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Introduction 

1. My full name is Jacobus Marthinus Mentz. I am commonly referred to 

as Kobus Mentz. 

2. I hold the qualification of a Bachelor of Architecture from Pretoria 

University and a Postgraduate Diploma in Urban Design from the 

Joint Centre in Urban Design, Oxford. I have over 25 years of 

international urban design experience, including 11 years as Director 

of Urbanismplus Ltd. I am also the adjunct Professor on the Urban 

Design Masters at the University of Auckland.  

3. I am an Associate Member of the New Zealand Planning Institute. 

4. My professional areas of technical expertise include the design of 

town centres, structure plans and growth strategies. I have led the 

structuring of most of the major new activity centres in New Zealand 

for several decades including the originating plans for Flat Bush (now 

Ormistion Town Centre), Massey North Town centre (opposite 

Westgate), destined to be the largest in the country, and the new 

Hobsonville neighbourhood. 

5. I led the design for a new town centre at University Hill outside 

Melbourne, the first in Australia to be predicated primarily as a 

catalyst for employment and recipient of the ‘Best Masterplanned 

Community in Australia’ award in 2011.   

6. I am also experienced in transport-specific urban design and am an 

advisor to the prestigious Simon Fraser University’s Next Generation 

Transport programme. I use urban design solutions to combine good 

economic, ecological, and social outcomes. 

7. I have co-authored New Zealand’s first urban design guide for the 

Ministry for the Environment; People + Places + Spaces and 

delivered the National Urban Design Curriculum for the New Zealand 

Urban Design Protocol. I have been a member of numerous urban 

design review panels and produced several other urban design 

guidelines. 
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8. I led the Greater Christchurch Urban Development Framework’s 

spatial planning component, produced in 2007, which was awarded 

the New Zealand Planning Institute Nancy Northcroft Planning 

Practice Award, 2008 and adopted as international best practice by 

the UK Governments’ CABE (Centre for Architecture and the Built 

Environment).  

Scope of evidence 

9. In 2015 I was asked by the representatives of Terrace Development 

Services (TDS) to provide independent expert advice on the urban 

design merits of the proposed Outline Development Plan (ODP) for 

North Halswell set out in the proposed Christchurch Replacement 

District Plan, supported by Further Submission 1896 on behalf of 

Danne Mora Holdings Ltd (DMH), and the alternative Terrace 

Development Services (TDS) design set out in Submission 966. As 

such I have not been involved in previous design work or submissions 

in respect of the Halswell ODP. 

10. On Friday 17 April I attended Expert Conferencing with James 

Lunday and Michael Cullen. The agreement is attached in Appendix 

B. It lists agreement on the following: 

 A list of elements that determine an appropriate Key Activity 

Centre (KAC) size. 

 That the reliance on floor space caps as the trigger for 

development should be decreased and the reliance on urban 

design and built form controls should be increased. 

 North Halswell ODP area is an appropriate location for a KAC. 

 Landownership should not play a role in determining the ODP 

location.  

 400 metre walkable catchments will be measured as the crow 

flies from either end of a 300m main street.  

11. My advice is not intended to advocate for particular land uses on 

particular land ownerships, but to take an objective approach and big 

picture view of the ideal qualities and location of the KAC within the 

Halswell ODP, from both a best practice urban design perspective, 
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and in order to achieve the objectives and policies set out in the 

proposed Christchurch Replacement District Plan.  

12. My contextual and comparative analysis clearly indicates the 

fundamental logic and benefits of locating the KAC in the central 

location (as opposed to that in the North Corner) where I believe the 

earliest Christchurch City Council proposals also located it.  

13. For comparison purposes I used the KAC design produced for the 

North Corner location by James Lunday of Common Ground Studios 

on behalf of DMH, and a design produced by myself on behalf of TDS 

for the Central area. 

