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1. INTRODUCTION 

1.1 My name is Patricia Harte and I am a planner and principal with Davie Lovell-Smith Ltd, 

consultant Planners, Surveyors and Engineers of Christchurch.  

1.2 I have the qualifications of LL.B (Hons) and M.Sc (Resource Management) and am a full Member 

of the New Zealand Planning Institute. I have over 30 years’ experience providing planning 

advice and services to private clients and district and regional councils. I have been very 

involved in assisting councils through all phases of reviewing their district plans, including the 

drafting of issues, objectives, policies and rules. 

1.3 With regard to commercial activity, most recently I was a consultant to the Christchurch City 

Council processing private Plan Change 22 to the City Plan which provided for rezoning of land 

at Belfast/Northwood as Business 2.  

2. CODE OF CONDUCT 

2.1 I confirm that I have read the Code of Conduct for expert witnesses contained in the Environment 

Court Practice Note 2014. I confirm that I have considered all material facts that I am aware of 

that might alter or detract from the opinions I express, and that this evidence is within my area of 

expertise, except where I state that I am relying on evidence of another person.  

3. EXECUTIVE SUMMARY 

3.1 In this evidence I address two related concerns. The first is the desirability of recognizing at 

Strategic level in the Replacement District Plan the goal of retaining flexibility for commercial 

development. This is to be achieved in part by reducing the number of triggers which would 

cause a development to require consent.  The inclusion of these matters in the Strategic 

Directions will provide a basis for decisions on more detailed provisions in the Commercial 

Chapter and for the public in responding to and finally using the Plan. 

3.2 The second matter is the need to reassess the specific restrictions placed on the Styx Centre, 

which do not apply to other key activity centres. This is necessary so that the Belfast key activity 

centre can fulfill its role as required by the CRPS and RDP directives as a place where 

development should occur to assist in recovery, and importantly, to service household growth. To 

not do so would be poor use of a very valuable resource. 
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4. INTRODUCTION 

4.1  AMP Capital Investors (New Zealand) Limited (referred to as AMP in this evidence) are the 

 managers of a 9.2ha block of land on the south west corner of Radcliffe Road and Main North 

 Road which was zoned Business 2 in 2012 by way of Plan Change 22 to the City Plan.  

4.2  As with all Business 2 zones, the site has now been given a Commercial Core zoning in the 

 Replacement District Plan (RDP). It has also been given a Commercial Core (Belfast) zoning 

 containing additional controls including retail and commercial floor space limitations. The 

 complexity and constraints created by this dual zoning are addressed in detail in the AMP 

 submissions to the Commercial Chapter of the RDP. These matters are also relevant, in my 

 opinion, at Strategic level of the Replacement District Plan.  

5 CERA Submission No 495, TEL No 814 , AMP Capital Palms No 816 – Negativity and Consenting 

5.1 AMP support CERA’s assessment of the merits and issues associated with provision for 
 commercial development within the RDP. In particular they agree with CERA that: 
 

 The proposals are weighted excessively towards restricting the negative effects of 
development rather than enabling and encouraging recovery and future growth. 
 

 It is apparent that the rules are highly prescriptive and a significant number of 
activities within commercial areas will only occur through a resource consent 
process. 
 

 The proposals set high standards for new development to be well designed and 
laid out. However, they do not address or recognise the importance of allowing 
commercial and industrial developments the flexibility necessary for them to 
function for the purpose for which they were intended 

5.2 In response to these concerns CERA’s submission includes a request to:  
 

(ii)  reduce the triggers for resource consents, particularly in core commercial areas  where a 

 range of activities should be permitted in line with the zoning; 

(iii) provide an enabling framework, using permitted activity status and clear assessment 

  matters and criteria, to support activities that are suitable for areas that are zoned for  

  commercial purposes; 

 

5.3 I agree with these concerns. In particular I note that the Commercial zone rules,  through their 

activity descriptions, activity specific standards and built form standards, result in very few 

commercial developments not needing resource consent. This approach indicates a strong 

weighting of the supposed negative effects of development without, in my opinion, full 

consideration of the costs and benefits of such an approach. This level of control impacts both 

large and small scale development, not only from the cost perspective but also because of the 
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associated uncertainty.  The main uncertainties are the time taken to obtain the consent and the 

changes to the proposal that may be required to obtain consent. Both of these aspects are very 

relevant to commercial development under the new commercial zone rules. 

