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May it please the Panel: 

1. INTRODUCTION 

1.1 Foodstuffs South Island Limited and Foodstuffs (South Island) 

Properties Limited (collectively Foodstuffs) is a submitter (number 

705) and further submitter (number 1324) on the proposed 

Christchurch Replacement District Plan (Replacement Plan). 

1.2 Foodstuffs is a retailer owned co-operative company and the 

wholesale supplier to PAK’nSAVE food warehouses, New World and 

Four Square supermarkets, On the Spot dairies and many unaffiliated 

outlets.  Foodstuffs (South Island) Properties is a property holding 

company and wholly owned subsidiary of parent company Foodstuffs. 

1.3 Within Christchurch City, Foodstuffs has made significant investment 

and contribution.  It owns or operates 16 New World and 

PAK'nSAVEs.  Development proposals are underway in such areas as 

Prestons and North Halswell.  Foodstuffs also own Raeward Fresh, 

Henry's (beer, wine and spirits) and a number of retail stores.  

Foodstuffs operate a distribution centre in south west Hornby, a 

manufacturing business in Sockburn, and a wholesale cash and carry 

operation in Sydenham.  Foodstuffs' head office is located in an 

industrial area in Papanui. 

1.4 As an experienced operator Foodstuffs has extensive knowledge of 

supermarket design, construction, and operations that is both 

functional and attractive, in order to meet the demands of customers 

and local communities.  Foodstuffs is also aware that obtaining 

resource consents from local authorities can have time and cost 

implications, and create uncertainty during the development process, 

especially where unnecessary regulation is imposed.   

1.5 Foodstuffs submitted on all of the Phase 1 Proposals for the 

Replacement Plan, but its primary involvement will be with the 

Commercial and Industrial Proposals.  It is Foodstuffs' submission that 

the Strategic Directions Proposal should provide appropriate direction 

for the Industrial and Commercial Proposals. 
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1.6 The Replacement Plan, as a whole, should be viewed objectively 

against amenity outcomes in a way that takes account of the practical 

realities of developers needing to secure a return on capital invested in 

property.  The earthquakes resulted in a significant change to the 

commercial landscape of Christchurch, and the recovery of greater 

Christchurch and the future wellbeing of the community will rely on 

confident private investment.1   

1.7 Its Foodstuffs' general submission, the Replacement Plan needs to, 

but fails to:  

(a) remove unnecessary regulatory impediments and facilitate 

recovery by providing certainty during the rebuild and enable 

Christchurch businesses to recover and prosper.   This is the 

expectation of the Land Use Recovery Plan (LURP) and the 

Statement of Expectations.2   

(b) remove the potential for ad-hoc decision making via the consent 

process which will impact on investor confidence.  For example, 

objectives and policies appear to anticipate a wide range of 

development in commercial and industrial zones, but this is not 

necessarily reflected in the methods.  The rules structure is 

unduly prescriptive and contains complex development controls.   

In practice, most developments (and all subdivisions) will require 

resource consent even if located in an appropriate zone.  Where 

discretion is reserved for a particular activity, a large number of 

subjective matters of discretion are also applied which generates 

uncertainty that a resource consent will be granted.   

(c) reduce the number and extent of design standards and controls 

and have sufficient regard for functionality or specific operational 

requirements of activities.   

                                                
1
 As demonstrated in the evidence provided by the Property Council (Jo McDonald at 

14) and the Crown (Mr Nevell, paragraph 7.2).  
2
 Section 4 of LURP, Action 24 and in accordance with clause 6(2) of the Canterbury 

Earthquake (Christchurch Replacement District Plan) Order 2014. 
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2. STRATEGIC DIRECTIONS PROPOSAL 

2.1 The Strategic Directions Proposal should provide clear direction for 

matters to be addressed in the subsequent proposals.  The Crown and 

the Property Council have provided evidence in this regard. 

2.2 For Foodstuffs this is particularly important in the following specific 

areas: 

(a) Urban design and vehicle oriented activities (if these matters are 

is to be included in the Strategic Directions Proposal); 

(b) Retail distribution;  

(c) Brownfield sites; and 

(d) Planning for urban development. 

2.3 Foodstuffs is a member of the Property Council and was provided with 

a copy of the Property Council's redraft of the Strategic Directions 

Proposal.  This redraft includes recognition of the important 

contribution made by the private sector and is supported by Foodstuffs 

in its entirety. 

2.4 Foodstuffs has also read the Planning Expert Conferencing Statement 

regarding Strategic Directions dated 17 December 2014 (Planning 

Expert Conferencing Statement).  This Statement is supported by 

Foodstuffs, including those provisions which relate to the directions in 

the Statement of Expectations and those specific provisions identified 

below. 

