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Executive Summary 
 
This report presents the findings of a Preliminary Usability Assessment in relation to the Proposed 
Christchurch Replacement District Plan (the “PCRDP” or “Plan”).   
 
The purpose of this report is to determine the extent to which the PCRDP meets the requirements set out 
within the relevant aspects of the Statement of Expectations in the Canterbury Earthquake (Christchurch 
Replacement District Plan) Order 2014 and, where appropriate, to indicate where improvements could be 
made to improve comprehension, administration and implementation of the Plan provisions in accordance 
with the Statement of Work (i.e. the brief). 
 
This report does not seek to present any conclusions regarding the merits of the provisions within the 
PCRDP. 
 
In our view, the use of the ePlan format is a substantial improvement on the council’s existing on-line 
district plan format.  We have identified and commended the Property Search function in particular, noting 
that this is likely to be a key entry point for plan users.  We have suggested how this could be enhanced 
through integration with the council’s wider GIS database and aerial photography (as per the Proposed 
Auckland Unitary Plan), and being able to be relied upon in terms of its accuracy. 
 
We have suggested how the modification of the order and structure of the ePlan might be amended to 
relate more intuitively to how users will expect to use it.  In our view, these design details will reduce the 
number of keystrokes or clicks required to obtain results. 
 
Although it is not an ePlan, we would particularly draw attention to the high level of usability associated 
with the operative Waikato District Plan which sets out a chapter for each zone with all the rules, 
performance standards, and consequences of breaching a rule or performance standard in terms of the 
RMA status of the activity and the matters of discretion. 
 
Our assessment has identified some aspects of the ePlan system which are currently inoperative (some 
hotlinks) and some aspects which fall someway short of the expectations that users will have in terms of 
clarity and detail (e.g. the Planning Maps).  These aspects have a significant impact on the functionality and 
usability of the ePlan format. 
 
We have examined the content of the Plan through direct review and through the testing of development 
scenarios.  In relation to general language we have identified a need to clarify and perhaps rationalize the 
use of terms which require specific definition.  Some of these matters can be expected to give rise to 
questions and queries on a regular basis going forward.  It is preferable that they are addressed at the 
outset. 
 
Our development scenarios have revealed gaps in the regulatory framework and the linkages between 
related chapters of the Plan that leave us uncertain as to whether resource consent is required.  Although 
these can be readily addressed we remain concerned that the level of complexity and detail is such that it 
will be almost impossible to determine that a proposal will be a permitted activity without having first 
prepared a detailed proposal.  Such difficulties in establishing a permitted activity status are likely to 
constrain development activity.   
 
Where consent is required we have reviewed the policy framework and identified a need for rationalization 
to ensure that each objective is supported by appropriate policies and that each policy is appropriately 
anchored by an objective.  Currently, the relationship and linkages appear a little disjointed and there are 
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areas of significant overlap which will add to the complexity and cost of application preparation and 
processing. 
 
In reviewing the policy framework it has become clear to us that the Plan appears to rely almost entirely on 
regulatory methods to achieve the objectives.  Given the need for the Plan to encourage innovation and 
choice, we are surprised at this limitation.  We expect that the Independent Hearings Panel will have a view 
on that but, if this is simply an omission from the Plan text, then there is a need for it to be rectified. 
 
A summary of recommendations is presented in Appendix C of this report. 
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1. Introduction 
 
1. Environmental Management Services Ltd (EMS) has been engaged to undertake a preliminary 

assessment of the ‘usability’ of the Proposed Christchurch Replacement District Plan (the “PCRDP” or 
“Plan”). 

 
2. The context for the assessment is provided by the Canterbury Earthquake (Christchurch Replacement 

District Plan) Order 2014 (the “Order”) which sets out, in Schedule 4, a Statement of Expectations.  
Amongst these, clauses (a), (b) and (i) have a particular focus on matters falling within the ambit of 
‘usability’ as follows: 

 
“The expectations of the Minister for Canterbury Earthquake Recovery and the Minister 
for the Environment are that the replacement district plan – 
(a)  clearly articulates how decisions about resource use and values will be made, 

which must be in a manner consistent with an intention to reduce significantly 
(compared with the existing district plans) – 
(i) reliance on resource consent processes; and 
(ii) the number, extent, and prescriptiveness of development controls and 

design standards in the rules, in order to encourage innovation and 
choice; and 

(iii) the requirements for notification and written approval: 
(b) contains objectives and policies that clearly state the outcomes that are 

intended for the Christchurch district: 
… 
(i) uses clear, concise language and is easy to use.” 

 
 
3. Attached in Appendix A is the Statement of Work (i.e. the brief) in relation to the preparation of this 

Preliminary Usability Assessment in relation to the PCRDP. 
 
 
1.1. Purpose of this Report 
 
4. The following assessment examines the usability of the Plan from a range of perspectives: 
 

 It examines the accessibility and presentation of the Plan in its ePlan format, considering matters 
such as the ease of comprehension of the Plan structure and format, the ability to navigate 
between relevant sections of the Plan, and the extent to which users can interact with the Plan to 
ensure that their requirements have been met and the response to their enquiry is complete. 

 
 It considers the extent to which the Plan uses language and terminology which has everyday 

meaning and is commonly understood, and the extent to which terminology which has a specific 
meaning is defined in simple terms. 

 
 While recognising that it will be for the Hearing Panel to determine the merits of specific 

provisions, the assessment provides commentary on the clarity and simplicity of expression of 
plan provisions. 

 
 It examines the functionality of the ePlan format through the testing of specific development 

scenarios. 
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5. The objective is to determine the extent to which the Plan meets the requirements set out within the 

Statement of Expectations and, where appropriate, to indicate where improvements could be made 
to improve comprehension, administration and implementation of the Plan provisions. 
 

6. In undertaking the assessment, EMS draws on experience gained through involvement in the 
preparation and using of district plans elsewhere, using both traditional plan making and 
presentation techniques and ePlan formats.  In particular, the Proposed Auckland Unitary Plan 
provides a useful benchmark to evaluate the performance of the PCRDP. 

 
 
1.2. Structure of this Report 
 
7. This report is structured as follows:  
 

 Section 2 – The ePlan Format; 
 

 Section 3 – Plan Provisions; 
 

 Section 4 – Development Scenarios; 
 

 Section 5 – Objectives and Policies; 
 

 Section 6 – Comparison with the Operative District Plans; and 
 

 Section 7 – Summary and Conclusions. 
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2. ePlan Format 
 
8. The Resource Management Act 1991 (RMA) prescribes (at section 75(1)) the content of district plans.  

Typically, territorial authorities prepare, structure and present their respective plans to reflect the 
hierarchy of provisions set out in section 75(1).  In addition, it is common practice for district plans to 
also contain detailed provisions relating to the matters set out at section 75(2) of the Act, 
notwithstanding the fact that there is no requirement for these matters to be included.  The result is 
that district plans have become unwieldy and burdened with excessive detail.  Some plans are simply 
impenetrable.   

 
9. In hard copy format there is at least the ability to see all material in context and to file peripheral 

content appropriately.  The translation of such plans to an electronic format brings new challenges.  
Unless particular effort has been made to distinguish particular aspects of a Plan, such as through 
font size or colour, then content can appear uniform and it is far harder to distinguish critical 
material from the wider body of text.  Users can find themselves having to read everything presented 
on a screen to ensure that nothing is missed. Moreover, it is often necessary to print hard copy 
extracts as a means of quality control, especially where plans include numerous cross references 
between provisions.  

 
10. Nevertheless, with careful attention to the structure of the Plan, its presentational style and an 

understanding of how it will be used, an ePlan format offers the potential to reduce the necessity for 
voluminous hard copies, and to assist access to the Plan from remote work stations. 

  
11. Christchurch City Council’s decision to adopt an ePlan format from the outset has provided the 

opportunity to take a fresh approach to the requirements of section 75, with a particular emphasis 
on meeting the expectations and needs of users of the Plan.  This part of the Assessment considers 
the effectiveness of the ePlan in meeting those expectations and requirements. 

 
 
2.1. Structure of the Plan 
 
12. The structure of the PCRDP follows a logical sequence that reflects the hierarchy of provisions set out 

in section 75(1) of the RMA that is typical of many district plans throughout the country.  However, 
like all those other plans, there is total disconnect between the format of the Plan (i.e. the order in 
which the material is presented) and way in which it is used.   

 
13. The order of the material in the PCRDP follows the typical format of: 
 

 Introductory and interpretative material (including definitions) 
 High level aspirations (in this case referred to as ‘strategic directions’) 
 Objectives and policies (by topic or zone) 
 Rules and performance standards 
 Matters of discretion 
 Appendices 
 Planning maps 

 
14. While the above format is entirely logical in terms of the thinking process that goes into the 

development of a district plan, it is unrelated to how a user actually uses the document, and 
therefore has a strong bearing on its usability. 
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15. Section 10.3 correctly explains how to use the Plan.  In summary, the planning maps provide the 
entry point for a user to establish the relevant zone of the property in question along with any other 
relevant notations, overlays or designations.  Next, the rules and performance standards that relate 
to the zone in question are examined to determine the status of the proposed activity.  Only if there 
is a need to apply for a resource consent is it necessary to consider the relevant objectives and 
policies. 

 
16. Therefore in terms of the format of the PCRDP (like most other district plans), users will start at the 

back of the document (i.e. the planning maps), then jump somewhere into the middle of the 
document (i.e. the rules and performance standards), and finally (only if a resource consent is 
required) they will go to the front end of the Plan (i.e. the Strategic Directions, Objectives and 
Policies).  In summary, the general approach is that a user will work though a district plan backwards.  
Planners and Resource Management Lawyers are familiar with this historical practice, but it runs 
contrary to the objective of making the Plan user friendly, particularly for lay users of the document. 

 
17. The development of an ePlan provides an opportunity to address this situation which would 

significantly improve the usability of the Plan (particularly for lay users of the document).   
 
18. This situation can be addressed by re-ordering aspects of the document, and separating out aspects 

of various chapters. In this regard, to match the way in which the Plan is used, it is recommended 
that the Plan be ordered (under the ePlan tab ‘The Plan’) as follows: 

 
Front Cover and Table of Contents1 
 
Introduction 
 What is a District Plan (current Section 1 in Chapter 1) 
 Content of the District Plan (current Section 10.1 in Chapter 1) 
 Structure of the District Plan (current Section 10.2 in Chapter 1) 
 How to use the District Plan (current Section 10.3 in Chapter 1) 
 
Planning Maps 
 
Rules and Performance Standards 
 Zone by Zone 
 District Wide 
 
Notification and Matters of Discretion 
 
Strategic Directions, Objectives and Policies 
 
Supporting Background / Explanatory Information (e.g. the other material in Chapter 1) 
 
Appendices (including definitions, designations etc.) – material that is hotlinked to from 
other sections of the Plan. 

 
19. We suspect the above may be a little too unconventional for many people but worth considering to 

try and present the Plan in a format and order in which it is actually used and therefore enhance its 
usability. 

                                                             
 
1 This matter is discussed in more detail in Section 2.4 of this report. 
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20. An additional aspect that needs to be addressed in the formatting of the Plan is the need to clearly 
signal matters or provisions that remain within the operative plans and will continue to apply until 
later stages of the plan review process.  For example, Section 12.1 simply states that the matter is to 
be addressed in Phase two of the Review.  This leaves the user uncertain as to whether any relevant 
provisions lie elsewhere.  If this is the case then it would be preferable for the ePlan to contain a 
hotlink to wherever those provisions are to be found.  A user will be unconcerned whether this is in 
the operative or the Replacement Plan.  They expect a seamless, one stop shop approach in terms of 
the relevant planning provisions; their only concern is to be able to identify and address all relevant 
provisions. 