14. My evidence will address the following: 

a) The nodal qualities of the locational options will impact on the 

KACs efficiency and effectiveness for generations 

b) A comparison of the nodal locations favours a Central location 

c) The size of the KAC should not be determined by the constraints 

of any one site 

d) KAC walkability catchments comparison of the locational options 

favours a Central location whether small or large 

e) Bus catchments comparison of the locational options favours a 

Central location whether small or large 

f) The location effects the ability to achieve a high quality KAC 

g) The North Corner location will constrain and limit the quality of the 

KAC   

h) The Central location can support a high quality KAC  

i) Access off Halswell Road to the KAC is successfully addressed 

under a Central location 

j) An amended TDS ODP satisfactorily addresses the GHD multi 

criteria assessment 
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k) An amended ODP that that achieves the objectives of the 

Replacement District Plan 

15. References to Figures in my statement of evidence are to the figures 

included in the attachment to my evidence, Appendix A. 

Code of conduct 

16. I am familiar with the Environment Court’s Code of Conduct for Expert 

Witnesses and I agree to comply with it. My qualifications as an 

expert are set out above. I confirm that the matters on which I will 

give evidence to the Court are within my area of expertise.  

Executive Summary 

17. My objective urban design evaluation of the preferred locational 

options for the Halswell KAC, regardless of size, indicates a clear 

preference for the Central location over the North Corner option as it 

will serve the surrounding community better, capture more people 

within walking distance, and enhance not impede the ability to create 

a high quality centre that is safe, vibrant and commercially viable.   

18. The Central location is at the ‘centre of gravity’ of the surrounding 

community giving fair access to all, the North Corner location is off-

centre with part of its hinterland void of any residential catchment. 

19. The preferred size of the KAC should be determined by city-wide and 

local community and commercial needs not by the constraints of any 

one site. The North Corner location can only accommodate a small 

KAC while the Central location can accommodate a small or large 

KAC.  

20. If one assumes both did have a large KAC the Central location 

enables 25% more dwellings within 400m walkable catchment than 

the North Corner location. With having a small KAC the Central 

location delivers 18% more dwellings.  

21. The Central location also enables substantially more residents to walk 

to the Bus Interchange, 66% more if both had a large KAC and 21% 

more if both had a small KAC.  
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22. The North Corner location is heavily constrained due to being 

‘wedged-in-the-corner’ this impedes the ability to create a high quality 

centre that is safe, vibrant and commercially viable. The compressed 

site necessitates a poorly integrated inward looking road network and 

a labyrinth of un-surveilled pedestrian routes. Commercial viability is 

challenged by the awkward large format retail building shapes and 

the under provision of parking.  

23. The Central location suffers none of these constraints and allows the 

flexibility to respond to the changing needs of the future. It 

accommodates an ODP that achieves all the objectives of the 

proposed Replacement District Plan. 

The nodal qualities of the locational options will impact on 

the KAC’s efficiency and effectiveness for generations 

ahead 

24. Getting the location of activity centres right is of paramount 

importance because the efficiency and effectiveness of urban form 

and network will be impacted for an indefinite period. Small 

differences in travel and walking distances will compound year on 

year with ongoing consequences for health, emissions and 

economics. The viability of the centre will be effected and with it the 

capacity to provide a setting for community interaction and local 

employment. A poor choice now will effect generations to come. 

25. When applied to the North Halswell KAC locational options it follows 

that: 

a) The KAC should be located at the ‘centre of gravity’ of the existing 

surrounding communities.  

b) The KAC should be located such that it has the highest proximity to 

future, more intensive development. 

26. I believe this is supported by the proposed Christchurch District 

Replacement Plan Objective 15.1.2, specifically provisions ii, iii, iv, v, 

vii, outlining how the focus of commercial activity within centres 

should be to meet the wider community and business needs. 
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A comparison of the nodal qualities of the two options 

favours a central location regardless of size 

27. Figures 1 and 2 compare the nodal qualities of the two locational 

options in their wider context, especially how they sit within the 

surrounding communities and high order movement structure. This 

high level consideration is of critical importance because once it is 

fixed it cannot be adjusted. It outweighs all of the closer in, more 

localised, considerations which could be modified or changed over 

time. The difference in attributes are immediately apparent. 

28.  Figure 1 demonstrates a Central nodal location which sits naturally 

at the heart of the surrounding neighbourhoods offering equal access 

to the wider community. Figure 3 shows how this location is optimally 

located to integrate with future development of higher intensity.  

29. Figure 2 illustrates the North Corner option. This location is hard to 

justify in the wider community context. The off-centre location makes 

it remote from those neighbourhoods to the south. Much of its wider 

catchment potential is wasted on the playing fields area to the north 

which will be void of development. 