3. SPECIFIC SUBMISSIONS 

Urban design and vehicle oriented activities 

3.1 The Replacement Plan needs to better accommodate operational 

requirements of large format retail and vehicle oriented activities, 

particularly in the Commercial and Industrial zones where proposal 

specific policies indicate these activities are appropriate.  It is 

submitted that should quality of the environment (including Urban 
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Design) be addressed in the Strategic Proposal, recognition of 

operational requirements also needs to be addressed.  

3.2 Foodstuffs' seeks the following relief: 

(a) Acknowledgement that travel to some business activities, such 

as supermarkets, will occur primarily by car; and 

(b) Amendments to design policy to include recognition of 

operational constraints of activities which have functional 

requirements. 

3.3 Supermarkets (including associated access and carparking areas) are 

of a functional nature, design and scale that distinguish them from 

most other activities in a commercial area.   Amenity can be achieved 

through landscaping, building setbacks, variations in frontages, 

discrete loading operations, and safe and legible pedestrian access 

that enable functional supermarket developments to be established in 

a way that takes account of site specific circumstances.  Supermarket 

operations can be (and are) designed in a way that is both practical 

and achieves good design and quality amenity outcomes.    

3.4 Recent experience in post-earthquake Christchurch has shown that 

quality supermarkets (for example, St Martins New World and soon to 

be rebuilt Woolston New World and Wainoni PAK'nSAVE) can be 

rebuilt in a way that achieves high amenity outcomes while delivering 

a much-needed service to the local communities affected by the 

events of the past years.   Foodstuffs have received numerous awards 

for the design of their businesses, with recent examples including 

Kaiapoi New World receiving Gold in the Retail Project category and 

being a National Category Winner at the 2013 and 2014 New Zealand 

Commercial Project Awards. 

3.5 It is noted that the Planning Expert Conferencing Statement did not 

address Amenity and Quality of the Environment (including Urban 

Design).  In relation to urban design, it is acknowledged that proposed 

revisions by Mr Eman to Policy 3.6.1.5 (relating to Development 

design and quality) have responded to Foodstuffs' and other 

submitters' concerns and are generally appropriate.    
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3.6 With vehicle oriented activities, it does not appear to be disputed in the 

evidence provided to the hearing that some activities, such as 

supermarkets and trade suppliers, are car reliant.3  For example, Mr 

Stevenson accepts the car will still have a role to play and 

acknowledges it is expected that the car will remain the predominant 

way of getting to trade suppliers.4   

3.7 It has been suggested by Mr Osborne that the Canterbury Regional 

Policy Statement (CRPS) "sets a direction in Objective 6.2.4 (2) to 

reduce dependency on private motor vehicles and the Strategic 

Directions proposal must give effect to that".5  It is submitted that 

Objective 6.2.4 of the CRPS directs prioritisation of transport planning 

infrastructure and does not require individual developments to reduce 

reliance on private vehicles.6  

3.8 Mr Falconer considers that reducing dependency on private motor 

vehicles is not about forcing people to travel in private motor vehicles 

less, but rather making other travel choices more viable options so that 

people have greater choices and are less dependent on having to use 

private motor vehicles.7 

3.9 It is Foodstuffs' submission that: 

(a) focus on reducing reliance on private motor vehicles will have 

unintended implications for a range of car-based activities, are 

not effects-based and overlook the destination shopping role of a 

supermarket; 

(b) not all development will be able to reduce private motor vehicle 

dependency, and this needs to be expressively acknowledged in 

the transport direction of the proposal if the reference in the 

policies to reducing reliance on private motor vehicles remain. 

                                                
3
 Mr Chrystal (in response to questions from Mr Winchester), transcript p778 paras 

30-35. 
4
 Mr Stevenson (in response to questions from Dr Mitchell), transcript p266 paras 32-

37. 
5
 Brief of Evidence of Mr Osborne at para 8.5.  

6
 I note this theme was picked up in questions to the experts from Dr Mitchell. For 

example, transcript reference p781, paras 15-40. 
7
 Rebuttal evidence David Falconer (CCC), para 4.6. 
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 Planning Expert Conferencing Statement  

3.10 Foodstuffs supports the following provision in the Planning Expert 

Conferencing Statement: 

(a) the additional of the words "where practicable" in (iv) of the 

accessible development policy which relates to reducing 

dependency on private motor vehicles. 

Retail distribution  

3.11 There appears to be much debate about the distribution of retail in 

Christchurch, historical trends and aspirations of the Crown and 

Council moving forward for the Central Business District (CBD) and 

Key Activity Centres (KACs).   