 
21. While they follow the traditional order in terms of presentation of material, the Taupo District Plan 

and the Waikato District Plan are examples of district plans that have the objectives and policies in a 
different part of the plan to the rules and performance standards that relate to each zone.  The 
Waikato District Plan is a particularly good example of a plan attempting to have all the rules and 
performance standards relating to each zone in one section with little in the way of having to jump 
into other sections of the plan to determine the RMA status of an activity.  Accordingly, it is one of 
the most user friendly district plans in existence, much more so that the PCRDP.   

 
22. As discussed in the scenarios explored in Section 4 of this report, the Plan includes cross references 

other whole chapters (with no hotlinks to specific provisions) meaning that the entire chapter has to 
be reviewed in terms of its relevance to any proposal. 

 
 
2.2. The Homepage 
 
23. The Homepage is the critical window through which users form their first impressions and have their 

first experience of navigating the new document.  To many, district plans may be an entirely 
unfamiliar and unfriendly experience.  To most, the new Plan will be unfamiliar.  The Homepage 
therefore needs to make users feel at ease. 
 

24. This can be achieved by explaining what users will find and where they will find it and then providing 
the ‘roadmaps’ that will take them through it.  In that regard, the Homepage is rather drab and 
lifeless.  It sets out various tabs along a narrow banner and the content of the page itself is a 
duplication of material set out under ‘The Plan’ tab.  This tab provides a brief but useful introduction 
to the Plan supported by a sidebar of hotlinks to specific chapters, the last of which is the link to the 
Planning Maps, but the risk here is that a user could jump straight into the Chapters and quickly 
become lost in the detail of the Plan, requiring multiple keystrokes to backtrack to the tab.   

 
25. In our view more appropriate Homepage content is that which is currently set out under the ‘District 

Plan Review’ tab.   
 
26. This tab provides the necessary explanation and hotlinks that will take a user through the Plan.  The 

text is commendably brief and informative.  Significantly, the page is scrollable so that users can view 
the entirety of the introductory material with the minimum of keystrokes.  The importance of this 
should not be overlooked as every key stroke takes a user away from their start point and therefore 
has the potential to distract a user from the information or path that they need to follow. 

 
27. The ‘District Plan Review’ tab provides hotlinks to key documents through graphics and text.  It would 

be useful if the size, or prominence or colour of the tabs took a user through a logical sequence to 
assist them in ‘learning’ the structure and format of the ePlan.  A logical sequence will improve 
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familiarity with the Plan and support wider use of it. In that regard it would be useful if the ‘District 
Plan Review’ tab signalled that the next tab to consider should be the “How to use the Plan” tab. 

 
28. In general terms, rather than directing a user to pursue their enquiry through the detailed chapters 

of the Plan, a more appropriate route for most users will be via a map; either through the Planning 
Maps or through a Property Search.  Therefore if the current content of the existing Homepage is to 
be retained, a minor but worthwhile amendment would be to amend the sequence of provisions 
listed on the sidebar to place the Planning Maps above the listing of individual chapters. 

 
 
2.3. Other Tabs 
 
29. As indicated above, users will typically examine the tabs in the order in which they appear.  

Therefore it would be preferable for the sequence to be ‘District Plan Review’, ‘How to Use the Plan’, 
‘Property Search’ and ‘The Plan’ (followed by the other tabs in the order they are currently 
presented).  The ‘District Plan Review’ tab (along with the ‘Make a Submission’ and ‘Review the 
Submissions’ tabs) can be deleted once the Plan is made operative. 

 
30. ‘How to Use the Plan’ provides all of the critical information at the submission stage of the review 

process, including a demonstration video.  At the time of writing, the video had received 503 views.  
We found the video to be well animated, clear and helpful in relation to both the Plan and the 
submissions process.  However, the ‘How to use the Plan’ tab is pitched at a stage of the plan 
preparation process which has now passed, i.e. the submission stage, and is therefore out of date.  
We would recommend that it be updated to focus on the actual use of the plan for its intended 
purpose by presenting the material in Section 10.3 of Chapter 1. 

 
31. To reinforce the point made earlier, most users will have a specific property interest and a ‘Property 

Search’ is likely to be a preferred route into the Plan.  ‘How to use the Plan’ recognises this and 
directs users to this function through a hotlink as the entry point. 

 
32. As the ‘Property Search’ is likely to be the principal entry point into the Plan, it is a little surprising 

that it does not state the format for any property enquiry, e.g. it doesn’t state whether this should be 
by physical address, legal description, valuation number or whether a search can be undertaken via a 
*wildcard entry.  We did not test the full range of formats but would anticipate that some users may 
only have access to one form of identifier.  The video explains that a physical address should be used, 
but it would be helpful if that was made clear immediately above or below the box that you need to 
type in the address. 

 
33. Once in, however, the search function provides a very clear summary and presentation of relevant 

plan provisions.  This is arguably one of the best features of the ePlan format.  The zoom facility 
enables the property to be seen in the context of other provisions applying within the locality and is 
helpfully supported by a legend that is confined solely to the provisions applying within the viewing 
pane.  The simplicity and clarity (and therefore usability) of this approach is commendable. 

 
34. Equally useful are pop up panes which provide a summary or overview of key provisions and the 

associated hotlinks to the detailed wording.  The use of pop up panes avoids the need to open 
multiple windows or additional key strokes to navigate between pages.  Consequently it will assist 
users in maintaining focus on their specific property enquiry and reduce the potential for errors in 
navigation. 
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35. The legend enables layers to be turned on or off and all pages are printable although it would be 
preferable to enhance the prominence of the “Print” icon.   We noted that each print is date stamped 
at the current date.  In terms of quality assurance we recognised that the search facility includes a 
note stating that the maps are not the Planning Maps and that there is potential for some 
unintentional discrepancy.  This is a helpful note to all users although in terms of our own enquiries, 
we did not discover any discrepancy between the ‘Property Search’ function maps and the Planning 
Maps.   

 
36. As the Property search function is likely to be the principal route of enquiry, it would be preferable 

for the ‘Property Search’ function to be relied upon as an accurate representation of the relevant 
planning map(s) and a comprehensive guide (providing links) to all the applicable planning provisions 
(in a targeted manner, not just a cross reference to multiple other chapters that might be applicable 
as is the case at present). 

 
37. In our view the ‘Property Search’ function and the quality and clarity of information provided is 

excellent.  Our only additional suggestion for possible improvement here would be to consider 
integration of the function with the Council’s corporate GIS system and aerial photography.  The 
Auckland Unitary Plan ePLan platform adopts this approach and enables a wider variety of search 
options as well as enhancing the availability of property based information and images.  For instance, 
where there may be discrepancies in the address details provided or held for a property, the ability 
to identify the property through aerial photography is a very useful tool. 

 
38. The ‘Print the Chapters’ Tab does exactly what it says.  Each link is simply identified and the file size is 

stated.  The largest, at 7MB maybe on the large size and could take time to download and print for 
some users so an opportunity for improvement here would be to adopt a smaller maximum file size. 

 
39. The inclusion of the ‘Section 32 Reports’ Tab is, we consider, a useful means of enabling broader 

understanding of the Plan and the approach followed in its preparation.  While its viewing audience 
may be a little more limited than general plan or property enquiries, it will definitely be of use to 
professional audiences.   

 
40. The ‘What’s Changing’ Tab attempts to identify and explain the relationship between the Operative 

plans and the Proposed Christchurch Replacement District Plan.  It uses tables to identify the relevant 
and equivalent provisions and annotates the Banks Peninsula District Plan with colour coding to 
identify provisions that have been amended or replaced.  Collectively this approach provides a useful 
means of checking the status of individual provisions.  However we note that the complexity of the 
current array of provisions is exacerbated by the fact that some amendments lie within both Phase 1 
and Phase 2 of the review process.  The situation is not unusual.  It is a common occurrence for 
district plans, changes and variations to be at different stages of their statutory processes.  We 
consider that the Council’s inclusion of the ‘What’s Changing’ Tab provides more assistance than 
most in helping users to understand what will be a fluid situation (at least in the short term). 

 
41. Two Tabs relate to the submissions process.  They provide the ability to lodge submissions 

electronically and to view or download those made by others.  The facility is now widely adopted by 
Councils and promotes a standardised format for submissions which some users may find helpful and 
others may find too limiting.  Overall it enables access to an important dataset that will assist users in 
understanding the perspectives of others. 
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2.4. Table of Contents 
 
42. In terms of usability, the Table of Contents is typically the first part of the document viewed.  It 

provides the ‘roadmap’ for the document.  However, there is no overall Table of Contents (at least 
that we were able to find) which enables you to see the entire contents of the Plan (and print it out).  
This appears to be the case in relation to both the ePlan and the hard copy.  While you can use the 
left hand pane of the ePlan (in the ‘The Plan’ tab), you have to click into each chapter heading and 
then keep clicking to open up each sub-section.  Nor is there a front cover (for those that may wish to 
print out a copy of the plan).   

 
43. We would recommend that the first document in the list of documents presented in the ‘The Plan’ 

tab (in the left hand pane) and ‘Print the Chapters’ tab be ‘Front Cover and Table of Contents’. 
 
44. The inclusion of a Table of Contents at the start of each chapter (in the ‘Print the Chapters’ tab) is 

helpful and should be retained but expanded to include all headings within the chapter (progressively 
indented for each new level of heading).  To assist with usability (and avoid lots of clicking), the same 
level of detail should be included in the Table of Contents at the start of each chapter in the ePlan (at 
present it only has Level 1 headings). 

 
 
2.5. Hotlinks 
 
45. The inclusion of hotlinks in the text of the ePlan greatly assists the reader, to the extent they actually 

work.  However, many of the hotlinks do not work.   
 
46. A more useful tool, however, is the use of pop-up windows to display key matters such as definitions, 

without requiring a user to open new windows.  In terms of managing the potential for errors and 
supporting logical work patterns, the use of pop-up windows for key information enables a user to 
remain on the same screen view and reduces disruptions to thought processes and keystroke 
actions.  

 
 
2.6. Planning Maps 
 
47. In commenting on the quality and functionality of the “Property Search” function we also noted the 

inclusion of a qualifier or caveat that the tool may not be entirely consistent with the Planning Maps.  
Output from the tool therefore directs users to the Planning Maps for more detailed enquiry.  In this 
respect we found the Planning maps to be far less user-friendly.  They are displayed as pdf files with 
no ability to tag a property or undertake any property based analysis.   

 
48. They are solely a visual rather than an interactive tool which is a little surprising in the context of an 

ePlan format. By comparison, the Proposed Auckland Unitary Plan ePlan format provides access to a 
seamless planning map, linked direct to GIS data and aerial photography.  The ability to read across 
datasets significantly enhances the quality and depth of information available to a user, particularly 
as the “Legend” and “Search” facilities are available through pop-up windows which can be utilised 
without having to leave the viewing screen.  The key difference appears to be that the Christchurch 
ePlan format simply provides a screen version of a paper map whereas the Auckland system provides 
access to maps through a GIS viewer.   
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49. While we are not familiar with the factors which underpin decisions regarding the choice of system, 
we are of the view that the functionality, quality and usability of the Auckland ePlan format for 
viewing maps is far superior. 