30. Figure 4 demonstrates how this option will deliver a KAC which is 

‘wedged-in-the-corner’, unnecessarily constrained on two of three 

sides, which I will argue later also brings about major limitations to the 

design options for the centre. 

The size of the KAC should not be driven by the 

constraints of any one site 

31. Provision 15.1.2.3 – Urban form, scale and design outcomes states 

that scale, form and design of development should be consistent with 

the role of a centre. The size of any Activity Centre is therefore an 

important consideration which should be determined by a robust 

analysis of the city-wide and local needs. This is a complex 

consideration which is being argued by other specialists in this 

process.  

32. It is not the role of the urban designer as masterplanner to suggest a 

size convenient to a particular site. Community needs are far too 
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important to be determined (or limited) in such an arbitrary manner. 

The DMH design limits itself to a 16 hectares KAC (although it 

appears to be 13.8 hectares when scaled off the Common Ground 

drawings), this seems as a direct result of the constraints of the 

‘wedge’ shape of the site.  

33. Arbitrarily limiting the size of the KAC can severely limit its ability to 

deliver more than just retail to the local community. This could have 

the effect of creating a mono-culture shopping centre as opposed to 

the ‘activity’ centre intended by Policy 15.1.2.1 within which North 

Halswell’s role is defined as a “District Centre – Key Activity Centre”. 

A District Centre’s role is that of a major retail destination, a focal 

point for employment, community activities, entertainment, and 

residential activity. It is expected to be anchored by large retailers and 

supermarkets, and is anticipated to serve a sector of the city’s 

population and be accessible by a range of modes of transport. 

34. Chapter 3 – Strategic Directions also includes Policy 3.6.2.7 – 

Community focal points, which also aims for development form and 

function to: 

a. Maintain and enhance the function and viability of, and public 

investment in, the Key Activity Centres… and ensure those centres 

provide a high quality urban environment as key community focal 

points. 

35. Given these significant expectations it would be prudent to structure 

and locate the KAC such that it offers the maximum flexibility and 

potential for growth. The full extent of the future is unknown and to 

start from a constrained and limited position would be to limit the 

options and choices of future generations, as would be the case in 

the North Corner location. 

KAC walkability catchment comparison of the locational 

options favours a Central location 

36. As Chapter 14 – Residential, Policy 14.1.1.1 indicates, ensuring the 

KAC is located so that it serves the maximum amount of residents 

with a 400 metre walking distance is important as it will broaden 
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lifestyle choices, encourage walking, improve viability of the centre 

and add to its vitality.  

37. I have undertaken a comparative catchment analysis of the two 

locations. A previous analysis undertaken by Common Ground 

(Figure 5) compares the catchments of the DMH option that has a 

small KAC (then 16 hectares) with the TDS option that has a large 

KAC (then approximately 30 hectares). I believe that this is 

inconsistent with objectively testing the attributes of the two locations. 

As argued earlier, the determination of the size is a separate matter. I 

have therefore compared both locations with both a small 17 hectare 

KAC (as per the proposed Replacement ODP) and a large 26.7 

hectare KAC (as per this TDS proposal). 

38. I note that strictly speaking a 400 metre radius does not constitute a 

400 metre walking distance. This is more accurately measured 

through a ‘pedshed’ as described in the Ministry for the Environment’s 

Peoples + Places + Spaces (2002) (Appendix C). However as the 

designs are still somewhat hypothetical tests it is likely that small 

variations will occur as plans progress. I therefore propose (as agreed 

by the urban design expert conference) to still use the 400 metre 

radius ‘as the crow flies’ as a measure for comparative purposes. 

39. I also note that it is common practice for larger centres such this to 

apply two walkable catchment circles at either end of main public core 

area or mainstreet, as this more realistically represents the on-the-

ground situation. I have applied this measure to both options.  

40. Figure 6 and 7 measure the difference between the locational 

options using similar parameters. Figure 8 tabulates the results.  

