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1. INTRODUCTION 

1.1 My full name is Andrew Peter Hewland Willis.  I am the Managing Director of Planning 

Matters Limited in Christchurch.  I have held this position for over two years.  I have 

been engaged by the Crown, through the Canterbury Earthquake Recovery Authority 

("CERA"), to provide planning evidence relating to the Stage 2 Residential Proposal 

("Residential Proposal") and the MAIL Proposal.
1
 

1.2 This is the third statement of evidence I have prepared on the Christchurch 

Replacement District Plan ("Replacement Plan").  My first statement of evidence was 

provided in respect of the Stage 1 hearing for Proposal 5 (Natural Hazards), and I 

continue to hold the views expressed in that evidence.  My second statement of 

evidence was provided in respect of the Stage 2 hearing for Proposal 14 

(Residential), and I continue to hold the views expressed in that evidence.   

1.3 A summary of my qualifications, relevant past experience and involvement in the 

Replacement Plan process is set out at paragraphs 1.2 to 1.6 and Attachment A of 

my first statement of evidence.
2
 

1.4 My experience with regard to the MAIL Proposal has been formed through working in 

various planning roles.  While working for the Christchurch City Council ("Council") I 

led the team that wrote the draft Central City Recovery Plan regulatory framework, 

which contained a set of provisions to support the recovery of the Central City.  I was 

subsequently seconded to CERA to help prepare the Christchurch Central Recovery 

Plan and Blueprint, Te Mahere 'Maraka Ōtautahi' ("CCRP").   As a consultant I was 

part of the team that drafted the Land Use Recovery Plan, Te Mahere 

Whakahaumanu Tāone ("LURP") which contains policy direction on industrial land 

and industrial development.  I also helped draft Chapter 6 of the Canterbury Regional 

Policy Statement ("RPS") which contains regional policy guidance on industrial land 

and industrial development.       

2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as contained in the 

Environment Court’s Practice Note 2014.  I have complied with the practice note 

when preparing my written statement of evidence, and will do so when I give oral 

evidence before the hearings panel.   

2.2 The data, information, facts and assumptions I have considered in forming my 

opinions are set out in my evidence to follow.  The reasons for the opinions 

expressed are also set out in the evidence to follow. 

                                                      
1
 By the "MAIL Proposal" I mean the suite of provisions applying to the MAIL site in Proposal 16 (Industrial). 

2
 Statement of evidence of Mr Willis for the Crown dated 20 February 2015.  

http://www.chchplan.ihp.govt.nz/hearing/chapter-5-natural-hazards/ under the headings "Hearing Documents", 
"Submitter evidence".   
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2.3 Unless I state otherwise, this evidence is within my sphere of expertise and I have not 

omitted to consider material facts known to me that might alter or detract from the 

opinions that I express. 

3. SCOPE 

3.1 Given my involvement in drafting relevant higher-order documents, I have been asked 

to provide high-level planning evidence in relation to the MAIL Proposal. My evidence 

explains the planning background to the identification of the MAIL site as a greenfield 

priority area – business and explains the intent of identified policies.  My evidence 

provides the high level framework for Ms Whyte's more detailed planning assessment 

of the appropriateness of the MAIL Proposal.
3
  My evidence is arranged in three parts 

as follows:  

(a) the statutory direction to develop the LURP; 

(b) the LURP; and 

(c) the RPS.  

3.2 A list of the documents and evidence I have drawn upon in forming my views is set 

out at Attachment A to this evidence.   

4. EXECUTIVE SUMMARY 

4.1 On 7 November 2012, following the Canterbury earthquakes in 2010 and 2011, the 

Minister for Canterbury Earthquake Recovery directed the Canterbury Regional 

Council to develop a land use recovery plan for greater Christchurch (“Statutory 

Direction”).  The recovery plan was to address the location, type and mix of business 

activities necessary for earthquake recovery in the next 10-15 years and to support 

the recovery and rebuilding of the network of centres such as the central city, 

suburban and satellite town centres. 