 
50. The choice of a pdf format for the Planning Maps presents limitations on the tools that are available 

for interrogating them.  For instance, some map based provisions such as the natural hazard overlays 
do not follow property boundaries so it is necessary to use the zoom facility to establish the extent to 
which a property may be affected.  Our use of this facility indicated that the necessary degree of 
precision is lost through pixilation of the image. 

 
51. At a more fundamental level it is impossible to undertake a screen based examination with any 

degree of confidence as the Legend forms part of the single image.  There is no ability to interact 
with the main text of the Plan through hotlinks from the Legend to specific Plan provisions.  In terms 
of being able to accurately determine the extent or type of zone, or the extent of an overlay, a 
preferable approach would be to separate the legend from the map image so that it could be opened 
and held alongside a particular viewing pane.   

 
52. The need for such an approach becomes clear when an attempt is made to distinguish provisions 

based on colour.  This is challenging enough in terms of determining the underlying zone but 
becomes almost impossible in terms of distinguishing the boundaries between activity groupings 
within zones or in distinguishing between overlays. Given these shortcomings we expect that most 
users will rely solely on the Property Search function. 

 
53. These limitations affected our ability to undertake a more thorough review of the completeness of 

the information displayed on the Planning Maps but we did note that a notation depicted as a brown 
wavy line on the maps does not appear to be identified in the Map Legend. 

 
54. There may be opportunities to rationalise the amount of information shown on the Planning Maps.  

For example it may be preferable to use a single notation to depict all “designations” rather than 
specifically identify the Requiring Authority.  While we recognise the value of this extra layer of 
information, its inclusion needs to be balanced against the need for clarity.  A further aspect relating 
to designations which we found a little odd relates to the underlying zoning of designated land.  We 
are unsure whether this has followed a particular convention but we noted, at Planning Map 38, that 
a designation which appears to be a road corridor carries an underlying Residential Zoning.  This 
seemed a little anomalous in the context of surrounding land which is shown as Industrial or Phase 2 
Review area. 

 
55. One matter that we noted could be a source of confusion in the future is the “date stamp” on each 

pdf version of the maps.  Each map is printed with the date 27/08/14, whereas the date stamp of 
maps printed from the “Property Search” function is the current date.  (The same applies to printed 
extracts from the written provisions). We can understand why this may be so but a lay user may not.  
It may be helpful for the date on the Planning Maps to be supported by wording explaining its status, 
for example: 

 
 “This Planning Map was produced on 27/08/14 but may be subject to change.” 
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3. Plan Provisions 
 
3.1. Definitions 
 
56. We have reviewed the entire definitions section of the Plan in detail assessing it in terms of clarity.  
 
57. Within the definitions chapter, the identification of ‘Reliant definitions’ and ‘Related definitions’ is 

helpful and assists with the usability of this section of the Plan. 
 
58. The introduction to the definitions should clarify whether lists that follow the word ‘including’ are 

examples and therefore ‘not limited to’ the matters listed or if they are complete lists.  The Proposed 
Auckland Unitary Plan adopts the former approach. 
 

59. One more sentence should be added to Note 2 at the start of the definitions section as follows: 
 

“In the event of any difference in wording, the wording of the definition in 
the legislation shall apply for the purposes of this Plan.” 

 
60. Where a definition is used in legislation (particularly the RMA) and a different definition is used in the 

Plan, this should be clearly noted along with a brief explanation as to why a different definition has 
been adopted (e.g. the definition of ‘infrastructure’). 

 
61. A feature of the Proposed Auckland Unitary Plan that greatly assists with its usability is that wherever 

a defined term appears in the text of the ePlan you can click the word or phrase and the definition 
will appear as a pop-up box on the same page.  This means you can quickly read the definition, close 
the pop-up box, and carry on reading without having to jump into other pages.  At first we did not 
think this feature existed in relation to the PCRDP.  However, we since discovered (as we got further 
into the document) it does exist in parts of the ePlan, but not all parts of it.  This feature would be a 
helpful addition to include in relation to all sections of the PCRDP to improve its usability.  It would 
also be helpful in pop-up definitions of terms with a definition could also pop-up on request.2 

 
62. As with other sections of the ePlan, many of the hotlinks to other parts of the Plan do not work. 
 
63. Comments on specific definitions in Chapter 2 are as follows.  In this regard, issues in relation clarity 

have been identified but not necessarily resolved by way of any particular recommendation (largely 
due to much of the following raising questions that need to be answered, or at least considered, by 
Christchurch City Council Planners and/or the Independent Hearings Panel). 

 

Definition Comment 

Accessibility The definition includes the phrase “a reasonable amount of time, cost and 
effort” which is vague and open to interpretation. 

Active transport This definition includes “walking” which is the alternative in the absence of 
‘transport’. 

                                                             
 
2 See the discussion in relation to testing development scenarios in Section 4 of this report. 



 

Proposed Christchurch Replacement District Plan 
Preliminary Usability Assessment 

24 November 2014 
 

 

11 

Definition Comment 

Ancillary office activity This definition refers to the office activity being “an inseparable part of the 
business occupying the site”.  Being ‘inseparable’ is a very high test and is 
likely to lead to arguments.  The management of accounts and invoicing 
typically a task undertaken in an ancillary office associated with a business 
(and is an example of an appropriate ‘ancillary office activity’), but it would be 
difficult to claim that it was ‘inseparable’ when this function is often 
contracted out and/or undertaken in a different premises.  We would 
recommend deleting the word ‘inseparable’. 

Ancillary retail activity As above but more so.  For example, a manufacturer may sell its products 
direct to the public from their manufacturing site as a genuine ancillary retail 
activity, but it would be difficult to argue this was inseparable when the 
product can be sold via other retail outlets.  We would recommend deleting 
the word ‘inseparable’. 

Apartment Why does this definition only apply in relation to the New Neighbourhood 
Zone? 

Arterial roads To provide additional clarity and certainty as to what falls within the ambit of 
the definition, can the words “… as shown on … [the Planning Maps or 
Appendix X]” or similar be added? 

Brownfield Does this include previously zoned, but not yet used, industrial or commercial 
land? 

Building Why is there a distinction made in relation to Banks Penninsula? 

The note at the end of the definition is good example of what is discussed 
above in relation to noting when a different definition is used compared to 
that in the relevant legislation.  It does not, however, explain why a different 
definition is used.  If it did, that would be helpful. 

Building consent platform This definition describes the extent of a ‘Building consent platform’ but does 
not define what it is.  See the definition of ‘Residential building platform, 
which while it describing something slightly different, is much clearer. 

Building line restriction The use of the word “stand” is unclear.  Does it mean ‘located’ or ‘occupy’?   

Building supplier It is not clear as to whether the likes of Mitre 10, Bunnings and Placemakers 
fall within the ambit of this definition.  Aspects of their operations tick some 
of the boxes but it is not a neat fit. 

Café  How does the definition differ from a restaurant in terms of practical meaning 
and application? 

Care facility Would this include a dwelling occupied by a disabled or elderly person where 
external support is provided? 

Commercial activities This definition uses the term “commercial service activities”.  It would be 
clearer if it referred to the defined term “commercial services”. 
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Definition Comment 

Convenience activities The definition includes a long list of business activities which are not included 
within the ambit of the definition.  It would add clarity if the definition 
included examples of what is included.  For example, does it include dairies, 
cafés, service stations, and public toilets? 

Core public transport route Reference to external documents fixed at a particular date is fine.  However, 
vires issues may arise when, as stated, an external document is referred to 
when it can be changed without going through a public process with the same 
rights of participation as a district plan. 

Critical infrastructure Same point as above in relation to the reference to the Canterbury Regional 
Land Transport Strategy, which in this case is not dated in the definition. 

Development plan This definition refers to the Living G Zone (not otherwise referred to in the 
Plan). 

District centre This definition uses the term “where applicable” but no guidance is provided 
as to where it is applicable. 

Dripline The use of a drawing in this definition is very helpful. 

Drive-through services This definition excludes “service stations and associated activities”.  A fast 
food outlet is often co-located on a service station site and in that sense is an 
‘associated activity’.   

The word “may” in the last sentence appears to be redundant. 

Duplex The way the definition is written, it does not include a ‘vertical’ duplex (i.e. 
two almost identical dwellings, one on top of the other apart from garaging 
and a stairway).  Is it intentional that it only includes a side-by-side 
configuration? 

Earthworks The definition is not concise and difficult to use.  It is also unclear what the 
relationship is to the definition of "filling" as  it does not refer to filling but 
this is separately defined and cross referenced. 

EDM The acronym is spelled out, but there if no definition as to what an “enhanced 
development mechanism” actually is?  What is it? 

EDM core public transport 
route 

Potential vires issue in relation to referring to an external document that will 
change. 

EDM walking distance The definition is understandable if it is only seeking to define ‘walking 
distance’, but the reference to EDM as part of the term being defined remains 
unclear. 

Education activity For the sake of clarity and consistency with the approach taken to the 
definition of ‘Entertainment activity’ and ‘Entertainment facility’, it is 
suggested that the words “use of land and/or buildings for the” be deleted 
from the first line of the definition and the penultimate sentence is deleted.  
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Definition Comment 

Instead, add a new definition for ‘Education facility’ which reads “means land 
and/or buildings used for education activities”. 

Electricity transmission 
network 

Why create a new term for what is already well known as the National Grid?  
Suggest deleting the term ‘Electricity transmission network’ and insert the 
term ‘National Grid’ using the definition already written. 

Entertainment activity The definition includes a reference to “recreation” but then excludes 
“recreation activity” which is confusing. 

Farming and agricultural 
supplier 

The definition refers to “selling goods”.  Does it include “services”?  For 
example, “equestrian and veterinary supplies” are included.  What about a 
veterinary practice (with or without an animal hospital) – defined in the Plan 
as a “Veterinary care facility”?  Does this definition include stock sale yards?  
These matters need to be clarified? 

Floor level and fill 
management area 

The definition refers to “a major flood event” which lacks clarity or specificity. 

Food and beverage outlet The definition “includes restaurants, taverns …” and then states at the end 
that “it excludes restaurants and taverns”.  It is very unclear as to what is 
included.  The second “and” in the fourth line should be deleted and replaced 
with the word “but”. 

Food court Suggest that the definition refer to “…serving and/or seating …”.  Most food 
courts have common seating areas but not common serving areas. 

Freeboard The definition uses technical jargon – “… aggradations, channel transition and 
bend effects”. 

Freight hub Why not use the more commonly used and understood term “freight depot”? 

Garden and patio supplier As above in relation to the definition of ‘Building supplier’.  It is not clear as to 
whether the likes of Mitre 10, Bunnings and Placemakers fall within the ambit 
of this definition.  Aspects of their operations tick some of the boxes but it is 
not a neat fit. 

Greenfield The use of the phrase “generally rural land” is unclear.  Does it have to be 
rural land to fall within the ambit of the definition? 

Guest accommodation Does the definition include hotels?  It would appear so, but hotels are not 
listed as an example. 

Habitable space It would add clarity if the definition included a list of what is included as 
‘habitable space’.  We assume it includes bedrooms, but later in the Chapter, 
the definition of ‘Living area’ refers to ‘habitable space excluding bedrooms’. 

