are not in 

my view necessary as a method for achieving the wider ‘centres-

based’ direction of the strategic planning framework. Forcing 

industrial businesses to separate their various staff functions and to 

maintain disparate sites with offices geographically separated from 

operations is also considered to run directly counter to the strategic 

planning framework to enable and provide for the needs of 

businesses. 

74 Whilst I do not believe that a cap is necessary or efficient, should 

the Panel be minded to retain a cap, it is recommended that the 

standard be amended such that it provides for 20% of gross floor 

area or 250m2, whichever is the greater.  

75 This amendment is centred on changing the ‘whichever is the lesser’ 

to ‘whichever is the greater’. The core problem with the ‘lesser’ 

approach is that it restricts large factory complexes from having an 

office of sufficient size to meet the needs of the business, but that is 

still ancillary to the overall scale of the wider operation. In balancing 

the shift from lesser to greater, I would support lowering the caps. 

The lower 20% cap will still ensure that offices are ancillary in scale, 

and the 250m2 provides adequate space for industrial operations 

that are run out of smaller buildings or that are predominantly yard-

based and as such do not have a large industrial GFA from which to 

derive a percentage.  The proposed amendment differs somewhat 

from that put forward in Mr Tansley’s evidence, however I consider 

that the wording proposed below will be easier to assess and 

administer and will achieve a similar outcome to that sought by Mr 

Tansley. 
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Activity  Activity Specific Standard 

P13 Ancillary Office Activity, 

unless specified below 

Any Ancillary Office Activity 

shall: 

a. Occupy no more than 

500m2 or 30%  20% 

or 250m2 of gross floor 

area of all buildings on 

the same site, whichever 

is the lesser greater 

b. Have visually 

transparent glazing on 

the ground floor 

elevation facing the 

street for a minimum 

of 20% of the 

elevation where the 

office e activity fronts 

the street 

76 As a final note on the ancillary office rule, I consider the 

requirement for 20% glazing of road-facing elevations to be 

unnecessary. If offices are provided at the front of industrial 

complexes then they will incorporate as much glazing as is 

necessary to meet their functional needs. In short, at least in my 

experience, offices invariably incorporate glazing. The vast majority 

of industrial developments that I have been involved with likewise 

locate their offices adjacent to, and facing’ the road frontage. This 

arrangement means that offices are readily accessible for site 

visitors, and also enables staff/ visitor parking to be separated from 

industrial processing and heavy goods vehicle manoeuvring areas 

which are generally located towards the rear of sites. The 

requirement for a fixed percentage of glazing will result in additional 

consents for little practical gain in amenity, especially in the context 

of industrial environments. 

77 Stand-alone Retail and Offices: Retailing and offices that are not 

ancillary to otherwise permitted activities are recommended by 

Council as being fully discretionary in the Industrial General Zone. 

This activity status also applies to brownfield areas, with the only 

difference in the level of regulation being that consent applications 

do not need to be fully notified (but presumably can still be limited 

notified). As such, the recommended Plan provisions do not 

materially differentiate between Industrial General and sites 

proposed for brownfield regeneration. 
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78 Strategic directions objective 3.3.78(f) seeks to “identify 

opportunities for, and supports, the redevelopment of brownfield 

sites for residential, business, or mixed use activities”. The 

Brownfield Objective 2 requires that the recovery and economic 

growth of the District is provided for through enabling 

redevelopment. Policy 6 likewise seeks to support the 

redevelopment of brownfield sites… including a limited quantum of 

commercial activity”. No justification is provided as to why only 

‘limited’ provision for commercial is to be provided for, however it is 

assumed that this is with reference to wider directions regarding not 

having a significant adverse effect on retail distribution or the form 

and function of existing centres. 

79 The policy framework is therefore one of identifying brownfield sites, 

and then supporting, enabling, and providing for redevelopment. 

Such redevelopment can include residential, mixed use, or a limited 

quantum of commercial activity. 

80 It is considered that requiring all retail and stand-alone office 

activity to proceed through a fully discretionary consent neither 

enables, provides for, nor supports brownfield regeneration. Indeed 

the regulatory approach and consenting tests are no different than 

for any other non-brownfield industrial site. The recommended rule 

package is therefore not an efficient or effective method in achieving 

either the Brownfield objective and policy, or the Strategic Direction 

objective. 