41. The Central location delivers some 25% more residential area for a 

large KAC comparison, and 18% more for a small KAC comparison 

than the North Corner location, due to its ‘wedge’ shape.I note that it 

is common practice to also consider the 800 metre catchment for 

centres of this size (see Appendix C for Ministry for the 

Environment’s Peoples + Places + Spaces, 2002). I have not 

calculated that comparison, however it can be reasonably assumed 

that the Central location will cover even more land capable of future 

intensification than the off-centre North Corner option. 
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Bus walkable catchments comparison of the locational 

options favours a Central location 

42. The proposed Replacement District Plan (15.1.2.1) states that district 

centres should be accessible by a range of modes of transport, 

including multiple bus routes. 

43. Efficient and effective bus services depend heavily on their walkable 

catchments. In this case it is arguable that the residential catchments 

are of particular significance as more of the users are likely to have 

the City than North Halswell as their employment destination. 

44. Figures 9 and 10 illustrate the bus catchments for both locational 

options using similar parameters. Figure 11 calculates that the 

Central location delivers some 21% more residential area for a large 

KAC comparison, and 66% more for a small KAC comparison than 

the North Corner location, due to its ‘wedge’ shape. 

45. I note that it is also common practice for major public transport 

catchments to also consider the 800 metre catchment for centres of 

this size (see Appendix C for Ministry for the Environment’s Peoples 

+ Places + Spaces, 2002). I have not calculated that comparison, 

however it can be reasonably assumed that the Central location will 

cover even more land capable of future intensification than the off-

centre North Corner option. 

The location of the KAC affects its ability to achieve a high 

quality centre 

46. I am in agreement with the proposed Christchurch Replacement 

District Plan (15.1.1.2.2) aims to achieve a KAC for Halswell that 

provides for a high quality centre that is safe, and avoids adverse 

effects on the safe, efficient and effective functioning of the road 

network. 

47. The site conditions and constraints of the two locational choices have 

a bearing on how well these objectives can be achieved. As my 

evaluation below will show, the concepts undertaken for the two 

locations indicates that the Central location can readily accommodate 

a design that achieves these objectives while the North Corner 



  10 

option, due to its constrained ‘wedge’ shape and ‘off-centre’ node is 

compromised.    

48. I have taken note of the proposed Christchurch Replacement District 

Plan Policy 15.1.1.2.10 that requires a new development to be well-

designed and laid out by: 

i. “encouraging pedestrian activity and amenity along streets and in 

adjoining public spaces…” (I refer to this as active edges)  

iii. “facilitating movement within a site… by a range of modes of 

transport through well-defined, convenient and safe routes” (I refer to 

this as connectivity) 

v. “enabling visitors to a centre to orientate themselves and find their 

way with strong visual and physical connections with the surrounding 

area” (I refer to this as legibility) 

vi. “promoting a safe environment for people and reflecting principles 

of Crime Prevention through Environmental Design” (I refer to this as 

personal safety) 

ix “achieving a visually attractive setting when viewed from the street 

and other public spaces…” (I refer to this as visual character) 

49. However it should be noted that the test of a successful KAC will not 

be a matter of ticking a series of boxes. Good design intentions may 

not be delivered on by the market. Current day suburban centres still 

need to rely on the combination of car-based anchor stores and 

passing trade to form the core of its economics. The opportunity is to 

use this energy to make finer grain specialty shops viable and to then, 

with good public space design, create a setting for community 

activities and social interaction as well as opportunities for small scale 

local employment uses.  

50. My evaluation outlined in the paragraphs below indicates that the 

Central option can deliver a situation which could be supported by the 

development sector while the North Corner location poses constraints 

which impede the visibility, shapes of large format retail outlets and 

parking needs to a degree which questions whether it will get off the 

ground.   
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The North Corner location will constrain and limit the quality 

of the KAC   

51. The North Corner location (Figure 12) due to its wedge shape forces 

a complex and compressed design response which compromises 

personal safety, commercial viability, parking provision and legibility 

as illustrated below. 

52. Personal safety is compromised 

A pedestrianised labyrinth of movement systems which, while feasible 

in highly populated city centres, raises questions over personal safety 

as a result of less passive surveillance from passing vehicular 

movement. This approach in suburban areas have been thoroughly 

discredited and cars are being reinstated in pedestrianised areas in 

New Zealand such as at Onehunga, Auckland and in Hamilton’s 

Garden Place. Many pedestrian malls have been reinstated as streets 

across Australia such as at Sale, Victoria; Alice Springs, Northern 

Territory; Southport, Gold Coast; Rock Hampton, Queenland and 

Townsville, Queensland. All are reporting improved safety conditions, 

vibrancy and retailer confidence.  