Health care facility Does the definition include rest homes as part of clause b.? 

Height Clause a. of the definition refers to “normally permitted”.  What does that 
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Definition Comment 

mean?  That which is actually permitted? 

Clause c. refers to Living 5 Zone – not otherwise referred to in the Plan. 

High flood hazard Read the definition several times and still have no idea what it means.  

High technology industrial 
activity 

Why “high” and what does it mean?  Is there a “low” technology industrial 
activity? 

Home occupation Most definitions of home occupation allow for a maximum number of people 
working in the business (thereby including the ability to have staff) and 
require that at least one of them lives on the premises. 

Impervious surface Strange that the definition includes “… ‘gobi’ or similar blocks …” – the 
purpose of which is to be pervious. 

Indigenous vegetation Suggest the definition say “means naturally occurring plant communities …” 
so that someone who plants their garden with indigenous species doesn’t 
then have it defined as an area of indigenous vegetation (and all the 
consequences that goes along with that). 

Industrial activity It is curious that the definition excludes “high technology industrial activity”.  
This means that a business manufacturing satellites would not be an 
industrial activity. 

Infrastructure Why not use the definition in the RMA? 

Kaitiakitanga Why not use the definition in the RMA? 

Landscaping Suggest reversing the order of the first two sentences and start the (now) 
second sentence with “In all other zones, landscaping means …”. 

Large format centre Again, it is not clear as to whether the likes of Mitre 10, Bunnings and 
Placemakers fall within the ambit of this definition.   

Legally defined parcel of 
land 

Should this also include a reference to land shown on a “Computer Freehold 
Register” (i.e. what we used to call a Certificate of Title)? 

Living area As previously noted, query why bedrooms are excluded from the definition of 
habitable space in this instance. 

Loading area The reference to manoeuvring areas could include driveways remote from 
the actual loading area. This definition could benefit from a greater degree of 
specificity.  

Major arterial roads These are shown on the planning maps. Should the definition cross reference 
to the planning maps? 

Major flood event It is not clear as to the difference between a major flood event and what is 
defined as a high flood hazard both being differently defined.  
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Definition Comment 

Minor arterial roads These are shown on the planning maps. Should the definition cross reference 
to the planning maps? 

No complaints covenant Are there situations where this definition might be relevant other than in 
relation to the Port Influences Overlay Area?  

Outdoor living space It is a little odd that this definition includes indoor areas. 

Paved impermeable 
surface 

The use of the term ‘paved’ is confusing when looking at what the definition 
covers – decks, pools, etc.  Is this definition necessary given there is a 
definition of ‘impervious surface’. 

Pre-school Why the limitation “but not for any continuous period of more than seven 
consecutive days”? 

Restaurant What is the difference between a restaurant and a café in terms of the 
definitions? 

Retail activity It is not clear as to why the forms of retail outlet in the last sentence are 
excluded from the definition.  For example, the definition of a ‘service station’ 
is described as a “site where the primary activity is the retail sale of …”. 

Retailing Why is there a separate definition for “Retailing” in addition to “Retail 
activity”?  Why not delete the definition of “Retailing” and just refer to 
“commercial services” as part of the definition of “Retail activity”? 

Retirement village This is a lengthy definition.  It is not the commercial relationship that 
constitutes a retirement village but the nature of the activities in question.   

Reserve sensitivity It is not only the “introduction of new activities” that can give rise to reverse 
sensitivity effects, but also the intensification or expansion of sensitive 
activities in proximity to existing activities. 

Significant indigenous 
vegetation 

Suggest the definition say “means naturally occurring indigenous vegetation 
…”. 

Temporary buildings and 
activities 

Why does this definition not apply to the Central City? 

Trade supplier This definition raises more questions than it answers.  The reference to “and 
may also include sales to the general public” undermines the ‘trade’ part of 
the ‘trade supplier’.  A Palmers Garden Centre would fall within this definition 
by virtue of it being a ‘garden and patio supplier’ (as defined). 

Window Does this mean that a window with a sill of higher that 1.6m is not a window? 

Yard-based supplier Is this the definition that is supposed to cover the likes of Mitre 10, Bunnings 
and Placemakers? 
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3.2. Zone Chapters 
 
64. The sections at the start of each zone explaining how to use the rules are helpful.  However, it would 

be more user-friendly if, instead of a long list of applicable rule numbers, the applicable rules 
(including the hotlinks) were listed vertically with the title of each rule alongside the rule number 
(e.g. ‘14.2.2.1 – Permitted Activities’ rather than just ‘14.2.2.1’ which means nothing until you click 
onto it).  This would enable the user to target their search more efficiently.  This is particularly 
relevant in relation to the ‘Built Form Standards’ whereby a user would not waste time looking at, for 
example, Rule 14.2.3.2 – Multi-unit residential complexes, multi-unit social housing complexes and 
retirement villages – Tree and garden planting, in relation to a proposed garage associated with a 
single dwelling. 

 
65. The structure and content of the zone chapters is logical and easy to follow.  In particular, it is very 

clear and helpful to have the ‘Activity Specific Standards’ alongside each permitted activity.  Similarly, 
it is helpful to have the matters of discretion listed next to the activities listed as restricted 
discretionary activities. 

 
66. It is helpful that the same structure is applied consistently throughout the Plan tracking through the 

status of activities from permitted to prohibited, noting along the way when there are no activities in 
a particular category (e.g. controlled activities in all circumstances, and prohibited activities in many 
situations).  This helps a user to know not to go searching for something that doesn’t exist.  However, 
as noted, through our assessment of development scenarios below, there are some areas where 
additional provisions need to be included to clarify default provisions. 
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4. Development Scenarios 
 
4.1. Scenario 1 – Two Car Garage 
 
Scenario 1: We want to build a two-car garage on a property at 1/118 Watford Street, Papanui 

(either attached or detached from the existing dwelling). 
 
67. We thought this first scenario would be very straight forward, but it took some effort and lots of 

clicking to get to the point of confirming that the proposed garage is a permitted activity using the 
ePlan, and even then we have no confidence that we haven’t missed something which would amend 
that position. 

 
68. Using the Property Search tab, we quickly ascertained that the property is located in the Residential 

Suburban Zone (shown in yellow on the map) and a hotlink was available to take the reader directly 
to Chapter 14.   

 
69. Section 14.2.1.1 tells us which rules apply.  We work our way through the rules using the ePlan 

assisted by the pop-up definitions of the activities identified as permitted activities.  At first, we 
cannot find anything that would identify the proposed garage as a permitted activity. 

 
70. ‘Residential Activities that occur within a residential unit’ are identified as a permitted activity but 

the pop-up definition for ‘Residential Activities’ does not include any reference to a ‘garage’ or an 
‘accessory building’.  The latter is identified as a ‘Reliant definition’ and a ‘Related definition’ but 
there is no hotlink taking you to the definition of an ‘accessory building’.  Going directly to Chapter 2, 
we find that the definition of ‘accessory building’ includes a reference to a ‘garage’ (which is also 
defined).  Backtracking, we find that an ‘accessory building’ is within the definition of ‘Residential 
unit’. 

 
71. Rule 14.2.2.1 states that, inter alia, activities listed in the table need to comply with the Built Form 

Standards in Rule 14.2.3.  Working through these standards you need to know the size of the 
property and the amount of existing building coverage – neither of which we know (but a land owner 
would be able to find this information).  In this regard, a useful addition to the output of a Property 
Search would be to state the size of the property being researched. 

 
72. Going back to the Property Search page, the Liquefaction Assessment Area 1 is identified as being 

relevant to the subject property.  A hotlink takes the reader to Section 5.9 Liquefaction rules.  The 
first rule (Rule 5.9.1) states that there are no permitted activities, which leaves the reader thinking 
they will now need a resource consent, so they move on through the subsequent rules.  However, on 
the basis that the current proposal does not involve a subdivision (Rule 5.9.2) and subject site is less 
than 1,500m2 (Rule 5.9.3), it would appear that the proposed garage is not a restricted discretionary 
activity.  Moving on, Rule 5.9.4 states: 

 
“There are no discretionary, non-complying or prohibited activities in 
respect of Rule 5.9.” 

 
73. The end result is that, under Section 5.9 of the Plan, the proposed garage is innominate.  As a result, 

uncertainty remains as to whether or not a resource consent is required.  This particular situation 
and lack of clarity could be addressed by Rule 5.9.1 (rather than stating there are no permitted 
activities) stating something like the following as a permitted activity: 
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“Any activity not otherwise identified as a restricted discretionary activity 
under Rules 5.9.2 or 5.9.3, or as a discretionary, non-complying or 
prohibited activity under Rule 5.9.4.” 

 
74. After spending some considerable amount to time working through the relevant rules and 

performance standards using the ePlan and a hard copy of the document as a double check 
(including looking at rules that turned out to be not relevant3), we are reasonably confident that the 
proposed garage is a permitted activity, but cannot be sure that we haven’t missed anything.  In that 
regard, we note that Rule 14.2.1.3 lists seven other entire chapters of the Plan which might be 
relevant to a proposal, and which must be complied with for the proposal to be a permitted activity.  
Having spent a lot of time getting to this point (without assessing the proposal in relation to those 
other seven chapters), we decided that the only sensible advice we could give someone wanting to 
build their garage, was to ask the Council planners whether or not they needed a resource consent.  
The overall result was one of frustration rather than any sense of usability in terms of being able to 
reach a confident conclusion as to the RMA status of the proposal. 
 

 
4.2. Scenario 2 – Multi-Unit Residential Development 
 
Scenario 2: We want to develop a multi-unit residential development at 188 England Road, North 

Linwood (either 3 or 4 units depending on development standards and ease of 
consenting). 

 
75. We anticipate that this will be a common enquiry given the priority to increase the housing stock.  

Accordingly, we selected a random address within the Residential Suburban Density Transition Zone 
which, we noted, is identified as a zone which presents opportunities for infilling and increased 
residential densities.  The terms of our enquiry were designed to reflect a view that many property 
owners, especially those with little experience of the development process, will prefer to work within 
the framework of standards relating to permitted activities (i.e. the “permitted baseline”) rather than 
investing in an uncertain consenting process.  Such enquiries may also arise from owners seeking to 
establish a development value for the purposes of raising finance for a development project. 

 
76. Following the same approach as for Scenario 1 we used the Property Search function to establish the 

property specific plan provisions and also to view the wider context.  This search also identified that 
the property is affected by the Liquefaction Assessment Area 1. 

 
77. Following the link to the relevant rules for the Residential Suburban Density Transition Zone we are 

presented with a short list of contents headed by “How to use the rules”.  Following this link we are 
taken to Section 14.2.1 which sets out reference numbers for each of the relevant rules.  As 
discussed above, the numbers are meaningless without either clicking on each hotlink or opening the 
relevant file within the side bar which appears on the left hand side of the screen (which cannot be 
closed or printed). 

 

                                                             
 
3 As an example, we mistakenly reviewed the rules in relation to ‘Floor level and fill management area’ which was identified in the 
Legend for the map in the Property Search.  In the course of doing so, we observed that it was not possible to determine 
compliance or otherwise with Item P1 in Rule 5.8.1.1 .  It requires reference to flooding predictions which are not included as part 
of the Plan.  The usability of the plan would be significantly enhanced in this regard if the results of the flood predictions were 
provided as part of the ‘Property Search’ function. 
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78. Rules under Section 14.2.1.1 relate to activity status and built form standards.  Our enquiry has to be 
run through each rule until the activity is listed.  At first attempt we discover that our proposal for 
either a three or four unit residential development fits the description of P21 which relates to “Multi-
unit Residential Complexes within the Residential Suburban Density Transition Zone”.  The activity 
title is not specifically defined but the rule explains that such proposals are classed as a permitted 
activity provided they do not contain more than three residential units.   