81 It is acknowledged that quantum of commercial activity that can 

occur on brownfield sites is not open-ended. Such development is to 

be enabled, however only up to the point where it will not result in 

significant effects on existing centres. Mr Tansley has considered 

the site-specific context of Waterloo. The nearest existing centre is 

the Hornby KAC that is located some 2km to the east of the site. Mr 

Tansley has identified that it would be quite appropriate to provide a 

new local commercial centre as part of the Waterloo Park brownfield 

regeneration. Mr Tansley has concluded that this local centre 

should be limited to no more than 3,000m2 gross floor area, and 

individual tenancies are limited to no more than 400m2 (in order to 

avoid larger ‘destination’ stores such as supermarkets). Provided 

these limits are in place, then the centre will be large enough to 

meet the convenience needs of its local catchment, without having 

any material distribution effects on other centres. In particular a 

small local centre of this size will pose no threat to the role or 

function of the Hornby KAC. 

82 Mr Tansley has likewise identified that provision for some stand-

alone offices would not threaten or undermine the role and function 

of Hornby KAC or the Central City. Mr Tansley has put forward a 

total cap of 6,000m2 gross floor area. Such office use will provide a 
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locational choice for stand-alone offices that require a city-fringe 

location e.g. rural or industrial-facing businesses, will support a 

commercially viable local convenience centre, and will make a 

positive contribution to the successful regeneration of a large 

brownfield site.  

83 In considering such a limit it is important to note that unlimited 

stand-alone office development is a permitted activity in the 

operative Plan for the Waterloo Park site. To date some 50ha 

(nearly half) of the site has been sold or has confirmed purchasers 

in place. Not one of these purchasers consists of a stand-alone office 

development. The risk of a significant effect on centres has not 

therefore been borne out by experience to date for the Waterloo 

Park context. 

84 In summary, both the strategic framework and the proposed 

Industrial Chapter policy direction is that brownfield regeneration is 

to be enabled and provided for. Full discretionary status is not 

considered to be an effective method for delivering these policy 

outcomes. I therefore support a more enabling rule framework for 

brownfield sites, especially where they are specifically identified in 

the Plan. It is recommended that new permitted activity rules be 

inserted into the Industrial General Chapter that enable 3,000m2 of 

retail and 6,000m2 of office in Waterloo Park. In the event that 

these caps are exceeded then further commercial development 

would be subject to a full discretionary process under (D3) and (D4) 

respectively so that the potential effects of additional development 

can be fully considered. 

 

Activity Activity specific standard 

P23 Retail activity and 

commercial services in 

Waterloo Park as shown 

on Appendix 16.6.2.ii 

a. The maximum size of any 

individual tenancy shall be no 

greater than 400m2 gross floor 

area 

b. Total cumulative retail activity 

shall be no greater than 3,000m2 

gross floor area in Waterloo Park 

P24 Office activity in 

Waterloo Park as shown 

on Appendix 16.6.2.ii 

 

a. Total cumulative office activity 

shall be no greater than 6,000m2 

gross floor area in Waterloo Park 

Note: the total cap does not 

apply to ancillary offices 
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Outline Development Plans and associated rules 

85 Since the Business 8 Zone and associated Outline Development Plan 

(‘ODP’) was incorporated into the Operative Plan, the development 

has been further refined in response to market feedback and 

staging, and confirmation of network roading projects. Resource 

consent13 has been obtained for a revised ODP, with subsequent 

subdivision consents and on-the-ground works reflecting this revised 

ODP. Further minor revisions were sought to the internal roading 

network in the submission by Waterloo Park. Mr Stevenson has 

recommended that the revised ODP as sought in submissions 

replace the operative ODP. This recommendation is supported as an 

efficient and effective method of ensuring that the Plan reflects and 

provides for the pattern of development that has and will occur. 

86 Waterloo Park sought in submissions that the activity table make 

explicit provision for the construction of the key structuring 

elements shown on the ODP. This is to avoid any doubt that such 

facilities and infrastructure are permitted, rather than defaulting to 

fully discretionary as a ‘not otherwise provided for’ activity. 

Mr Stevenson has recommended that this wording be accepted 

through a new (P21). This recommendation is supported as an 

effective method for removing ambiguity and enabling the necessary 

infrastructure and facilities inherent in ODP development to readily 

occur. 