3.12 It is noted that:  

(a) The CRPS (Objective 6.2.5), while recognising that commercial 

development should primarily be directed to centres, does not 

require the avoidance of out-of-centre retail.  

(b) Economists Mr Health, Mr Osborne and Mr Colegrave have all 

accepted that retail activity can be appropriate in and around 

centres.8 

(c) Mr Colegrave in response to questions from Judge Hassan 

acknowledged that retail such as supermarkets (for example a 

New World) may be out of the main centres and in closer 

proximity to residential areas.9 

3.13 It is Foodstuffs' submission that constraining retail activity to only 

centres is not appropriate for all activities and would not give effect to 

the CRPS.  Some out of centre retail, such as a supermarket may be 

appropriate10 and this flexibility should be reflected in the Strategic 

Directions Proposal.   

                                                
8
 Transcript references, p207 paras 23-15; p236 paras 30-35; p 746 paras 30-36. 

9
 Transcript, p753, paras 5-34. 

10
 CRPS Objective 6.2.5 and Policy 6.3.6(4). 
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 Planning Expert Conferencing Statement  

3.14 Foodstuffs support the following specific provisions in the Planning 

Expert Conferencing Statement: 

(a) Recognition of the importance of business and economic 

prosperity in Objective C; and 

(b) The requirement for "a well-integrated pattern of development, 

infrastructure and a consolidated urban form" in Objective A. 

Brownfield redevelopment 

3.15 Foodstuffs supports the inclusion of a brownfield redevelopment policy 

in the Strategic Directions proposal, but it is submitted the Council's 

proposed policy for brownfield sites falls short as it excludes business 

activities.  It is Foodstuffs' submission the proposed policy fails to give 

effect to the brownfield redevelopment direction in the CRPS. 

3.16 Mr Stevenson accepts that brownfield sites could provide for business 

use and the direction in the CRPS and the LURP acknowledge that 

business use is an appropriate use of brownfield sites.11   

3.17 It is submitted that if a brownfields redevelopment policy is to be 

included in the Strategic Directions Proposal, this flexibility needs to be 

acknowledged now and not just in later Industrial, Residential or 

Commercial Proposals.  It is accepted that more detailed policies on 

appropriate criteria for redevelopment is necessary in specific chapters 

(as indicated by Mr Stevenson). 

3.18 Foodstuffs, through a site-specific submission, is seeking to rezone a 

general industrial site for commercial use on Main North Road, 

Papanui.  The site currently contains no industrial activity, is on the 

periphery of a KAC, is close to a planned affordable housing 

intensification area, and is adjacent to other commercial activity.  

Foodstuffs' has received expert advice from numerous consultants, 

who you will hear from in the later zone specific proposals, who all 

                                                
11

 Mr Stevenson (in response to questions from Ms Dawson), transcript p263 paras 
28-32. 
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consider the rezoning to be a better use of the site more appropriate 

than the Council proposed zoning.   

 Planning Expert Conferencing Statement  

3.19 Foodstuffs consider that the policy relating to brownfield sites in the 

Planning Expert Conferencing Statement gives effect to the CRPS, 

and the direction in the LURP to enable business activities.   

Planning for urban development 

3.20 Foodstuffs submitted on Policy 3.6.2.4 (Timing of Urban Development) 

seeking confirmation that the policy allows planning for urban activities 

in advance of infrastructure being in place.  It was requested that the 

words in 3.6.2.4(b) "ensure land is not used for urban activities until 

the necessary infrastructure is in place" be deleted as it was 

considered they were superfluous and confusing in the context of the 

policy.   

3.21 Mr Stevenson has confirmed in his evidence that planning for 

development and the associated infrastructure required to serve that 

development inevitably occurs before infrastructure is in place.12 

Foodstuffs' is now comfortable with the interpretation of this policy.   

 Planning Expert Conferencing Statement  

3.22 The Planning Expert Conferencing Statement has deleted (b) of the 

Timing of Urban Development policy and this is supported by 

Foodstuffs. 

4. CONCLUSION 

4.1 The recovery of greater Christchurch and the future wellbeing of the 

community will be assisted by confident private investment.  It is 

important that the Strategic Directions Proposal has particular regard 

to the Statement of Expectations and sends a clear signal to 

encourage development and investment in Christchurch.  This will also 

ensure the subsequent proposals, such as the Commercial and 

Industrial proposals, are appropriately informed and the merits of 

                                                
12

 Statement of Evidence of Mr Stevenson (CCC), paragraphs 9.1-9.3. 
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particular criteria and site specific proposals can be addressed with 

evidence at that time.  

 
________________________________  

A S Roberts 
on behalf of Foodstuffs South Island Limited and Foodstuffs (South 
Island) Properties Limited 
 

Date: 19 December 2014 
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