4.2 The LURP was prepared and gazetted in December 2013.  In accordance with the 

Statutory Direction it sets out the location, type and mix of business activities within 

specific geographic areas.  As a part of this, the MAIL site was identified as a 

greenfield priority area - business and identified on Map A in the LURP. 

4.3 In my opinion the recurring themes in the LURP relevant to areas identified as 

greenfield priority areas – business (such as the MAIL site) are these: 

(a) The purpose of the LURP is to provide direction, and therefore certainty, to 

support recovery and rebuilding. 

(b) Commercial development is provided for in existing commercial centres in 

order to support their recovery / revitalisation, provide for commercial activity 

                                                      
3
 Evidence of Ms Whyte, 3 September 2015. 
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needs and support rejuvenation, rather than occurring in industrial areas and 

displacing future industrial activity. 

(c) To ensure there is sufficient and suitable industrial land for the recovery 

through to 2028, greenfield priority business areas have been identified.  

(d) This land has been identified primarily for industrial use but some limited 

types of retail business may also be appropriate. 

4.4 The LURP is implemented in part by Chapter 6 of the RPS, which provides a 

resource management framework for the recovery of Greater Christchurch through to 

2028. 

4.5 In my opinion the following conclusions can be drawn from the RPS provisions that 

are relevant to this proposal: 

(a) In order to provide certainty during the recovery period and facilitate the 

recovery of the identified commercial centres, a directive recovery framework 

was established. 

(b) Sufficient greenfield priority business land is required for rebuilding and 

recovery purposes. 

(c) The MAIL site is identified as a greenfield priority area for business. 

(d) There is a risk that identified industrial land might be used for higher value 

uses, thereby undermining the existing commercial centres and the identified 

urban form and reducing the availability of industrial land for industrial 

activities.  

(e) The use of greenfield priority business land is therefore restricted to primarily 

new industrial activities. 

(f) New commercial activities are to be primarily directed to the Central City, Key 

Activity Centres, and neighbourhood centres to support their recovery and 

functioning as community centres and to support residential intensification 

and infrastructure development. 

5. STATUTORY DIRECTION TO DEVELOP THE LURP  

5.1 Following the Canterbury earthquakes in 2010 and 2011, pursuant to section 16(4) of 

the Canterbury Earthquake Recovery Act 2011, on 7 November 2012 the Minister for 

Canterbury Earthquake Recovery directed the Canterbury Regional Council to 

develop a land use recovery plan for greater Christchurch.     
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5.2 Clause 2.2 of the Statutory Direction set out the matters to be dealt with in the LURP.   

The matters that are relevant to greenfield priority business areas are:
4
 

“A. Identification of the location, type and mix of residential and business 

activities within specific geographic areas necessary for earthquake 

recovery, including 

i. the priority areas to support recovery and rebuilding in the next 10 to 15 

years, and 

ii. enabling and informing the sequencing and timescales for the delivery 

of infrastructure and transport networks and hubs to support the priority 

areas. 

B. The Recovery Plan will make changes necessary for earthquake 

recovery to residential and business land use policy and planning 

provisions and related funding instruments, in order to provide for: 

iii. the matters in A; and 

 … 

C to the extent possible in the timeframe for the development of the 

Recovery Plan, the Recovery Plan will make changes or identify a 

programme of further work to be undertaken before changes are made, 

to residential and business land use policy and planning provisions and 

related funding instruments, necessary for earthquake recovery, in 

order to: 

…   

vi. support the recovery and rebuilding of the network of centres of activity 

such as the central city, suburban and satellite town centres.” 

5.3 In summary, in accordance with the Statutory Direction, the LURP and any changes 

to business land use policy and planning provisions resulting from it ,are to address 

the location, type and mix of business activities (which include retail, office, industrial 

and other commercial and any ancillary activity) necessary for earthquake recovery in 

the next 10-15 years and are to support the recovery and rebuilding of the network of 

centres such as the central city, suburban and satellite town centres.        

6. THE LAND USE RECOVERY PLAN   

6.1 Environment Canterbury developed the draft Recovery Plan in collaboration with its 

strategic partners in late 2012 and the first half of 2013.
5
  The process included 

targeted and public consultation.    