5.4 I consider that the matters raised by CERA, in particular, need to be signaled at the strategic level 

of the RDP as this will provide a basis for decisions on more detailed provisions in the Commercial 

Chapter. These matters provide a focus which is important and valuable for the Council (and 

Panel) in making decisions on the Plan and for the public in responding to and finally using the 

Plan. 

6 Centres Based Planning 

6.1 The centres-based approach is a key element of the Council’s approach in the Strategic Directions 

 Chapter to providing for commercial development. This  approach is supported by the Crown, 

 other submitters and AMP Capital Investors who are the managers of the Styx Centre and Supa 

 Centre at Northwood, Belfast. It sets the scene for consideration of the commercial objectives 

 and policies and the various related zone provisions. It is therefore critical that the various 

 elements of the centres-based approach are clear and the implications are understood. 

6.2 I note that the Council has chosen to use the terms “Commercial” and “Industrial” to replace the 

 various  “Business” zones in the current City Plan. I consider this is a useful and more user-friendly 

 approach to distinguish between the various types of activities that either already exist or are 

 provided for within business areas. 

6.3 The centres-based approach is generally applied to what is referred to a network of commercial 

centres and can be summarised as a planning regime which reinforces the roles played by various 

commercial centres. In Christchurch this network ranges from the central business district (which 

of course is in the early stages of recovering from the earthquakes), to district centres such as 

Riccarton and Northlands, to Neighbourhood centres such as Merivale and Barrington then to 

Local centres  of which  there are at least 100. An inherent feature of commercial development 

in cities such as  Christchurch, which have few locational constraints, is that these centres both 

compete with, and complement, each other. This feature has important functional implications 

as well as greatly benefitting the public in terms of choice, convenience and value for money. 

6.4 While this centres-based approach is contained in the current City Plan, it is clear to me that it is 

now “front and centre” in the Replacement District Plan (RDP) with the role of centres being 

referred to in many of the commercial policies. 
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6.5 This focus on a hierarchy of commercial centres, including the new concept of key activities 

centres within that hierarchy, appears to derive from all the work that has led up to Chapter 6 of 

the Canterbury Regional Policy Statement (CRPS) titled “Recovery and Rebuilding of Greater 

Christchurch”. In particular Objective 6.2.5 – Key activity and other centres in Chapter 6 of the 

CRPS states: 

 Support and maintain the existing centres below as the focal points for community and 
service activities during the recovery period: 

(1) The Central City 
(2) Key Activity centres 
(3) Neighbourhood centres 

 These centres will be high quality, support a diversity of business opportunities including 
appropriate mixed-use development, and incorporate good urban design principles. The 
development and distribution of commercial activity will avoid significant adverse effects 
on the function and viability of these centres. 

6.6 This objective is referred to by Mr Theelen (Para8.10), Mr Osborne (para 5.3) and by Mr 

Stevenson (para 5.15-16) all of whom agree that it provides strong policy direction that existing 

centres are to be the focal points for commercial and community activity and in particular new 

commercial activities. 

7. Key Activity Centres 

7.1 The Styx Centre on the south east corner of Main North Road and Radcliffe Road, Northwood is a 

 major part of the Belfast key activity centre identified in the Chapter 6 of the CRPS and by the 

 City Council in its planning documents, including the proposed Replacement District Plan (RDP). 

 Key activity centres are  referred to in numerous polices within the LURP and Chapter 6 of the 

 RPS and clearly are considered a very important component and resource within the Greater 

 Christchurch Urban area which includes Waimakariri and Selwyn Districts. Key activity centres are 

 defined in the RDP as:  

  means the following key existing and proposed commercial centres identified   
  as focal points for employment, community activities and the transport    
  network, and which are suitable for more intensive mixed use development, as   
  identified in the Canterbury Regional Policy Statement, Chapter 6, on Map A. 
 
  Papanui; Shirley; Linwood; New Brighton; Belfast (Northwood); Riccarton;   
  North Halswell; Spreydon and Hornby. 
 

 In addition Rangiora, Kaiapoi, Woodend, Rolleston and Lincoln are key activity centres. 