 
79. Further enquiry of Rule 14.2.1.2 reveals that proposals for four residential units or more require 

consent as a restricted discretionary activity (RD8).  The table identifies the specific matters that are 
reserved for discretion as “Urban Design and Maori Design Principles” (Rule 14.9.6), “Scale of 
Activity” (Rule 14.9.14), and Traffic Generation and Access Safety” (Rule 14.9.15). Closer examination 
of these provisions reveals considerable overlap. 

 
80. Having established that a three unit development may well be a permitted activity while a four unit 

development will require consent, we turn to the “Built Form” standards and work through fourteen 
separate rules.  The first, Rule 14.2.3.1 relates to Site Density.  This establishes a standard of 330m2 
per unit within the Residential Suburban Density Transition Zone.  However there is also a separate 
standard for Multi-unit Residential Complexes which states that there is no minimum net site area 
for any residential unit.  Our difficulty here is that the term “Multi-Unit Residential Complexes” is 
identified in this rule as having a specific definition.  When we turn to that definition it describes it as 
meaning: 

 
“a group of four or more residential units where the group is either held 
under one title or unit titles under the Unit Titles Act 2010 with a body 
corporate.” 

 
81. As it is clear that a development of three residential units would fall outside this definition, it appears 

that there is a glaring inconsistency between the definition and the use of the same activity 
description in Rule 14.2.2.1 and Rule 14.2.3.1.  The former states that such activities are permitted 
provided they do not exceed three residential units. 

 
82. This inconsistency has flow on effects in being able to discern the activity status of the proposal 

through the remaining “Built Form” standards.  For example, a proposal falling within the specific 
definition of a “Multi-unit Residential Complex” must comply with a standard limiting site coverage 
to 40% whereas a Multi-unit Residential Complex which falls outside the definition would be limited 
to 35% site coverage. More particularly, Rule 14.2.3.14 relates specifically to “Multi-unit residential 
complexes and multi-unit social housing complexes – service, storage and waste management 
spaces”.  In the context of this Rule, the term “Multi-unit Residential Complex” is not highlighted as 
having a link to the specific definition so it is unclear whether it is intended to apply simply to those 
complexes that are specifically defined, or other complexes. 

 
83. The majority of the “Built Form” standards relate to typical bulk and location matters.  They are 

readily understood and the ability to comply can be easily assessed or set out as parameters to 
determine potential yield from a given property.  However, this approach then comes to a sharp halt 
at Rule 14.2.3.11 which sets out prescriptive standards relating to “Life-stage inclusive and adaptive 
design for new residential units”.  Rule 14.2.3.12 follows a similar approach in relation to “Energy and 
water efficient standards for new residential units”.  While the appropriateness of such detailed 
matters (including prescriptive requirements for internal fixtures and fittings) will be for the 
Independent Hearings Panel to determine, our observation is that such provisions will necessitate 
the preparation of excessively detailed proposals at the outset, simply to determine activity status.  
Where a proposal falls short on any matter, resource consent will be required.   
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84. We have some difficulty in reconciling this approach with the Statement of Expectations set out in 

Schedule 4 of the Order. 
 
85. Notwithstanding, the determination of activity status requires further examination of the matters set 

out in Rules 14.2.1.2 and 14.2.1.3 set out under “How to Use the Rules”.  The former relates to area 
specific provisions, none of which relate to the subject property.  The latter provides a cross 
reference (but no hotlink) to seven other chapters of the Plan.  These cross referenced chapters are 
not hotlinked meaning they have to be accessed via the left hand Table of Contents pane.  Having got 
there, we did note that the provisions of Chapter 8 (Transport) sets out reference to ten standards 
relating to permitted activities which, if not complied with, would require approval as a restricted 
discretionary consent. 

 
86. We were able to complete a review of the provisions relating to the Liquefaction Assessment Area 1 

which was indicated on the Property Search.  As indicated under Scenario 1, Rule 5.9.1 states that 
there are no permitted activities and Rule 5.9.4 states that there are no discretionary, non-complying 
or prohibited activities in respect of the Rule 5.9.  Rules 5.9.2 and 5.9.3 both relate to restricted 
discretionary activities.  Our enquiry would not be affected by the former but would be caught by 
Rule 5.9.3 if the activity is for four or more units and is therefore within the specific definition of 
“Multi-unit residential complex”.4 

 
87. In these circumstances a restricted discretionary resource consent would be required.  If the activity 

is not so defined, then it appears, as with Scenario 1, that the activity is innominate and there is no 
certainty as to whether consent is required. 

 
88. The need for clarity and consistency between rules using the same activity listings is therefore critical 

and, as suggested above, it would assist understanding for Rule 5.9.1 to state a presumption that all 
activities are permitted unless otherwise listed. 

 
89. Overall, we remain uncertain as to the activity status of either a three or four unit development but, 

even if clarity could be provided through the use of a common and consistent definition, we suspect 
that it would remain difficult to confirm a permitted activity status in view of the complexity of the 
standards relating to Built Form and the need to ensure compliance with a wide range of provisions 
set out elsewhere within the Plan.   

 
90. In this respect, while we note that the default status for proposals which fail to comply with the 

majority of standards is a requirement for consent as a restricted discretionary activity, where 
proposals exceed an 8m height limit, or 35% site coverage (or 40% if the activity falls within the 
definition of a Multi-unit Residential Development), or will have a net site area per unit of less than 
300m2, then such a proposal would be classed as a non-complying activity.  We have not considered 
the evidential basis on which this classification has been determined but, in our view this is likely to 
be a significant deterrent to proposals that might otherwise be fully compliant with the permitted 
baseline. 

 

                                                             
 
4 As an aside, it is not clear as to why a 3 unit residential development is any different to a 4 or more unit development in terms of 
liquefaction risk. 
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4.3. Scenario 3 – Supermarket Development 
 
Scenario 3: We want to develop a supermarket at 266 Barrington Street, Spreydon. 
 
91. Our Property Search reveals that the site is zoned “Commercial Core”, the pop-up window explaining 

that the purpose of the Zone is to provide for major commercial development, typically relating to 
mall or supermarket development.  The search also identifies the property as being affected by a Key 
Pedestrian Frontage notation and the Liquefaction Assessment Area 1.   

 
92. Following the hotlinks through the Property Search function we are able to identify that 

supermarkets are listed as a permitted activity in the Commercial Core Zone provided they do not 
exceed 500m2 at ground floor, do not have a road frontage of more than 20m defined as a Key 
Pedestrian Frontage and are not on a corner site within a defined Key Pedestrian Frontage.  The 
standards would not apply if the site was not visible from a public place but this does not apply to 
this particular site.  (We note that the same or very similar standards relate to virtually all other 
activities listed as permitted in the Commercial Core Zone).   

 
93. Through further enquiry of the additional activity tables (for Controlled Activities and Restricted 

Discretionary Activities) we find that the activity is listed as RD1, requiring consent as a Restricted 
Discretionary Activity but subject also to compliance with a series of Built Form Standards and a 
clause stating that written approvals and notification shall not be required.  The Table states that the 
only matter that is reserved for Council’s discretion is “Urban Design Matters” set out at Rule 15.8.1, 
unless the proposal fails to meet any of the Built Form Standards, in which case reference is made to 
specific assessment criteria.   

 
94. Although objectives and policies relating to urban design are included in Chapter 3 – Strategic 

Directions as well as within Chapter 15, there is no cross reference or link to relevant policy 
provisions.  

 
95. Turning to Rule 15.8.1 we identify a range of matters set out under the following headings: 
 

 City context and character; 
 Relationship to Street and the creation of public spaces; 
 The site, buildings and amenity; 
 Access, parking and servicing; and  
 Suburban Centre Master Plan. 

 
96. The provisions are generic rather than specific to the Commercial Core Zone, to this specific locality 

or to supermarket activities.  Consequently, as well as raising matters that might be expected to have 
been established through the decision to zone the land as Commercial Core, they also include 
provisions which are entirely unclear.  For example, the reference to the extent to which the 
proposal gives effect to a Suburban Centre Master Plan causes confusion to the extent that the term 
“Suburban Centre” does not appear to be used elsewhere in Chapter 15 (the hierarchy is described in 
Table 15.1 as Central City, District Centres, Neighbourhood Centres, Large Format Centres, and Local 
Centres).   

 
97. In addition to these matters, we assume that additional assessment criteria will apply to any specific 

Built Form standard that is exceeded.  In practice we would expect that the information 
requirements set out under Rule 15.8.1 would also address any of the specific Built Form standards 
but the Plan is not clear on that matter.  It would be preferable to clarify this overlap to ensure that 
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applicants are able to address all information requirements at first instance rather than through the 
section 92 process. 

 
98. Despite thinking that the above requirements will address all aspects of the activity, it is clear from 

Chapter 7 of the Plan that supermarket development is expected to be subject to additional 
consenting requirements as a “High Trip Generator”.  There is no link from Chapter 15 but Rule 
7.2.3.10 (Rule 10) stipulates a need for approval of an Integrated Transport Assessment (as a 
Restricted Discretionary Activity) for retail activity > 250m2.  The Assessment Criteria set out at 
Section 7.3.19 explain that activities >1,000m2 require a full Integrated Transport Assessment.  
Together with other rules within Chapter 7, the assessment criteria include matters set out under 
Rule 15.8.1 regarding Access, Parking and Servicing. 

 
99. In relation to the effect of the Liquefaction Assessment Area 1, Rule 5.9.1 states that there are no 

permitted activities and Rule 5.9.4 states that there are no discretionary, non-complying or 
prohibited activities in respect of the Rule 5.9.  Rules 5.9.2 and 5.9.3 both relate to Restricted 
Discretionary Activities.  These are listed as either being a subdivision creating a vacant site, or 
residential activity on sites within defined areas.  As the proposal does not involve either of these 
activities, it is innominate and it is uncertain as to whether resource consent is required. 

 
 
4.4. Scenario 4 – Industrial Development 
 
Scenario 4:  We want to redevelop a site to establish a new Marmite production facility at 165 Main 

North Road, Redbridge.  
 
100. The Property Search identifies the property as being zoned Industrial General, subject to overlays 

relating to the Liquefaction Assessment Area 1 and the Floor Level and Fill Management Area. 
 
101. The pop-up window explains that the Zone is intended to provide for industrial activities that are 

capable of operating in close proximity to more sensitive zones.  Following the link to the Industrial 
Chapter we find further links to the Activity Status Tables, the Built Form Standards and Rules 
relating to specific industrial localities.  Being unfamiliar with the extent of these areas we are unable 
to readily identify whether any of the locality specific provisions apply and none of them are 
identified on the Planning Map Legend.  Clicking on these Rules however, reveals a link to a diagram 
within an Appendix to the Chapter which shows the extent of the affected areas.  We are able to 
confirm that the application site is not within any of the defined areas. 

 
102. Turning to the Activity Status Table we are quickly able to establish that the activity is classed as a 

Permitted Activity (P1), providing that it can comply with all relevant Built Form standards, each of 
which is expressed clearly and succinctly, with an explanation of the default status if a standard is 
breached. 