                                                      
4
 Statutory Direction clause 2.2. 
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6.2 The final version of the LURP was gazetted by the Minister for Canterbury 

Earthquake Recovery in December 2013.  In accordance with the Statutory Direction 

it set out the location, type and mix of business activities within specific geographic 

areas.  As part of this, the MAIL site was identified as a greenfield priority area - 

business and identified on Map A.
6
   

6.3 As required under the Statutory Direction, the LURP sets out a framework for the 

recovery of Key Activity Centres and neighbourhood centres to assist in decisions 

about the location of commercial activity, public transport hubs and community 

facilities and to promote investment in priority areas.  The LURP noted that these 

centres act as a focus for commercial and service activities, supporting communities, 

and that they are served by strategic transport networks.
7
 

6.4 In section 3.2.3, the LURP covered the land use needs for businesses.
8
  It stated:

9
   

“Some business with damaged premises have already decided to invest in 

rebuilding at their existing location or to relocate elsewhere.  Most 

businesses with damaged office and retail premises have found alternative 

temporary or permanent accommodation.  Some relocated close to the CBD 

or to suburban and satellite centres.  Others moved into industrial zones, 

exacerbating a trend that began before the earthquakes and heightening 

concerns related to conflicting expectations of industrial and commercial 

businesses about the amenity of these areas.” 

6.5 In terms of office and retail needs in greater Christchurch over the next 10-15 years, 

the LURP stated that these needs will be significantly influenced by the vision and 

successful implementation of the CCRP.
10

  The LURP noted that, as businesses 

return to the centre, some will free up existing commercial space close the central city 

and in suburban centres.
11

  The space being vacated could help meet commercial 

demand from business which do not wish to operate in the core and which cannot 

afford to.   

6.6 In terms of industrial land needs, the LURP noted that if recent uptake rates were 

used to predict future demand, around 540 hectares of industrial land would need to 

be identified for the period to 2028.
 12

  The LURP stated that the rebuild activity will 

lead to additional growth, especially in the construction and manufacturing sectors 

which generally require larger sites for their activities.    

                                                                                                                                                     
5
 The strategic partners are: CERA, Te Runanga o Ngai Tahu, the New Zealand Transport Agency, Waimakariri 

District Council and Selwyn District Council.  
6
 LURP page 23. 

7
 LURP clause 4.1.2, page 24. 

8
 The final version of the LURP omits some of the detail on business statistics that earlier draft versions of the 

LURP contained, for example the migration westwards of economic activity shown in Figure 4 on page 20 of the 
Draft LURP.  
9
 LURP section 3.2.3, paragraph 2, page 14. 

10
 LURP section 3.2.3, paragraph 7, page 14. 

11
 LURP section 3.2.3, paragraph 8, page 14. 

12
 LURP section 3.2.3, paragraph 6, page 14. 
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6.7 The LURP identified 3 business outcomes, set out in Section 3.3, as follows:
13

 

“9. Businesses in damaged areas are able to rebuild cost effectively and to 

improve their use of land, buildings, plant and machinery, 

10. Key activity centres and neighbourhood centres provide for commercial 

activity needs and support rejuvenation of damaged areas. 

11.  Sufficient industrial business land is available to accommodate 

relocations and industrial sector growth.” 

6.8 Section 4.3.1 of the LURP sets out how the LURP provides for commercial needs, as 

follows:
14

   

“…The Land Use Recovery Plan provides for commercial development in 

existing key activity centres and neighbourhood centres to:  

 support an efficient transport network 

 meet community needs for revitalised centres 

 protect industrial areas and the infrastructure invested in them from 

being undermined by higher value-land uses 

 avoid conflicts over noise, odour and other environmental issues.”   

6.9 One of the most relevant sections in the LURP with respect to the MAIL site is section 

4.3.2.
15

  This section states: 

“The Recovery Plan identifies greenfield priority areas for business (figure 4).  

