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MAY IT PLEASE THE PANEL: 

Introduction and overview 

1. This memorandum is filed by Memorial Avenue Investments Limited (MAIL).  It 

responds to the Memorandum of Counsel for the Crown dated 5 February 2015.   

2. MAIL supports the Panel's indicative hearing date of 18 May 2015 for both 

Chapter 16: Industrial and the Memorial Business Park (MBP) Plan Change and 

oppose the application by the Crown to delay the hearing of the MBP plan change to 

an unspecified date.   

The statutory context 

3. Clause 3.4 of the Panel's Terms of Reference under the heading, 'Priority matters' 

states: 

3.4 Pursuant to clause 9(2)(b) of the Order, the Panel shall consider the 

scheduling of all proposals related to the achievement of Action 24 (viii) of the 

Land Use Recovery Plan and an integrated approach to land uses located 

near Christchurch airport. 

4. Section 4.3 of the Land Use Recovery Plan addresses the provision of business 

activities.  Section 4.3.2 relates to industrial activities and states: 

4.3.2 Provide for industrial needs 

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

The Recovery Plan recognises that some types of commercial businesses – 

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

5. Action 24 of the Land Use Recovery Plan states: 

Action 24: Christchurch City Council district plan review 

Christchurch City Council to enable in the next review of its district plans the 

following measures: 

Rebuilding of existing business areas 

i. … 

Revitalising centres 

iv. … 

Greenfield priority areas for business 

vii. … 

viii. an integrated approach to greenfield priority areas for business that are 

located near Christchurch Airport. 

Greenfield Priority Areas near Christchurch Airport 

6. The area of the MAIL Greenfield Priority: Business area is approximately 24ha.  It 

was the subject of a private plan change application for a mixed-use zone lodged in 

2009.  The owners of the MAIL land have consistently sought a mixed use zone.   

7. In addition to the 24ha MAIL site there are three other Greenfield Priority Areas: 

Business in the north-west of Christchurch totalling approximately 100ha: 

(a) 15ha at 711 Johns Road; 

(b) 50ha north of Wairakei Road between Woodridge Road and Russley Road; and 

(c) 35ha between Russley Road and Hawthornden Road, north of Avonhead Park. 
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8. These other three Priority Business areas were initially identified as suitable for 

industrial zoning in the September Council 2012 report 'North West Review Area 

(NWRA) Report: Final' before being included in the Land Use Recovery Plan.  The 

MAIL site was not part of the NWRA and the recommended 100ha of Greenfield 

Business is in addition to the MAIL 24ha site. 

9. Council proposes to notify Proposals for the zoning of the other three Priority 

Business Areas as Industrial zones.  We understand that notification is currently 

scheduled for May 2015.   

10. MAIL considers that the hearing of submissions on Chapter 16: Industrial and the 

MBP Plan Change need not be delayed pending the hearing of any submissions on 

the rezoning Proposals for the other three Priority Business Areas. 

An integrated approach 

11. Clause 3.4 of the Panel's Terms of Reference does not require that all Greenfield 

Priority: Business areas be heard together as a single Proposal or a series of 

consecutive Proposals or that all rezonings need to be heard before decisions on any 

can be released.  Rather, the Panel is directed to 'consider' the scheduling of the 

zonings, to achieve an 'integrated' approach to land uses (not just business uses) 

located near the airport.   

12. There are two primary issues in contention for the MAIL site: 

(a) The extent to which there should be provision for retail and office uses in the 

MBP additional to industrial uses; and 

(b) What the appropriate site specific urban design outcomes should be for this 

land as a 'gateway' to the city from the airport.   

13. The second issue is site specific and is not relevant to any other Greenfield Priority: 

Business areas. 

14. Counsel consider that the issues relevant to an integrated approach to land uses near 

Christchurch Airport are: 

(a) Traffic; 

(b) Infrastructure; 
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(c) The level of demand for industrial land in this part of the city; 

(d) What thresholds are appropriate for retail and office uses. 

Traffic 

15. An integrated approach would consider the traffic implications of the Special Purpose 

(Airport) Zone and all other Greenfield Priority: Business areas being rezoned to the 

maximum level sought.  That has been done.  The traffic modelling for the MAIL 

rezoning has specifically been undertaken in a manner which takes into account 

traffic generated from the Special Purpose (Airport) Zone land and other Greenfield 

Business sites.  The traffic modelling undertaken on behalf of MAIL in collaboration 

with the Council has assumed all of the Greenfields Priority Areas will be developed 

as business parks, and land within the Special Purpose (Airport) Zone will be 

developed for industrial and commercial activities.   

16. We do not know if any submitters will seek office and retail uses on the other priority 

sites.  However, they have never been signalled for anything more than industrial 

uses and the traffic assessment has already taken a conservative approach in 

modelling these as business parks.   

Infrastructure 

17. Upgrades to the sewer network in the north-west of the city are already programmed 

and have been designed having regard to potential long term demand from all 

existing zoned and identified Greenfield areas.   The proposed water supply 

connection will also improve the reliability of service to the wider area. 

Demand for industrial land 

18. This will be the subject of evidence.  MAIL's witnesses will consider supply and 

demand for industrial land across Greater Christchurch and within the north-west of 

the city in particular, taking into account both existing zoned land and all Greenfield 

areas. 
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Thresholds for commercial land uses 

19. MAIL has taken an integrated approach by considering what the 'maximum 

anticipated' level of commercial activities in the Special Purpose (Airport) Zone and 

other Greenfield Priority Areas might be and what that might mean cumulatively for 

commercial activities within the MBP zone. 

Relevance of Plan Change 84 for the Special Purpose (Airport) Zone 

20. Plan Change 84 presents no reason to delay hearing of the MBP plan change.  We 

may or may not know the Plan Change 84 decision by time of MBP hearing.  That 

decision may or may not be appealed.  The Hearing Panel will simply need to 

consider this situation as it is at the time of the hearing.  That is quite a normal 

situation with council hearing panels at the Environment Court.  Further, given the 

scope of Plan Change 84 as notified and the scope of submissions there is a limited 

range of potential outcomes and it is submitted that final confirmation of the outcome 

will have limited bearing on the Panel's determination of the MBP plan change.   

Relevance of Christchurch International Airport Designation for Runway End 

Protection Area 

21. The Avonhead Community Group contends that hearing of the MBP plan change 

should be deferred until a final decision is made on the REPA designation under 

Phase 2 of the DPR.  The REPA is currently being heard as part of the Phase 1 

hearing of the Designation Chapter.  In any event, a decision on the REPA is not 

necessary prior to hearing the MBP plan change.  The plan change has considered 

the potential impact of the REPA designation and the rezoning and proposed site 

development can proceed should the designation be confirmed.   

MAIL submission and efficiency 

22. MAIL has made a comprehensive submission on the Industrial Proposal which will 

need to be heard by the Panel in any event.  It is most efficient to deal with the Plan 

Change as part of the Industrial Proposal rather than the Panel hearing detailed 

evidence from MAIL on two separate occasions.   

23. Moreover, it promotes efficient decision making by hearing the MBP zoning earlier 

rather than later. MAIL is ready to proceed with the MBP plan change hearing in May 

2015.   
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The interests of efficient and timely decision making outweigh any perceived 

advantage by delaying the hearing to an unspecified date.   

 

 
 ________________________________  

M R Christensen / S J Eveleigh 

Counsel for Memorial Avenue Investments Limited 

 

Date: 11 February 2015 
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