 
103. As was the case with Scenario 3, the proposed activity does not meet any of the terms of Rules 5.9.2 

and 5.9.3 which relate to requirements for the approval of Restricted Discretionary Activities within 
the Liquefaction Assessment Area 1.   Accordingly, the activity is innominate and it is uncertain as to 
whether resource consent is required in relation to this matter. 

 
104. In relation to the Floor Level and Fill Management Overlay, the link from the Property Search 

function takes us to Section 5.8.3.  This section identifies Permitted Activities at Rule 5.8.3.1.  
However, it is impossible to determine whether the proposal is a Permitted Activity or what might 
need to be done to ensure that it can be classed as such.  The Rule requires compliance with 
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standards that relate to the highest of a 1 in 200 year tidal event, a 1 in 200 year rainfall event or 
12.3m above the Christchurch City Council datum.  To determine compliance with these standards, 
reference is made to the relevant Christchurch City Council model and version.  While the standard 
also includes the phrase: “Link to table with floor levels”, this hotlink does not appear to be live.  
Consequently, it is impossible to determine whether the activity requires resource consent under the 
terms of this section of the Plan. 

 
105. As indicated in relation to Scenario 3, the assessment does not end there.  While there is no hotlink 

or reference to the Transport provisions set out in Section 7, examination of those provisions reveals 
that the proposal is classed as a “High Trip Generator”, with a requirement for the approval of a full 
Integrated Transport Assessment.  Section 7 also sets out a comprehensive framework of standards, 
the exceedance of which also triggers a requirement for Restricted Discretionary Activity resource 
consent.  There is no provision for such applications to be processed without the need for written 
approvals or notification.   

 
106. Consequently, while the activity itself may be permitted in terms of the zone rules, resource consent 

will be needed for the management of traffic and there is uncertainty regarding the need for consent 
relating to liquefaction or flood risk management. 
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5. Objectives and Policies 
 
5.1. Testing of the Development Scenarios 
 
107. If resource consent is required for our development scenarios or any other form of development, 

then the objectives and policies are relevant.  In this regard we have reviewed the relevant chapters 
to examine their clarity and consistency in terms of guiding the preparation and assessment of a 
specific proposal, recognising that individual chapters may have been produced by different authors. 

 
108. We began with Chapter 3 – Strategic Direction.  We expected this to get straight to the point of the 

Plan i.e. to respond to the urgent need to provide an enabling framework to guide the recovery of 
Christchurch.  We anticipated that it would provide a clear expression of the matters that need to be 
addressed.  In contrast, the Chapter provides extensive explanation and discussion of the 
circumstances in which the City now finds itself.  While this provides useful context it has limited 
value within the Plan itself.  As we indicated earlier, the material falls into the bracket of the section 
75(2) matters which may be included but are not required to be included in a district plan.  In the 
context of a plan which is intended to provide a sharp focus on the recovery process, this content 
burdens the Plan with excessive detail that would be more appropriately set out in the section 32 
evaluation. 

 
109. If such material is to remain part of the Plan itself we would suggest that it needs to adopt a more 

direct approach to ensure that the key matters are not lost in the discussion.  For example, in place 
of Section 3.4.1.1, it might be more appropriate to simply state: 

 
“There is an urgent and continuing need to increase the housing land 
supply, especially for social and affordable housing”. 

 
110. Similarly, in place of the four paragraphs detailing the issues relating to Commerce and Industry at 

Section 3.4.1.2, it may be preferable to consolidate this into: 
 

“While the central city and other centres should be the focus of activities 
serving the wider community, the district plan needs to provide flexibility 
and capacity to meet the operational needs of a wide variety of commercial 
and industrial activities.” 

 
111. The substantive material relevant to the preparation and assessment of applications for resource 

consent begins at Objective 3.6.1, at page 18 of 28.  This Objective has a clear focus on the 
redevelopment and recovery of Christchurch.  While we struggle to understand how the aspirational 
aspect of achieving  a “dynamic and internationally competitive city” will be applied in the context of 
a specific application, the remainder of the provisions provide generally helpful and clear direction 
which is then reflected in the associated policy framework. We highlight two exceptions to that 
general finding; clause iv) does not appear to be supported by an appropriate policy and clause viii) 
appears to simply reflect the purpose of the Act rather than state how it is to be achieved in 
Christchurch. 

 
112. Objective 3.6.2 relates to Development Form and Function, setting out ten matters that will 

contribute towards achieving an integrated and well-functioning urban form.  With the exception of 
clause x), each of these is clearly articulated, although we note a considerable overlap between 
clauses viii) and ix) in respect of the centre’s hierarchy.  Our concern with clause x) simply relates to 
the use of the term “recognizes”.  In our experience such terminology provides little direction; a 
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landscape value can be recognized but then ignored.  We have not undertaken a comprehensive 
review of every provision within the Plan but if the term is to be used we suggest that it requires an 
associated imperative (e.g. recognize and protect). 

 
113. Our concerns in relation to Objective 3.6.2, however, relate more to the associated policy 

framework.  For some matters identified in the Objective (natural hazards, connectivity, green links, 
energy efficiency, and environmental values) there is no corresponding policy direction.  For other 
matters addressed in the policies (Education activities, Timing of Urban Development, Rural 
residential) it is difficult or impossible to see how these will achieve the Objective.  There appears to 
be a disconnect between the Objectives and the Policies which could be a matter of some confusion 
in the context of specific resource consent applications.   

 
114. Our general observation is that, given the comprehensive and detailed nature of the Plan, it is likely 

that each aspect of each objective will have been addressed and each policy will have a suitable 
anchor somewhere within the framework of objectives.  The issue seems to be that some provisions 
have yet to find an appropriate home and the linkages between specific objectives and policies has 
yet to be properly integrated.  We raise this because it is likely that the lack of a suitable or clear 
linkage between provisions will influence the Independent Hearings Panel’s assessment of the merits 
of the specific provisions.  In our view, it would be appropriate for Christchurch City Council to 
consider whether the linkages between specific provisions could be improved, prior to considering 
the merits of the provisions themselves. 

 
115. There are no policies associated with Objectives 3.6.5 and 3.6.6 and no reference at all to any other 

methods that are to be used to achieve any of the objectives.  The absence of a policy framework or 
reference to any method raises the obvious question of how the objective is to be achieved.  In the 
context of a plan that is intended to facilitate and prioritise the recovery effort, it is somewhat 
surprising that it appears to rely entirely on regulation rather than other means.  The strong and 
direct wording of the provisions within Chapter 3 suggests that this is intentional.  The Independent 
Hearings Panel will determine the appropriateness of this approach but our observation is that such 
an approach requires that the objectives and policies that are to be applied through regulation must 
be pin sharp in their focus and clarity to ensure that they will assist rather than hinder the 
development process. 

 
116. This same observation also has relevance in relation to other chapters of the Plan.  Most chapters 

include additional objectives and policies which expand on the approach set out within Chapter 3.  In 
contrast to Chapter 3, however, many of these policy provisions adopt more flexible terminology 
such as “encourage” or “promote” rather than “ensure” or “require”.  In this respect it seems a little 
odd that the approach is intended to be achieved almost entirely through regulation (noting that 
Chapters 12 and 15 make limited reference to non-regulatory methods).  If this is not the intention 
then the Plan requires amendment to clearly indicate the range of methods that may be available to 
a potential developer. 

 
117. To complete our assessment of the residential development scenarios examined in Section 4 we 

looked in more detail at the objectives and policies set out within Chapter 14 – Residential.  These 
provisions set out a cogent and comprehensive framework.  Our concern, in the context of the 
proposal considered through Scenario 2, is that while there is emphasis through Policy 14.1.1.1 on 
the need to achieve specified residential density targets in existing medium density areas, the same 
policy also seeks to maintain existing densities in low density areas.  Objective 14.1.3 also states the 
intention to maintain low densities in existing suburban areas and Policy 14.1.5.3 provides direction 
on how the character values are to be maintained in such areas.  We are unable to determine 
whether the Residential Suburban Density Transition Zone is defined as a low or a medium density 
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area.  The Residential Suburban Zone appears to reflect a desire to maintain the existing pattern of 
development; the Transition Zone appears to signal a desire to increase densities but there is no 
clarity on this point. 

 
118. Clearly, there is a need to address the standardization of terms and ensure consistent use through 

the objectives, policies, rules and planning maps.  We have only raised this in respect of the single 
issue of residential density.  No doubt that will be a significant matter in the recovery process but it 
may not be the only example where a more standardized approach would be beneficial.  In that 
respect, our review of the Definitions section of the plan may also signal other terms that might 
benefit from a more standardized approach.  

 

5.2. Overlaps and Cohesion 
 
119. The above analysis examined the usability of the plan in terms of the objectives and policies that 

would apply to specific development proposals.  A more comprehensive review highlights additional 
matters that are significant in terms of the usability of the Plan, particularly in its ePlan format. 

 
120. A critical factor that must guide the structure and format of a plan for use in an ePlan format is the 

need to minimise keystrokes as each keystroke brings with it the potential for error in navigation and 
comprehension of the displayed material.  The ideal format is one that enables the display or the 
direct tracking of all provisions relevant to a development enquiry.  By direct tracking, we mean that 
the displayed material should clearly identify and provide direct links to all relevant provisions. 

 
121. In this respect, the current format of the Plan does not provide the expected degree of functionality 

to assist a user; it neither identifies all relevant provisions nor does it provide direct links to them.  
The user is left to make their own enquiries by reviewing each and every chapter.  This trait is 
common to most traditional on-line district plans but is not what would be expected for a plan that is 
specifically designed as an ePlan. 

 
122. The only potential “workaround” for this approach would be for the policy framework to be 

contained in a single section of the plan, rationalised into key matters and structured to provide clear 
threads in relation to topics (e.g. residential development) or location (e.g. defined commercial 
centres).  The Plan does not adopt this format; Chapter 3 sets out objectives policies concerned with 
Strategic Direction and subsequent chapters set out additional provisions on a topic basis. 

 
123. We have examined the suite of objectives and policies to establish the extent to which they provide a 

user with a clear understanding of the matters that need to be addressed through an application for 
resource consent.  Our examination has revealed considerable overlap between objectives and 
policies sitting in separate chapters of the Plan.  The extent of these overlapping provisions is 
indicated in tabular form in Appendix B.  It illustrates, in particular, the extent to which proposals for 
land use and subdivision would be subject to parallel provisions.  Each of these overlapping 
provisions adopts the same or very similar wording which, in terms of the overall cohesion of the 
Plan is commendable.  From a usability perspective, however, it is important to recognise that an 
applicant would need to provide an assessment against all relevant provisions.  In this regard, the 
identification of all relevant provisions, even if many are duplicates or very similar, requires 
considerable extra effort and time.  Moreover, without referral to a hard copy of the Plan, it would 
be difficult to know whether all relevant provisions have been identified and addressed. 

 
124. In our view there would be significant benefits in terms of usability, for all of the objectives and 

policies to be consolidated into one section of the Plan.  This would at least avoid the necessity for 
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searching each chapter individually.  Once consolidated, we see further benefit in rationalising the 
provisions to establish a more succinct suite of provisions.  For example we would expect that the 
“one stop shop” would enable the multiple provisions relating to residential density (currently set 
out in Chapters 3, 8 and 14) to be consolidated into a single policy.  Similarly, notwithstanding 
whether such matters need to be addressed by the Plan, a consolidated approach would enable all 
provisions relating to stormwater management to be addressed through a single provision. 