Built form standards 

87 Mr Stevenson has recommended a number of amendments to the 

built form standards including road boundary setbacks, fencing, 

landscaping, recession planes, and cycleways. These amendments 

are generally directed at better reflecting the level of amenity 

anticipated in industrial areas, with a focus on managing the 

interface between industrial zones and adjoining residential zones 

and arterial road corridors where different levels of amenity and 

visual presentation are anticipated. The rationale for these 

amendments is discussed in some length in the evidence of 

Mr Stevenson and Mr Macleod and I agree with their findings as 

they relate to Waterloo Park14. It is noted that with the exception of 

the removal of the fencing rule, the recommended changes to the 

Industrial Zone built form standards are also generally consistent 

with the principles articulated in the Urban Design caucusing 

statement that I was a signatory to. 

                                            
13 RMA92021280 

14 I note that Waterloo Park has minimal frontage with residential streets (and where 
it does this frontage is already controlled through the ODP requirement for open 
space and storm water facilities). Waterloo Park likewise is subject to site-specific 
controls on a 10m deep landscape strip along Pound Road (the only arterial 
frontage), that arose out of Environment Court mediation when the operative 
Business 8 Zone was developed. 
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Trade waste controls 

88 The proposed Plan (rule 16.2.4.1.5 as notified) seeks to limit trade 

waste discharges to ‘any activity which results in the daily average 

sewage flow from a site exceeding 0.09L/s/ha’. This is a significant 

change from the operative Plan that controls trade waste discharges 

as follows: 

“5.4.2(d) In the Business 8 Zone, trade waste disposal is 

constrained to a daily average sewage flow not exceeding 

0.09L/s/ha and the average daily sewage discharge from the 

entire 114 ha Business 8 Zone shall be less than or equal to 

863m3/ day.” 

89 The Waterloo site contains the ex-Islington freezing works and as 

such has had historically high volumes of trade waste discharges. 

When the Waterloo Park plan change was originally considered, it 

was accepted that there were downstream sewer capacity 

constraints, and that total discharge from the entire site should not 

exceed that of the historic freezing works operation. The operative 

Plan rule is based on this understanding and critically relates to total 

discharge rates from the entire ODP area.  

90 The operative rule is effective in ensuring that total discharge is no 

more than that which historically occurred and for which sewer 

capacity has been provided. Secondly, the operative rule enables 

discharge rates to be averaged across the site and thereby provides 

considerable flexibility in enabling some businesses to have higher 

discharge rates whilst others, such as large distribution centres, 

have minimal trade waste discharges relative to site area.  

91 The monitoring by Council of the overall volume of trade waste 

discharges from the ODP area is readily achievable as all such 

discharges are controlled through the Council’s Trade Waste By-law 

2006. Businesses are required to obtain Council agreement to 

accept the discharge into the network. All discharges are then 

monitored and businesses are charged on a quarterly basis 

depending on the volume of the discharge. Council therefore has an 

ongoing, real time ability to monitor (and invoice for) discharges 

from the area. 

92 Ms O’Brien has prepared evidence for the Council on sewer 

servicing. In response to Waterloo’s submission she has found that15  

“this submission seeks that the sites that are occupied by the 

Waterloo Business Park (east of Pound Road, north of 

Waterloo Road, and west of residential area) is named as a 

Brownfield site, in recognition of its existing use, rather than 

                                            
15 Para.11.2 of Ms O’Brien’s evidence in chief 
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the notified Industrial General Zoning. Given that this will 

have no effect on wastewater flows, wastewater capacity 

issues are not an issue for these properties” 

93 Mr Stevenson has recommended that the rule be amended to 

require a limit on total discharges to 863m3/ day, however he has 

retained the requirement that discharges from every individual site 

also be limited to 0.09l/s/ha. It is unclear whether this is intentional 

or whether Mr Stevenson was simply seeking to revert to the 

operative plan wording as sought in Waterloo’s submission and has 

overlooked the need for the 0.09l/s/ha needs to be averaged rather 

than limited per site.  