53. Viability of large retail formats is compromised 

The compressed site makes for awkwardly shaped large format retail 

buildings as indicated on Figure 12. The arrangement may also result 

in exposing some blank walls to areas of high public use, resulting in 

non-active edges. 

54. Connectivity and legibility is compromised 

The awkwardly shaped site necessitates an  internalised movement 

network (Figure 13), the main street is wedged into a loop road and 

does not meaningfully extend into the ODP. This reduces the ability of 

the retail shops to leverage off through-traffic, reduces the legibility of 

the town centre (especially for first time visitors), and has potential 

impacts on pedestrian safety after closing hours. The Central location 

(also Figure 13) by comparison supports a KAC located at the heart 

of an openly connected network which extends to all parts of the 

ODP. It is easy to understand, legible and allows for future flexibility.  
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55. Parking is compromised 

An under supply of parking when measured against council 

requirements and commercial expectations. The report by Common 

Ground Studios in Further Submission 1896 (Page 14) indicates a 

provision of 850 for a Gross Lettable Floor Area (GLFA) of 31,493m². 

Our calculation indicates at a minimum need of at least 999 to comply 

with the draft Plan which proposes the following parking requirements 

for various GLFA conditions:  

 4 spaces/100m² GLFA for the first 20,000m² GLFA (800 spaces)  

 3.3 spaces/100m² GLFA for the next 10,000² GLFA (330 spaces) 

 3 spaces/100m² GLFA thereafter (1,493/100x3=45 spaces) 

 Plus 0.5 spaces/ 100m² GLFA for staff (31,493/100x0.5=157 

spaces) 

 

56. With 31,493m² proposed, this would require 1,332 parking spaces. 

This equates to 4.22 spaces per 100m². However the City Plan also 

enables the parking to be reduced if certain criteria are met: 

 10% reduction as it is well-served by public transport. 

 10% reduction due to accessibility by walking. 

 5% reduction for good quality waiting facilities. 

 

57. Assuming all these are met parking requirement would be 999 

delivering a shortfall of 149. 

 

58. If then considered against commercial expectations the proposal falls 

even further behind expectations. The 850 car parks for 31,493m² 

translates into 2.69 bays per 100m² of retail. Supermarkets 

developers typically require 5 bays per 100m² (1 bay/20m²) and 

department stores 3.3 bays per 100m² (1 bay/30m²). With several 

large format retail outlets indicated this will substantially increase the 

149 parking bay shortfall. This is a further consequence of an 

unnaturally constrained and awkwardly shaped site.  
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The Central location can support a high quality and 

unconstrained KAC 

59. The Central location can, in my view, support all the objectives of 

Policy 15.1.1.2.10 (see above) as illustrated below in a concept 

design which combines individual land ownerships in the interests of 

the optimum outcome, see Figures 14 - 17. 

60. An integrated town-making opportunity 

Figure 14 illustrates how this location can accommodate a collection 

of high quality places and streets along its spine which reaches out to 

both the northern and central catchment areas. The indicative plan 

illustrates how large format retail can be combined with specialty 

shops, civic and community facilities. Parking is contained in areas 

which do not detract from the rich and continuous public ream 

experiences. Spreydon Heritage site is celebrated with an appropriate 

non-retail dominated response opposite. 

61. The principles applied in the test design are consistent with those 

currently deemed best practice in Australia which has broadly 

comparable social, cultural and commercial conditions. Examples in 

Australian New Urbanism: A Guide to Projects (Appendix C) include 

new activity centres at Gungahlin in Canberra (p.21) Mawson Lakes 

in Adelaide (p.70), Point Cook in Wyndham (p.80), Ellenbrook in 

Perth (p.94), and University Hill, Whittlesea outside Melbourne (p.84). 

The latter was design by myself and the recipient of the ‘Best Master 

Planned Community in Australia’ in 2011. 