To ensure there is sufficient and suitable industrial land for the recovery 

through to 2028, this land has been identified primarily for industrial use.  The 

greenfield priority areas for business encompass over 900 hectares of land, 

including 343 hectares already zoned for this purpose.  The areas are 

distributed across metropolitan greater Christchurch.  Combined with other 

vacant industrial land in existing zones, the greenfield priority areas will be 

sufficient to meet future demand, as well as allowing for choice of location 

and market competition.  The land will provide for: 

 ongoing industrial business relocations 

 anticipated industrial growth, including the growth of sectors involved in 

recovery 

 a range of industrial activities in a variety of geographic areas. 

                                                      
13

 LURP section 3.3, page 16. 
14

 LURP page 28. 
15

 LURP pages 28 and 29. 
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The Recovery Plan recognises that some types of commercial businesses – 

for example, yard based retailing – may also be appropriate in these areas.” 

6.10 Action 24 then sets out actions for the Christchurch City Council ("Council") district 

plan review.
16

  For greenfield priority business areas I consider Actions viii and x as 

being the most relevant.  Action viii requires the District Plan to provide for an 

integrated approach to greenfield priority business areas that are located near 

Christchurch Airport.   Action x requires the Council to establish "thresholds for 

commercial activities in greenfield priority areas for business where these are 

considered necessary to avoid reverse sensitivity effects or effects on the viability of 

key activity centres".   

6.11 Importantly, the LURP deliberately sought to provide for a supply of greenfield priority 

business land that was in excess of demand to ensure sufficiency of supply, choice of 

location, market competition and to demonstrate during the recovery period that 

‘plenty’ of suitable land was available.   

6.12 In my opinion there are recurring themes in the LURP relevant to the areas identified 

as greenfield priority areas – business (such as the MAIL site).  These are: 

(a) The purpose of the LURP is to provide direction for residential and business 

land use development, and therefore certainty, to support recovery and 

rebuilding.
17

 

(b) Commercial development is provided for in existing commercial centres in 

order to support their recovery / revitalisation, provide for commercial activity 

needs and support rejuvenation, rather than occurring in industrial areas and 

displacing future industrial activity.
18

 

(c) To ensure there is sufficient and suitable industrial land for the recovery 

through to 2028, greenfield priority business areas have been identified.
19

   

(d) This land has been identified primarily for industrial use but some limited 

types of retail business (for example yard-based retailing) may also be 

appropriate.
20

 

7. THE REGIONAL POLICY STATEMENT  

7.1 Chapter 6 of the RPS covers the recovery and rebuilding of Greater Christchurch and 

was inserted into the RPS by the Minister for Canterbury Earthquake Recovery 

through Appendix 1 of the LURP.  Chapter 6 provides a resource management 

framework for the recovery of Greater Christchurch through to 2028.  

                                                      
16

 LURP section 4.3, page 29. 
17

 LURP section 1.1, paragraph 1, page 7. 
18

 See for example LURP section 4.3.1, page 28. 
19

 See for example LURP section 4.3.2, pages 28 and 29. 
20

 See for example LURP section 4.3.2, pages 28 and 29. 



 

 

BF\54503082\1 | Page 10 

 

7.2 Chapter 6 is the successor to Chapter 12A which was progressed through Proposed 

Change 1 to the RPS.   In Chapter 12A the MAIL site was also identified as a 

greenfield business area (CB8 on Map 1).
21

  

7.3 A key outcome the RPS sought to deliver was certainty around how population and 

household relocation and growth, and economic activity would be accommodated in 

the recovery period.  This is identified in Issue 6.1.1.
22

  The RPS explains that, 

without certainty and forward planning, recovery for the Central City, Key Activity 

Centres and neighbourhood centres will be slower and will result in inefficient 

investment decisions being made by infrastructure providers and developers and 

incur unnecessary additional costs for local authorities.
23

    

7.4 The RPS also states that the provision of adequate land for future business activities 

is a key requirement for successful rebuilding and recovery, and for the economic 

wellbeing of Greater Christchurch.
24

     

7.5 The RPS states that there has been significant damage to industrial and other 

business land and buildings throughout Greater Christchurch, resulting in a shift of 

businesses both from the eastern side of the city to the west and also from the 

Central City into the suburbs.
25

  Through the rebuilding process, commercial 

development needs to focus on reinforcing the Central City and Key Activity Centres, 

as well as the network of neighbourhood centres so that these areas can regenerate 

quickly.
26

   In my opinion this focus on reinforcing the Central City is consistent with 

the CCRP.   