 
125. Regardless of whether the Plan is restructured in this way, there are still benefits to be gained from 

removing duplication and establishing a more succinct suite of provisions within each chapter.  For 
example, Chapter 5 policies 5.2.4 and 5.7.1 appear to address very similar matters.  Policies 5.3.1 to 
5.3.4 all have a high degree of overlap.  As an alternative to separate provisions relating to risks that 
would require geotechnical assessment, a single policy might simply identify all the circumstances in 
which a geotechnical assessment would be required.  Similarly, there would seem to be benefits in 
reducing the number of policies detailing individual aspects of the transport network and car parking 
design by consolidating the provisions into fewer individual provisions.  While not affecting the 
content, it would simplify navigation and comprehension of the policy framework. 

 
126. At a more superficial level we noted some inconsistency in the convention used for numbering 

policies in the individual chapters.  Some use the numerical hierarchy established by the objective 
(i.e. Objective 14.1.1, Policy 14.1.1.1 etc).  Others follow the same convention but also give each 
objective and policy an additional number (e.g. Chapter, 7.1.1 – Objective 1, 7.1.1.1 – Policy 1). Some 
set out the objectives separately from the policies without identifying any specific thread, the 
implication being that all policies relate to all objectives (e.g. Chapter 5).  In terms of assisting plan 
users in identifying relevant provisions and gaining familiarity with the Plan, there is clearly a need to 
adopt a single convention. 

 
 

  



 

Proposed Christchurch Replacement District Plan 
Preliminary Usability Assessment 

24 November 2014 
 

 

28 

6. Comparison with the Operative District Plans 
 
127. While we have no direct experience of administering the existing District Plans we note that, 

anecdotally they are viewed as being an obstacle to the recovery process.  Hence the need for the 
Replacement Plan, to address the specific issues raised by the effects of the earthquakes.  

 
128. Our assessment has focused on the functionality and usability of the Replacement Plan using the 

ePlan format.  We have identified significant advantages to the format (and would comment that the 
format is a considerable improvement over the current on-line system for viewing the operative 
plans).  However, we have also raised concern regarding some of the content of the Plan itself.  It is 
this aspect that will have most impact on the speed and effectiveness of the recovery process.   

 
129. We note the explicit desire in the Schedule of Expectations to achieve a significant reduction in 

consenting requirements, and the number of prescriptive development controls and the need for 
notification and written approvals.  While we are pleased to note the number and clarity of specific 
provisions stating that notification and written approvals will not be required, we remain concerned 
that the Plan will not achieve a reduction in consenting requirements or minimize compliance costs 
in terms of meeting detailed standards.  From our evaluation of the development scenarios we have 
identified some detailed provisions that go well beyond those set out in the Operative Plans. 

 
130. We have identified the (almost) universal reliance on regulation as the method for achieving the 

Objectives, despite the fact that some policies state an intention to “encourage”, “promote”, 
“support” and “enable”.  We note that the Operative Plans contain sections indicating the use of 
non-regulatory methods (although we were unable to examine the detail of these due to the poor 
functionality of the existing on-line format).  Although we have not examined the evidential base for 
determining that a regulatory approach is the most efficient and effective, we are nevertheless 
surprised that such an approach is being relied upon as the basis for supporting innovation and 
choice.  An entirely regulatory approach would necessitate further statutory process to enable the 
plan to keep pace with innovation and change.  In our view, the current approach of the Plan appears 
to lose some of the flexibility embodied in the operative provisions. 
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7. Summary and Conclusions 
 
131. Our assessment has considered a number of aspects of the Plan in order to assess the overall 

usability of the document.  We have been particularly mindful of the Schedule of Expectations set 
out as part of the Order, and the requirement of the Order (section 6(2)) that the council must have 
particular regard to the matters raised in that Schedule. 

 
132. We recognize that our familiarity with district plan preparation and administration brings with it a 

degree of baggage in terms of our level of understanding of content, and our expectations regarding 
the ease and convenience of access to relevant plan provisions.  Nevertheless we have tried to set 
that aside in order to ascertain whether the proposed ePlan format, and the content and style of the 
Plan will assist lay users and other practitioners in using the Plan and obtaining the information they 
require.  Where our experience of other plans and formats has been particularly useful is in drawing 
comparisons with other successful examples to illustrate the potential room for improvement.  We 
would particularly draw attention to the high level of usability associated with the operative Waikato 
District Plan which sets out a chapter for each zone with all the rules, performance standards, and 
consequences of breaching a rule or performance standard in terms of the RMA status of the activity 
and the matters of discretion. 

 
133. In our view, the use of the ePlan format is a substantial improvement on the council’s existing on-line 

district plan format.  We have identified and commended the Property Search function in particular, 
noting that this is likely to be a key entry point for plan users.  We have suggested how this could be 
enhanced through integration with the council’s wider GIS database and aerial photography (as per 
the Proposed Auckland Unitary Plan).  We would expect that such a facility would significantly 
expand the range of potential users and the potential for repeat users.  In our view, a fully integrated 
system would make a significant contribution towards the recovery effort by facilitating engagement 
with participants in the development industry on a regular basis. 

 
134. We have suggested how the modification of the order and structure of the ePlan might be amended 

to relate more intuitively to how users will expect to use it.  In our view, these design details will 
reduce the number of keystrokes or clicks required to obtain results.  As every keystroke has the 
potential to take a user either nearer to or further away from the information they need, there is 
significant benefit in making such adaptations. 

 
135. Our assessment has identified some aspects of the ePlan system which are currently inoperative 

(some hotlinks) and some aspects which fall someway short of the expectations that users will have 
in terms of clarity and detail (e.g. the Planning Maps).  These aspects have a significant impact on the 
functionality and usability of the ePlan format. 

 
136. We have examined the content of the Plan through direct review and through the testing of 

development scenarios.  In relation to general language we have identified a need to clarify and 
perhaps rationalize the use of terms which require specific definition.  Some of these matters can be 
expected to give rise to questions and queries on a regular basis going forward.  It is preferable that 
they are addressed at the outset. 

 
137. Our development scenarios have revealed gaps in the regulatory framework and the linkages 

between related Chapters of the Plan that leave us uncertain as to whether resource consent is 
required.  Although these can be readily addressed we remain concerned that the level of complexity 
and detail is such that it will be almost impossible to determine that a proposal will be a permitted 
activity without having first prepared a detailed proposal.  Such difficulties in establishing a 
permitted activity status are likely to constrain development activity.  Where consent is required we 
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have reviewed the policy framework and identified a need for rationalization to ensure that each 
objective is supported by appropriate policies and that each policy is appropriately anchored by an 
objective.  Currently, the relationship and linkages appear a little disjointed and there are areas of 
significant overlap which will add to the complexity and cost of application preparation and 
processing. 

 
138. In reviewing the policy framework it has become clear to us that the Plan appears to rely almost 

entirely on regulatory methods to achieve the objectives.  Given the need for the Plan to encourage 
innovation and choice, we are surprised at this limitation.  We expect that the Independent Hearings 
Panel will have a view on that but, if this is simply an omission from the Plan text, then there is a 
need for it to be rectified.  
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STATEMENT OF WORK: PRELIMINARY USABILITY 
ASSESSMENT 
 

1. Background 
 

An Independent Hearings Panel has been appointed to hear all submissions on Christchurch City 
Council’s Replacement District Plan and to make decisions on all Replacement District Plan 
proposals.  The Panel has been jointly appointed by the Ministers for Canterbury Earthquake 
Recovery and the Environment.   
 
By agreement between the Canterbury Earthquake Recovery Authority (CERA) and the 
Christchurch City Council (CCC), the Hearings Panel is to be supported by an Independent 
Secretariat.  The Independent Secretariat is required to provide technical advice to the Hearings 
Panel and administrative support to ensure the efficient and effective running of hearings.  
 
The Replacement District Plan is being achieved in two main phases.  Phase 1 has been notified 
and 1100 submissions have been lodged.  Phase 1 consists of 12 proposals and associated 
maps.  The first hearing of submission will be on Chapter 3 Strategic Directions commencing on 2 
December. 
 
During the course of hearing submissions on notified proposals and making decisions on those 
proposals the Christchurch Replacement District Plan Hearings Panel is required to have 
particular regard to the Statement of Expectations in the Fourth Schedule to the Christchurch 
Replacement District Plan Order in Council 2014 (the Order).  One of those expectations is that 
the Plan “uses clear, concise language and is easy to use.”  The Hearing panel also needs to 
ensure that the final plan is a coherent and consistent whole. 
 
The Hearings Panel, pursuant to clause 8(1)(c) of Schedule 3 of the Order, may commission a 
report from a consultant on any matter it considers necessary to make a decision.  In order to 
assist with decisions, the Panel would like a report on the usability, consistency and clarity of 
language used in the plan. 
 
The Panel has requested preliminary early advice on the performance of the Phase 1 proposals in 
relation to “usability”.    

 
2. Specified Services 
 
The service required is a preliminary expert review of usability, consistency and clarity of 
language used in the Plan.  This will help inform consideration of more substantive issues as the 
panel work through hearings on each proposal.  The review should consider any implications for 
users in the meantime as a result of the two phase approach including the notification of partial 
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chapters.  The focus at this stage therefore is identifying issues of concern and the general 
recommended approach to addressing those issues.  Detailed solutions will be considered 
through the course of each hearing. 
 
Usability 
 
An expectation of the Statement of Expectations is that the Plan tis "easy to useThat is important 
for all Plan users, whether they are within the Christchurch community or located elsewhere and 
seeking to invest in the City, and whether they are planners, lawyers and other professional 
advisors, or lay persons.   
 
The Plan is an ePlan constructed within the eConsult IT database frame work.   
 
An expert review is required of the Phase 1 proposals in their e Plan form.  This shall include: 

• How easy is it to navigate by a user wishing to determine what they can do as of right on their 
property, or find what others can do in their neighbourhood?   

• How easily can a user determine what the requirements are for obtaining resource consent, 
and whether written approvals, or notification is required?  

• How easily can a user understand the Strategic Direction of the plan i.e. what the Plan is 
trying to achieve across the city?    

• How user friendly are the Maps?  Are the overlays for special features clear as to their 
purpose and consequences? 

• Are the definitions clear and unambiguous?  Are there terms or phrases used in the plan 
which are not defined and should be to make the plan more accessible to all users? 

• How easy it is to print and use the printed version? 

The methodology for the review shall include running a range of theoretical development proposal 
scenarios through the machinery of the plan.  This shall involve a suitable range of types of 
proposal in terms of scale, location and activity.  
 
Language 
 
A review is required against the the Statement of Expectations’ requirement that the Plan use 
clear concise language.  Any particular issues with the clarity and conciseness of language in the 
plan shall be identified. 
 
Consistency and coherency 
 
There may be some overlap of provisions within the Plan where the provisions are interrelated, 
either within a chapter (e.g. commercial or residential) where there are multiple zone categories or 
between chapters (e.g subdivision and residential).  There may also be some differences in 
language and style of drafting if particular provisions have different authors.  Please identify any 
such overlaps, unnecessary duplication or related issues and compare the related provisions, 
high lighting any differences or inconsistencies in drafting. 
 