7.2 The policies refer to the dual roles of key activity centres of being a focal point/location for 

commercial, service and community activities and as point around which higher density living 

environments can be established. They also are now developing as the transport hubs where a 
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range of transport options are available. The significances of key activity centres can be seen in 

Policy 6.3.1 of the Chapter 6 of the CRPS which is the first policy in this Chapter. It states that: 

  In relation to recovery and rebuilding for Greater Christchurch 

  (1)… 

  (2) give effect to the urban form identified in Map A by identifying the location and 
 extent of the indicated Key activity centres 

7.3 Following from this the CRPS directs that local authorities should: 

  Consider appropriate administrative and financial methods to enable and encourage Key 
 Activity Centres to fulfil their function,  

 

8. Strategic Directions 

8.1 The Strategic Directions Chapter of the RDP approach of wanting to ensure that Christchurch is a 

 good place to do business1 which will help attract people to visit, work and live here follows on 

 from the CRPS directives for commercial centres and is supported by AMP Capital Investors. This 

 approach involves ensuring sufficient land is available for a range of commercial and industrial 

 needs and that “regulatory requirements make sense and are easy to follow2.  This is further 

 confirmed by Business development policy 3.6.1.3 which is to enable business development and 

 growth  primarily within a network of commercial and industrial areas in appropriate locations. 

8.2 I note that the Strategic Directions evidence of Mr. Osborne for the City Council contains data 

 showing an increase in the amount of retail activity employment that has been “lost” from the 

 Central City and other commercial centres. In his opinion the operation of the market in this 

 situation fails to consider “the significant community benefits achieved through the consolidated 

 location of business activity.”3 These potential benefits are not only for existing, but also future 

 business activity. In essence Mr. Osborne is saying that in terms of consumer benefits and 

 operational efficiency the most should be made of resource of zoned commercial land. 

9. Relationship with the Central City 

9.1 The Strategic Directions chapter recognises the special role of the Central City in a number of 

 policies and statements. While not the subject of this hearing, I note that the Commercial 

 Chapter 15.1.1.1 Policy 1 seeks that this commercial centres are maintained and strengthened 

                                                           
1
 RDP Chapter 3 5.2.4 a. 

2
 Ibid. 

3
 Osborne.P, 5.17 
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 through intensification in a way that “gives primacy to and does not adversely affect the recovery 

 of the Central City etc. More particularly, Commercial Policy 3 (15.1.1.3)  requires development in 

 the Belfast Key Activity Centre to, inter alia, discourage retailing in excess of specified caps “to 

 ensure that the Central City’s role as the regions primary commercial area is protected following 

 the Canterbury Earthquakes of 2010 and 2011”.  

9.2 In my opinion these Commercial policies are questionable given the policy directives discussed 

above and the lack of evidence indicating that a new key activity centre such as Belfast will be 

competing with the Central City. As stated in Chapter 3 3.5.2.2 Christchurch has a strong central 

the Council is firmly committed to the primacy of a network of complementary suburban and 

town centres. It recognises the multi-faceted role of the Central City including a vibrant 

commercial centre and range of cultural, entertainment and retail activities on offer day and 

night. In addition it is seeking to encourage more people to live in the Central City. This is 

markedly different from what does and can be expected to occur in district centres which are 

primarily retail centres. Further, Mr. Coleman’s  evidence provides detail of the significant 

differences in the retail “offer” of a centre such as the Styx Centre and the CBD. Clearly this is a 

case of being complementary rather than being in competition with each other. 

10. Conclusion 

10.1 In my opinion statements and policies in the CRPS and the Strategic Directions Chapter of the 

 RDP strongly support key activity centres, including yet to be developed centres, as places 

 where development should occur to assist in recovery, and importantly, to service household 

 growth. To not do so would be a waste of a very valuable resource, as in reality there are very 

 few sites within the City which meet all the functional, compatibility and size criteria for centres 

 that will serve the growing community and remain viable.  

 

10.2 The Styx Centre, which is managed by AMP Capital Investors, is a significant component of the 

 Belfast (Northwood) key activity centre, yet it is subject to commercial and retail floorspace 

 limitations. These were developed and agreed to at a time of uncertainty and without Chapter 6 

 of the RPS being in place. I consider that the RDP process is the appropriate means of 

 reconsideration of these limitations and that this reconsideration must be squarely based on the 

 RPS, LURP and now RDP support for Key activity centres being able to be fully utilised 

 

Patricia Harte 

25 November 201 