62. High quality public spaces which connect to the existing and 

future communities 

Significant place-making opportunities are located at each end of the 

core area (Figure 15). These include a possible town square in the 

north and possible market square in the south, both offering 

opportunities for activation by the public to give community 

ownership. Their distribution offers something worthwhile walking to, 

for a greater catchment area as illustrated earlier. 
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63. Green and blue corridor. 

A significant east-west green corridor could be created from Halswell 

Road to, and beyond, Sparks Road to form a green corridor across 

the site to coincide with the natural water flows (Figure 16).  

64. An even distribution of uses across the KAC  

Figure 17 shows a rough approximation of how the built areas may 

be distributed across the KAC. The figures are indicative only as they 

will vary as different permutations arise between retail and non-retail 

uses as well as the diverse anchor store format sizes. 

65. A realistic approach to parking provision 

Parking requirements can be readily met applying the Council’s 

minimum standards as well as meeting realistic commercial 

expectations as mentioned above.  

66. Access off Halswell Road to the KAC is successfully addressed 

with a Central location 

I agree with the proposed Replacement District Plan’s aims for 

centres to have an integrated transport network that is well connected 

to the surrounding area to provide convenient access to the 

communities served by the centre while managing adverse effects on 

the transport network (15.1.2 and 15.1.2.2). 

67. This aim can be achieved in a manner that serves the needs of all 

users immediately east of Halswell Road through a combination of 

signalised accesses, left-in and left-out points along with a slip lane 

and a temporary north-bound dedicated right-turning traffic lane off 

Halswell Road that could serve as a southern entrance to the KAC 

area until the connection to Dunbars Road is developed  (Figure 18). 

68. Aidanfield Drive connections, now and into the future 

The concept indicates movement can be successfully dealt with 

without ingress and egress at the Aidanfield Drive intersection. The 

flexible concept layout can function without a connection at Aidanfield 

as well as accommodate a full connection in the future, under the 

assumption that there will be no signal access in the short term, a 3-



  15 

arm signalised intersections, as indicated by NZTA, in the medium 

term, and a full 4-arm signalised intersections, should future thinking 

occur in the longer term. 

 

The amended ODP satisfactorily addresses the GHD multi 

criteria assessment 

69. A multi criteria assessment undertaken by GHD considers the 

effectiveness and efficiency of 5 potential KAC sites for Halswell. The 

assessment found that a Central location performs extremely highly, 

coming a close second to the proposed North Corner location and 

scoring higher than the proposed location in regards to surrounding 

land for higher density housing and a functioning main street that 

promotes retain activity. 

70. GHD scored the Northern Corner site higher on three criteria: traffic 

effects, pedestrian dominated, and sun and shelter. These three 

areas have now been addressed in this amended TDS design. 

71. Traffic effects 

The Further Submission 1896, Appendix B states that Northern 

Corner option should have been awarded a higher score as it is not 

reliant on access from Aidanfield Drive. The amended Central 

location design removes the reliance on access via Aidanfield Drive 

while maintaining a connected network. 

72. Pedestrian dominated and sun and shelter 

The Further Submission 1896 on behalf of Danne Mora, states that 

the TDS design focuses on cars and bulk retail. It states that the TDS 

Market Square would be chocked with traffic, trucks, buses and cars 

meaning that it would be poor for comparative crossroad shopping. 

The submission also states that the mainstreet is open to the 

easterlies, is over length at around 600 metres and wide at over 20 

metres. Further Submission 1896, Appendix B also states that a 

functioning mainstreet is not achieved with the then TDS design as it 

is too long, does not have a major attraction or anchor at either end, 

and does not provide for a predominately pedestrian oriented street. 
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73. A shorter mainstreet 

The amended TDS design now shows a highly developed quality 

pedestrian environment with the provision for sun and shelter through 

the design of a north/south main street of 300 metres. The high 

quality street condition, designed as a pedestrian-orientated area, 

and two public spaces at each end – a potential village square and a 

market square. The principles applied in this design are tried and 

tested in designs that I and others have delivered here and in 

Australia (Figure 14-16).  