This aspect should also have regard to definitions and their adequacy. 
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3. Deliverables 
 
A Report is to be prepared in accordance with expert witness code of conduct and follow the 
requirements of cl 7 Environment Court Practice Note 2014. 
 

 
4. Conflict Of Interest 
 
Any offer of service shall include a Statement of any Interests that could potentially be a conflict of 
interest or be perceived as a conflict of interest. 
 

 
5. Programme 
 
The review is required urgently so that it can inform the panel ahead of the first block of hearings. 
 
A draft report shall be received by 17 November 2014 for comment.  A final report will need to be 
available by 24 November 2014. 

 
6. Resources 
 
The panel is looking for an experienced planner who has considerable experience of best practice 
resource management plans and has considerable experience as a user of plans. 
 
Legal input to the review will be available from Cindy Robinson, Barrister who has been appointed 
as Legal Counsel advising the panel.  A piece of work has also been completed on linkages within 
the Plan which will be made available.  
 
7. Offer of Service 
 
A concise offer of services setting out proposed methodology, firm estimate of fees, programme, 
relevant experience, track record and referees shall be provided by 4.00 pm Monday  3rd 
November.   

 
 

Paul Thomas 
EXECUTIVE DIRECTOR 
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Appendix B - Duplication and Significant Overlaps 
 
The following table indicates areas of significant duplication or overlap between provisions or parts of 
provisions. 
 

Duplication and Significant Overlaps   

Policy 3.6.1.1 – Existing 
and new greenfield 
urban land 

Policy 3.6.2.2 – 
Greenfield urban land 
supply 

  

Policy 3.6.1.4 – 
Temporary recovery 
activities 

Policy 3.6.2.1 – 
Accessible development 

  

Objective 3.6.2 – 
Development Form and 
Function 

Objective 8.1.2 – Design 
and Amenity 

Objective 14.1.6 – 
Comprehensive 
planning for new 
neighbourhoods 

 

Policy 3.6.2.1 – 
Accessible development 

7.1.1.2 Policy 2 – High 
trip generating 
activities 

  

Policy 3.6.3.2 – 
Protection of cultural 
heritage of significance 
to Ngai Tahu 

Policy 3.6.3.3 – Access 
to sites of cultural 
significance 

  

Policy 5.2.2 – Critical 
infrastructure 

Policy 8.1.3.10 – 
Construction and 
design of infrastructure 

  

Policy 5.2.4 – 
Precautionary approach 

Policy 5.7 – Multiple 
natural hazard areas 

  

Policy 5.3.1 – High flood 
hazard 

Policy 5.3.2 – Flood 
protection works 

  

Policy 5.4.1 – 
Geotechnical risk 
including liquefaction 
susceptibility 

Policy 5.5.4 – Slope 
instability in areas not 
already identified as 
cliff collapse, rockfall or 
mass movement 
(remainder of Port Hills 
and Banks Peninsula) 

  

Objective 7.1 – 
Integrated transport 
system 

Policy 14.1.6.7 – 
Transport network 
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Duplication and Significant Overlaps   

7.1.1.1 Policy 1 – 
Establishment of a road 
classification system 

7.1.1.7 Policy 7 – Rail 
level crossings 

  

7.1.1.3 Policy 3 – 
Vehicle access and 
manoeuvring 

7.1.1.4 Policy 4 -
Requirements for car 
parking and loading 

Policy 8.1.3.2 – 
Transport and access 

 

Policy 8.1.2.4 – Identity Objective 14.1.5 – High 
quality residential 
environments 

  

Policy 8.1.2.6 – 
Integration and 
cohesion 

Objective 7.1.1 
Integrated transport 
system 

Policy 3.6.1.5 – 
Development design 
and quality 

Objective 3.6.2 – 
Development form and 
function 

Policy 8.1.2.8 – Urban 
density 

Policy 14.1.1.1 – 
Location density and 
type of housing 

Objective 14.1.3 – 
Housing distribution 
and density 

Policy 14.1.5.3 – 
Character of low and 
medium density areas 

Policy 8.1.3.4 – 
Stormwater disposal 

Objective 14.1.6.6 -  
Stormwater networks 

16.1.2.4 Policy 11 – 
Managing stormwater 

 

Objective 14.1.1 – 
Housing supply 

Objective 14.1.2 – 
Residential recovery 
needs 
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Appendix C - Summary of Recommendations 

The following provides a summary of our recommendations which are presented throughout the body of 
the report.  The report needs to be read to see the reasons for the various recommendations and the 
context in which they are made. 
 
Table of Contents 
 
1. We would recommend that the first document in the list of documents presented in the ‘The Plan’ tab 

(in the left hand pane) and ‘Print the Chapters’ tab be ‘Front Cover and Table of Contents’. 
 
2. The inclusion of a Table of Contents at the start of each chapter (in the ‘Print the Chapters’ tab) is 

helpful and should be retained but expanded to include all headings within the chapter (progressively 
indented for each new level of heading).  To assist with usability (and avoid lots of clicking), the same 
level of detail should be included in the Table of Contents at the start of each chapter in the ePlan (at 
present it only has Level 1 headings). 

 
Structure of the ePlan 
 
3. It is recommended that the Plan be ordered (under the ePlan tab ‘The Plan’) as follows: 
 

Front Cover and Table of Contents 
 
Introduction 
 What is a District Plan (current Section 1 in Chapter 1) 
 Content of the District Plan (current Section 10.1 in Chapter 1) 
 Structure of the District Plan (current Section 10.2 in Chapter 1) 
 How to use the District Plan (current Section 10.3 in Chapter 1) 
 
Planning Maps 
 
Rules and Performance Standards 
 Zone by Zone 
 District Wide 
 
Notification and Matters of Discretion 
 
Strategic Directions, Objectives and Policies 
 
Supporting Background / Explanatory Information (e.g. the other material in Chapter 1) 
 
Appendices (including definitions, designations etc.) – material that is hotlinked to from other 
sections of the Plan. 

 
4. It is recommended that the approach to the presentation of the rules and performance standards in 

the Operative Waikato District Plan (or similar) be adopted.  The key aspect of this approach is to have 
all the rules and performance standards relating to each zone in one section with little in the way of 
having to jump into other sections of the plan to determine the RMA status of an activity.  To the 
extent there is a need to jump into another (e.g. district wide) section of the Plan, a hotlink should take 
you directly to the relevant part of the Plan (rather than a generic cross reference to a whole chapter). 
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Relevant Provisions in the Operative Plans 
 
5. An additional aspect that needs to be addressed in the formatting of the Plan is the need to clearly 

signal matters or provisions that remain within the operative plans and will continue to apply until later 
stages of the plan review process.  It would be preferable for the ePlan to contain a hotlink to wherever 
those provisions are to be found. 

 
The Homepage 
 
6. The Homepage content should be that which is currently set out under the ‘District Plan Review’ tab. 
 
7. It would be useful if the size, or prominence or colour of the tabs took a user through a logical 

sequence to assist them in ‘learning’ the structure and format of the ePlan.  A logical sequence will 
improve familiarity with the Plan and support wider use of it.  In that regard it would be useful if the 
‘District Plan Review’ tab signalled that the next tab to consider should be the ‘How to use the Plan’ 
tab. 

 
8. Amend the sequence of provisions listed on the sidebar to place the Planning Maps above the listing of 

individual chapters. 
 
Other Tabs 
 
9. It would be preferable for the sequence of tabs to be ‘District Plan Review’, ‘How to Use the Plan’, 

‘Property Search’ and ‘The Plan’ (followed by the other tabs in the order they are currently presented).   
 
10. The ‘District Plan Review’ tab (along with the ‘Make a Submission’ and ‘Review the Submissions’ tabs) 

can be deleted once the Plan is made operative. 
 
11. We would recommend that the ‘How to Use the Plan’ tab be updated to focus on the actual use of the 

plan for its intended purpose by presenting the material in Section 10.3 of Chapter 1. 
 
‘Property Search’ Tab 
 
12. Retain the ‘Property Search’ tab and its functionality (including hotlinks to relevant sections of the 

Plan). 
 
13. State the format for any property enquiry in the ‘Property Search’ tab (i.e. a physical address). 
 
14. Enhance the prominence of the ‘Print’ icon in the ‘Property Search’ tab. 
 
15. Ensure that date stamping on maps is consistent. 
 
16. As the Property search function is likely to be the principal route of enquiry, it would be preferable for 

the ‘Property Search’ function to be relied upon as an accurate representation of the relevant planning 
map(s) and a comprehensive guide (providing links) to all the applicable planning provisions (in a 
targeted manner, not just a cross reference to multiple other chapters that might be applicable as is 
the case at present). 

 
17. Consider integration with the Council’s corporate GIS system and aerial photography (c.f. the Auckland 

Unitary Plan). 
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18. The usability of the plan would be significantly enhanced if the results of the flood predictions were 
provided as part of the ‘Property Search’ function (see, for example, Item P1 in Rule 5.8.1.1 whereby 
the Activity Specific Standard refers to flood modelling – the results of which are not presented in the 
Plan meaning that compliance or otherwise with the rule cannot be determined without reference to 
the Council). 

 
‘Print the Chapters’ Tab 
 
19. Adopt a smaller maximum file size (if possible). 
 
‘Section 32 Reports’ Tab 
 
20. Retain the ‘Section 32 Reports’ Tab as a separate tab. 
 
Hotlinks and Pop-up Windows 
 
21. Retain the use of hotlinks and pop-up windows. 
 
Planning Maps 
 
22. Upgrade the functionality, quality and usability of the Planning Maps to be more like the Auckland 

ePlan format (rather than just being a PDF document). 
 
23. Ensure that date stamping on maps is consistent. 
 
Definitions 
 
24. See body of report (numerous comments, questions and recommendations are made in relation to the 

definitions). 
 
Zone Chapters 
 
25. It would be more user-friendly if, instead of a long list of applicable rule numbers, the applicable rules 

(including the hotlinks) were listed vertically with the title of each rule alongside the rule number (e.g. 
‘14.2.2.1 – Permitted Activities’ rather than just ‘14.2.2.1’ which means nothing until you click onto it). 

 
26. See recommendation above in relation to the structure of the operative Waikato District Plan. 
 
Objectives and Policies 
 
27. Opportunities exist to consolidate the amount of text and ‘get to the point’ by removing material that is 

more appropriately set out within the Section 32 Report (see the body of the report). 
 
28. Standardise terminology to ensure that issues such as “residential density” are described in the same 

manner throughout and can be easily understood in the context of a site specific enquiry. 
 
29. Consolidate all objectives and policies into one section of the Plan.   
 
30. Rationalise the objectives and policies to remove significant overlaps of duplicate provisions. 
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31. Clarify the matters reserved for discretion where a proposal fails an Activity standard and a Built Form 
standard, particularly in the context of the Activity standard reverting to a comprehensive assessment 
of urban design matters.  Applicants should have confidence that such assessment will also satisfy any 
requirements in relation to the Built Form standards. 

 
32. Identify or link to the specific relevant provisions of other chapters rather than leaving an applicant to 

review the entirety of the Plan (e.g. a proposal for a supermarket is also likely to trigger specific 
provisions and consent requirements within the Transport Chapter)  

 
33. Rectify the situation whereby some of the objectives have no associated policies or methods. 
 
34. Consider whether methods other than regulation should be identified and pursued to achieve 

objectives and policies. 
 
35. Standardise the convention used for numbering objectives and policies. 
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