7.6 Responding to these issues (and other non-business issues), the RPS sets out a 

recovery framework in Objective 6.2.1.
27

    This framework is primarily implemented 

by Policy 6.3.1.
28

  Of relevance to the MAIL Proposal, both provisions refer to priority 

areas for development (such as the MAIL site).  Both also refer to the identification of 

Key Activity Centres.   

7.7 The purpose of this objective is to provide an outcome where appropriate urban 

development is enabled within specified spatial areas. This provides certainty as to 

locations for development, enabling long-term planning and funding for 

infrastructure.
29

  

7.8 Objective 6.2.5 seeks to support and maintain the existing network of centres (the 

Central City, Key Activity Centres, Neighbourhood Centres) as focal points for 

                                                      
21

 The MAIL site was not identified as a growth area on the Indicative Settlement Pattern map on page 39 of the 
Urban Development Strategy 2007. 
22

 RPS Issue 6.1.1, page 48. 
23

 RPS Issue 6.1.1, Explanation, page 48. 
24

 RPS Policy 6.3.6, principal reasons and explanations, page 58. 
25

 RPS Policy 6.3.6, principal reasons and explanation, page 58. 
26

 RPS Policy 6.3.6, principal reasons and explanation, page 58. 
27

 RPS Objective 6.2.1, page 50. 
28

 RPS Policy 6.3.1, page 53. 
29

 RPS Objective 6.2.1, principal reasons and explanation, page 50. 
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commercial, community and service activities during the recovery period.
30

  It states 

that the development and distribution of commercial activity will avoid significant 

adverse effects on the function and viability of these centres.   The principal reasons 

and explanation for Objective 6.2.5 elaborate on this, noting that this approach 

recognises the investment made in the existing centres and that those centres 

support public transport and the intensification of residential activity.
31

    

7.9 Objective 6.2.6 is of particular relevance for the MAIL Proposal through setting out the 

following outcomes:
32

   

1. The greenfield priority areas for business in Christchurch City provide 

primarily for the accommodation of new industrial activities;  

2. Except where identified for brownfield redevelopment, areas used for 

existing industrial activities are to be used primarily for that purpose, 

rather than as a location for new commercial activities;  

3. New commercial activities are primarily directed to the Central City, 

Key Activity Centres, and neighbourhood centres. 

7.10 The principal explanation and reasons elaborates on this objective as follows:
33

 

“…In relation to different types of business land, it is important for recovery of 

the Central City, Key Activity Centres and neighbourhood centres that certain 

types of businesses are directed to certain locations.  This will ensure that 

markets compete fairly for similar uses, rather than lower cost land being 

developed for higher value uses and reducing availability of land for activities 

such as industrial use….Some commercial activities will have particular 

locational constraints and are not suitable for centres, such as yard-based 

retailers and car-yards, and the need to identify a place for these activities is 

recognised.”    

7.11 Policy 6.3.6 – business land implements Objectives 6.2.5 and 6.2.6.  Under this 

Policy business activities are to be provided for in a manner which:
34

 

“(1) Promotes the utilisation and redevelopment of existing business land, 

and provides sufficient additional greenfield priority area land for 

business and through to 2028 as provided for on Map A; 

(2) Recognises demand from the relocation of business activities as a 

result of the earthquake-damaged land and buildings; 

                                                      
30

 RPS Objective 6.2.5, page 52. 
31

 RPS Objective 6.2.5, principal reasons and explanation, page 52.  
32

 RPS Objective 6.2.6, page 52. 
33

 RPS Objective 6.2.6, principal reasons and explanation, page 52 
34

 RPS Policy 6.3.6, page 58. 
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(3) Reinforces the role of the Central City, as the city’s primary commercial 

centre, and that of the Key Activity Centres; 

(4) Recognises that new commercial activities are primarily to be directed 

to the Central City, Key Activity Centres and neighbourhood centres 

where these activities reflect and support the function and role of those 

centres; or in circumstances where locating out of centre, will not give 

rise to significant adverse distributional or urban form effects; 

(5) Recognises that new greenfield priority areas for business in 

Christchurch City are primarily for industrial activities, and that 

commercial use in these areas is restricted;….”      