74. The Further Submission states that the vehicle street network of the 

TDS design is flawed as it accommodates all pedestrian connectivity, 

whereas additional pedestrian links should be provided. The 

amended TDS design indicates a high quality and safe pedestrian 

experience. It avoids un-surveilled pedestrian areas which have long 

been established as safety risks in suburban centres where 

population levels are lower especially at night. This is a foremost 

principle of internationally established Crime Prevention Through 

Environmental Design (CPTED) criteria.   

75. Residential catchments 

The Further Submission 1896 disagrees with the GHD evaluation that 

the TDS design would provide for more suitable land surrounding the 

KAC for high density housing. The submission states that the size of 

the TDS design reduces the land available for residential 

development close the KAC. This argument is flawed as 

comparatively the TDS design, if developed with the same KAC area, 

would provide for more residential development within a walkable 

catchment. In addition, a larger KAC area will provide benefits, 

allowing for a larger catchment area as well as increasing the vitality 

of the centre, providing greater overall benefits for the catchment 

(Figures 6-11). 

An amended ODP that that achieves the objectives of the 

Replacement District Plan 

76. I propose an amendment (Figure 20) to the ODP submitted by 

Christchurch City Council (8 April 2015) as contained in Appendix 
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15.10.4 of the proposed Replacement District Plan. It covers an area 

of 26.7 hectares, smaller than the approximately 30 hectare one 

submitted by the Terrace Development Services (TDS), referred to in 

page 8, paragraph e. of Submission 966.  

Summary  

77. After consideration of all the contextual conditions, comparative 

attributes and the ability to accommodate a high quality centre, I 

conclude that the Central locational option is the superior one 

whether for a small or large KAC.  

78. It is best for the surrounding community, offers the greatest potential 

to benefit from and inspire future intensification and least impedes the 

potential to deliver a safe, vibrant and viable centre. 

79. It out performs the North Corner option with either a small or large 

KAC. 

80. It is unbiased toward any single land ownership.  

81. I believe the majority or urban design experts would concur with the 

compelling logic of the Central location. 

Kobus Mentz 

24 April 2015 

 

Appendix A:  

Figures: 

1. CENTRAL LOCATION IN THE WIDER CONTEXT 

2. NORTH CORNER LOCATION IN THE WIDER CONTEXT 

3. NODAL FORM OF THE CENTRAL LOCATION 

4. NODAL FORM OF THE NORTH CORNER LOCATION 

5. CATCHMENT ANALYSIS BY COMMON GROUND STUDIO 

6. KAC CATCHMENT ANALYSIS OF THE CENTRAL LOCATION 

7. KAC CATCHMENT ANALYSIS OF THE NORTH CORNER 

8. KAC CATCHMENT ANALYSIS SUMMARY 

9. BUS CATCHMENT ANALYSIS FOR THE CENTRAL LOCATION 

10. BUS CATCHMENT ANALYSIS FOR THE NORTH CORNER 

11. BUS CATCHMENT ANALYSIS SUMMARY  
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12. NORTH CORNER LOCATION KAC DESIGN BY COMMON GROUND 

STUDIO 

13. MOVEMENT NETWORK A COMPARISON BETWEEN KAC LOCATIONS 

14. A TOWN-MAKING OPPORTUNITY ON THE CENTRAL LOCATION 

15. COMMUNITY, CIVIC AND PUBLIC REALM ON THE CENTRAL 

LOCATION  

16. GREEN NETWORK THE CENTRAL LOCATION  

17. DEVELOPMENT AREA DISTRIBUTION ON THE CENTRAL LOCATION  

18. VEHICULAR ACCESS OFF HALSWELL ROAD TO THE CENTRAL 

LOCATION  

19. ACCESS (WITHOUT AN AIDANFIELD LINK) TO THE CENTRAL 

LOCATION  

20. PROPOSED AMENDED ODP 

Appendix B:  

SIGNED URBAN DESIGN EXPERT URBAN DESIGN CAUCUSING 

STATEMENT 

Appendix C:  

EXTRACT FROM MINISTRY FOR THE ENVIRONMENT (2002) PEOPLE + 

PLACES +SPACES: A DESIGN GUIDE FOR URBAN NEW ZEALAND  

EXTRACT FROM AUSTRALIAN COUNCIL FOR NEW URBANISM (2006) 

AUSTRALIAN NEW URBANISM: A GUIDE TO PROJECTS 