 

94 It is therefore recommended that this rule be further amended 

(from Mr Stevenson’s recommendation) as follows:  

 

Any activity in the Industrial General (Waterloo Park) 

Outline Development Plan area as shown on Appendix 

16.6.2.ii, that results in a daily average trade waste 

sewage flow exceeding 0.09L/s/ha and the average 

daily trade waste sewage discharge from the entire 

114 ha Industrial General (Waterloo Park) Zone 

exceeding 863m3/ day. 

Transpower controls 

95 The proposed Industrial General Zone rule package includes controls 

on buildings or sensitive activities within a certain distance of 

transmission lines or support structures16. The need to control 

activities in close proximity to the transmission network is supported 

in recognition that such controls are a necessary consequence of 

giving effect to the relevant National Policy Statement.   I 

understand that the nature of the setback/controls proposed will be 

the subject of evidence to be provided by Transpower (which I have 

not been able to review at the time of preparing this evidence). 

96 The proposed rule provides a simpler rule framework than the 

notified provisions and also importantly provides the ability to 

undertake site-specific research to enable permitted activity status 

for buildings where they “demonstrate that safe electrical clearance 

distances required by the New Zealand Electrical Code of Practice for 

Electrical Safe Distances (NZECP 34:2001) are maintained under all 

operating conditions.”. 

Kiwi Rail submission matters 

97 Kiwi rail have sought via submission a series of new rules controlling 

building setbacks and amenity controls along the rail corridor, as 

well as to enable Kiwi Rail to access private land to facilitate 

                                            
16 16.2.2.1 (P17); 16.2.2.5 (NC1) 
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maintenance of the rail corridor. I do not consider the relief sought 

to be appropriate in an industrial context and therefore agree with 

Mr Stevenson’s recommendation to decline the relief.  

98 The efficient use of industrial land for post-earthquake recovery is 

considered to be more important that a high amenity rail corridor 

through industrial areas. The District Plan should not include rules 

limiting fencing or the use of private land so as to facilitate Kiwi Rail 

access to this land for the purpose of maintaining the rail corridor. It 

is the responsibility of Kiwi Rail to maintain the corridor within the 

corridor itself, and if the corridor is not of sufficient width to enable 

the corridor to safely function then as a requiring authority Kiwi Rail 

have designation powers available to ensure the rail corridor is 

adequate for enabling rail purposes to occur. 

99 Kiwi Rail have also sought that they have explicit affected party 

status for works occurring within the Islington Park Outline 

Development Plan area (submission point 54). No functional rail 

access is currently available to the Waterloo Park site. In the event 

that a siding is constructed, Kiwi Rail will clearly be involved as the 

rail authority. Open-ended affected party status for all works 

occurring within the ODP area is not considered to be justified, 

especially with reference to the Fourth Schedule and Objective 3.3.2 

directions to minimise the requirements for notification.  

Definitions of ‘mixed use’ and ‘sensitive activity’ 

100 Mr Stevenson has recommended that the definition of “mixed use’ 

be amended. I agree with and support Mr Stevenson’s 

recommendation.  

101 In settling on the optimal wording of the definition, there are two 

key elements that the definition needs to contain. The first is that 

term ‘mixed use’ is a generic umbrella term that is used to simply 

describe developments that include a number of different activities. 

These activities can be any combination of industrial, commercial, 

community, or residential.   

102 The second key element is that this combination of activities can 

occur within the same building i.e. retail on the ground floor with 

offices above, or in separate, single use buildings i.e. a wholly 

commercial building next door to a wholly residential building. The 

definition therefore needs to be sufficiently broad so that when the 

term is used in the context of brownfield regeneration, it 

encapsulates the above two key elements, namely any combination 

of a range of different activities, and that this diversity of activity 

can be achieved through a number of different building 

configurations across a site or development area. I consider that Mr 

Stevenson’s recommended wording effectively achieves the above 

two key elements.  
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103 ‘Sensitive activities’: KiwiRail (#897) seeks the inclusion of offices 

within the definition of sensitive activities. This amendment has 

been opposed by Waterloo via further submissions. Offices are not 

generally regarded as being noise sensitive activities and are a 

routine and integral element that is found throughout industrial 

areas, especially when they are ancillary to industrial activities 

occurring on the same site. Offices have likewise long been 

permitted activities within both the Port Influences Overlay and the 

Air noise contour, which are regulatory components of two of the 

key pieces of strategic infrastructure that the ‘sensitive activities’ 

definition and associated rules are designed to protect. It is 

therefore considered that the proposed amendment sought by 

KiwiRail is unnecessary and inefficient as a method for managing 

reverse sensitivity risks to strategic infrastructure.   