7.12 Reinforcing the restrictions on activities in business greenfield priority areas, method 

2 of Policy 6.3.6 in the RPS specifically requires the Council to "identify trigger 

thresholds for office and retail commercial activities in industrial areas where these 

activities are likely to give rise to distributional effects, particularly on larger 

commercial centres, or result in reverse sensitivity effects".
35

  

7.13 I have not commented on the other RPS policies of relevance for the MAIL Proposal, 

such as Policy 6.3.2 – development form and urban design and Policy 6.3.5 - 

integration of land use and infrastructure.
36

  The matters of relevance to these policies 

are covered in the evidence of other witnesses.
37

 

7.14 In my opinion the following conclusions can be drawn from the relevant RPS 

provisions identified earlier: 

(a) In order to provide certainty during the recovery period and facilitate the 

recovery of the identified commercial centres a directive recovery framework 

has been established.
38

 

(b) Sufficient greenfield priority business land is required for rebuilding and 

recovery purposes.
39

 

(c) The MAIL site is identified as a greenfield priority area for business.
40

 

(d) There is a risk that identified industrial land might be used for higher value 

uses, thereby undermining the existing commercial centres and the identified 

urban form and reducing the availability of industrial land for industrial 

activities.
41

 

                                                      
35

 RPS Policy 6.3.6, Method 2, page 58. 
36

 RPS Policy 6.3.5, page 57. 
37

 For example, the evidence of Janice Carter, dated 26 August 2015. 
38

 See for example RPS Issue 6.1.1 explanation, page 48. 
39

 For example see RPS Policy 6.3.6, clause 1 and principal reasons and explanations, page 58. 
40

 Map A page 64. 
41

 For example see RPS Objective 6.2.6, principal reasons and explanation, page 52 and RPS Policy 6.3.6, clause 
4, page 58. 
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(e) The use of greenfield priority business land is therefore restricted to primarily 

new industrial activities.
42

 

(f) New commercial activities are to be primarily directed to the Central City, Key 

Activity Centres, and neighbourhood centres to support their recovery and 

functioning as community centres and to support residential intensification 

and infrastructure development.
43

 

7.15 The RPS does not provide any further guidance as to the types or quantum of 

activities that are appropriate or not appropriate in industrial areas.  This was left to 

district plans to determine.  I note that the question of activities in industrial areas was 

considered at length in the Stage 1 evidence of Mr Stevenson
44

 and that it is 

addressed in the evidence of Ms Whyte on this proposal.
45

    

 

 

Andrew Peter Hewland Willis 

3 September 2015  

                                                      
42

 See for example RPS Policy 6.3.6, clause 5, page 58 and Objective 6.2.6, clause a, page 52. 
43

 See for example RPS Policy 6.3.6, clause 4, page 58. 
44

 Evidence of Mr Stevenson, dated 13 April 2015, for example in paras 33.30 and 33.31 in relation to offices. 
45

 Evidence of Ms Whyte, dated 3 September 2015. 
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ATTACHMENT A – LIST OF DOCUMENTS AND EVIDENCE RELIED ON 

1. The notified version of the MAIL Proposal. 

2. The revised MAIL Proposal dated 26 August 2015. 

3. The revised section 32 evaluation report for the MAIL Proposal dated 26 August 2015 

4. The LURP.  

5. The RPS. 

6. The CCRP. 

7. The evidence of Ms Whyte on behalf of the Crown dated 3 September Stage 2 MAIL 

Proposal. 

8. The evidence of Ms Carter for the Council dated 26 August 2015 Stage 2 MAIL 

Proposal. 

9. The evidence of Mr Heath for the Council dated 26 August 2015 Stage 2 MAIL 

Proposal. 

10. The evidence of Mr Stevenson for the Council dated 13 April 2015 Stage 1 

Commercial and Industrial Proposals. 

 

 