CONCLUSION 

104 In conclusion, the LURP and CRPS higher order planning documents 

both provide a framework within which the regeneration of 

brownfield sites is a key means by which the recovery and long-

term urban growth of Greater Christchurch is to be provided for. The 

District Plan is required to give effect to this higher order policy 

direction. 

105 The Industrial Chapter, as notified, does not appropriately 

acknowledge or provide for brownfield regeneration. The 

amendments to the objectives, policies, and definitions discussed 

above, and set out in Attachment 1 to this evidence, provide this 

recognition and as such enable the Industrial Chapter to better give 

effect to the CRPS and LURP, more efficiently and effectively provide 

for brownfield regeneration and the associated positive 

environmental, social, and economic outcomes that flow from such 

regeneration, and better achieve the Ministers’ expectations as set 

out in the fourth schedule of the OiC. 

 

Dated:  24 April 2015 

 

 

__________________________ 

Jonathan Guy Clease 
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Attachment 1. Text amendments sought 

 

16.1.2 – Objective 2 Brownfield redevelopment 

 

a. The recovery and economic growth of the District is provided for 

through enabling redevelopment, including mixed-use development, of 

appropriate Brownfield areas. 

 

b. Objective 2 and Policy 6 are the only objective and policy in the 

Industrial or Commercial Chapters to be considered for any proposal 

for residential or mixed use development of a brownfield site. 

 

16.1.2.1 Policy 6 – Brownfield redevelopment 

To support the redevelopment of brownfield site for residential or mixed 

use activities including a limited quantum of commercial activity where: 

(i)  A reduction in industrial land supply will not significantly affect the 

ability to meet the anticipated needs of industrial activities including 

those with specific locational requirements… 

(iii) The anticipated amenity values of the adjoining industrial zone 

are not compromised. 

(viii)  The redevelopment does not significantly impact on or undermine 

the vitality and strategic role of commercial centres as the focal 

points for commercial and other activities, and the efficient and 

effective use of land and/or community and transport infrastructure 

investment in centres. 

Rule 16.2.2.1 

Activity  Activity Specific Standard 

P6 Ancillary Retail Activity 

unless specified below 

Any Ancillary Retail Activity 

shall: 

a. Space for the display and 

sale of goods to the general 

public shall occupy no more 

than 250m2 or 25% of the gross 

floor area of all buildings on the 

same site, whichever is the 

lesser… 
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P13 Ancillary Office Activity, 

unless specified below 

Any Ancillary Office Activity 

shall: 

a.Occupy no more than 500m2 

or 30%  20% or 250m2 of 

gross floor area of all buildings 

on the same site, whichever is 

the lesser greater 

a. Have visually 

transparent glazing on 

the ground floor 

elevation facing the 

street for a minimum 

of 20% of the 

elevation where the 

office e activity fronts 

the street 

P23 Retail activity and 

Commercial services 

in Waterloo Park as 

shown on Appendix 

16.6.2.ii 

a. The maximum size of any 

individual tenancy shall be no 

greater than 400m2 gross 

floor area 

b. Total cumulative retail 

activity shall be no greater 

than 3,000m2 gross floor area 

in Waterloo Park 

P24 Office activity in 

Waterloo Park as 

shown on Appendix 

16.6.2.ii 

 

a.Total cumulative office 

activity shall be no greater 

than 6,000m2 gross floor area 

in Waterloo Park 

Note: the total cap does not 

apply to ancillary offices 

Rule 16.2.4.1.3 Non-complying Activities 

 Activity 

NC1 Any activity in the Industrial General (Waterloo 

Park) Outline Development Plan area as shown on 

Appendix 16.6.2.ii, that results in a daily average 

trade waste sewage flow exceeding 0.09L/s/ha and 

the average daily trade waste sewage discharge 

from the entire 114 ha Industrial General (Waterloo 

Park) Zone exceeding 863m3/ day. 
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Brownfield Definition 

means abandoned or underutilised business land, or land no longer 

required by a requiring authority for a designated purpose. 

 

 


