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INTRODUCTION 

1 My name is Maurice Richard Dale. I hold the position of Associate 

Principal / Senior Planner with the environmental consultancy firm 

Boffa Miskell Limited, based in the firm’s Christchurch office.  I have 

been employed by Boffa Miskell since November 2010. 

2 I hold a Bachelor of Resource and Environmental Planning from 

Massey University.  I am also a full member of the New Zealand 

Planning Institute.  I have 17 years’ experience in planning and 

resource management, gained both in New Zealand and the United 

Kingdom.   

3 I have provided advice on a broad range of developments and 

resource management issues to Councils and a range of clients, a 

number involving presenting evidence before both regional and 

district councils, and the Environment Court.  I also have extensive 

experience of assisting with, and advising on, Plan preparation under 

the Resource Management Act 1991 (“RMA”). 

4 Previous to my current position, I was employed by the Christchurch 

City Council as a senior consents planner where my role included 

administering the Operative Christchurch City Plan, and assessing 

resource consent applications, including within the existing residential 

zones. 

5 In addition to this brief of evidence, I have prepared the following 

statements of evidence on the Christchurch Replacement District Plan 

(“Replacement Plan”):  

a) Evidence dated 23 January 2015 on behalf of the Ministry of 

Health on Proposal 10 – Designations and Heritage Orders;  

b) Evidence dated 20 March 2015 on behalf of Housing New 

Zealand Corporation on Proposal 14 (Stage 1) - Residential 

(Part);  

c) Evidence dated 24 April 2015 on behalf of Fletcher Building Ltd 

on Proposal 16 – Industrial; 
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d) Evidence dated 27 August 2015 on behalf of Housing New 

Zealand Corporation on Proposal 14 (Stage 2) – Residential 

(Part).  

6 I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note 2014.  I have complied with it in 

preparing this evidence and I agree to comply with it in presenting 

evidence at this hearing.  Unless I state otherwise, the evidence that I 

give is within my area of expertise.  I have considered all material 

facts that are known to me that might alter or detract from the 

opinions that I express in this evidence. 

SCOPE OF EVIDENCE 

7 I have been asked to provide evidence in relation to the Stage 1 and 

Stage 2 provisions of Proposal 14 - Residential (“Proposal 14”), as it 

relates to the extent and provisions of the Accommodation and 

Community Facilities Overlay (“ACF Overlay”), and the underlying 

zoning over the Kauri Lodge Rest Home site.  

8 In Stage 1 all of the Kauri Lodge property was shown as Residential 

Suburban Zone. Kauri Lodge filed a submission on Stage 1 (1022), 

seeking the rezoning of the property to better reflect its current use 

and the character of the area.  

9 On the 20th of February 2015, a draft of the Stage 2 Proposals was 

provided to the Christchurch City Council to approve. The draft Stage 

2 Proposal showed the front part of the Kauri Lodge site rezoned as 

Accommodation and Community Facilities Zone. Kauri Lodge was 

satisfied with the draft zoning, but wished to submit that the zoning 

be applied over the entire property given there is no distinction in how 

the property is used between the front and the rear of the site. 

10 In order that the zoning of the property could be dealt with in one 

stage, a direction was sought from the Hearings Panel that all of Kauri 

Lodge’s submission with respect to its property be addressed as part 

of Stage 2. This direction was given by the Panel on the 13th of March 

2015.  



 

 

             3 

 

11 I attended mediation on the 21st of August 2015 in relation to Kauri 

Lodge’s submission. Areas of agreement were reached between the 

Council and Kauri Lodge, with changes being reflected in the tracked 

change version of the proposal filed on the 24th of August 2015 

(“Revised Proposal”). While I comment briefly on the matters that 

have been agreed, my evidence will focus on areas which I 

understand remain in contention.  

12 I have read the following evidence for the Council on Proposal 14, 

which I refer to in my evidence:  

(a) Ms Sarah Oliver;  

(b) Mr Scott Blair (Stage 1); and 

(c) Ms Josephine Schröder. 

13 In my evidence I address:  

(a) The extent of the Accommodation and Community Facilities 

Overlay (“ACF Overlay”) over the site;  

(b) The provisions of the ACF Overlay with regard to the provision of 

care facilities, and retirement villages;  

(c) The underlying zoning of the site, and in particular the sites 

suitability for rezoning to Residential Medium Density Zone 

(“RMD Zone”). 

EXECUTIVE SUMMARY 

14 Kauri Lodge Rest Home’s submission requests the extension of the 

ACF Overlay over the entire site (rather than just the frontage), and 

that retirement villages and care facilities be provided as permitted 

activities in the overlay (and therefore subject only to the built form 

standards for the overlay). Kauri Lodge also requests rezoning of the 

site from Residential Suburban Zone to RMD zone, so as to provide 

opportunity for residential medium density development. 

15 I consider that extension of the ACF Overlay over the entire site and 

providing for retirement villages and care facilities as a permitted 

activity, will better recognise the existing use and development of the 
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site, and that the site functionally operates as one. Given the existing 

use and development, I consider there will be no effect on the 

coherence of the adjoining residential area, and no precedent will be 

created.  

16 Applying the overlay built form standards over the entire site will 

provide increased flexibility for future development. I consider no 

additional built form standards for retirement villages and care 

facilities are required over and above those for other non-residential 

activities.  This is because retirement villages and care facilities will 

have no greater effects in terms of their scale, intensity and character 

than guest accommodation, which is enabled in the overlay. These 

controls will appropriately manage any effects at the interface with 

the adjoining residential area. Furthermore other setback 

requirements included in Proposal 9 (Stage 3) will ensure the 

protection of the adjoining Riccarton Bush. 

17 Rezoning the site to RMD would provide a medium density residential 

opportunity in an arterial location consistent with the Replacement 

Plan Proposal 14 policies. The site is well located for rezoning given its 

location adjacent to a KAC, and walkability to public transport and 

other supporting services and amenities. There are no significant 

infrastructure or other constraints to rezoning. The built form effects 

from rezoning will be no greater than from an extension of the ACF 

Overlay over the site, and the RMD zone built form standards will 

manage the effects of development at the interface with the adjoining 

residential area.  

18 Overall I consider the outcomes sought by Kauri Lodge would assist to 

achieve the Strategic Objectives, and will be more effective and 

efficient than retaining the status quo with regard to section 32 of the 

RMA.    

AGREEMENT REACHED BETWEEN THE COUNCIL AND KAURI LODGE 

19 In response to Kauri Lodge’s submission and subsequent mediation, 

the Council has made the following amendments to Proposal 14 

(Stage 2):  
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(a) Provision for care facilities and retirement villages as a 

permitted activity within the ACF Overlay by amendment to the 

Residential Suburban Zone activity status tables1; 

(b) Deletion of the minimum floor to ceiling height at ground floor 

built form standard2;  

(c) Deletion of the maximum hours of operation built form 

standard3.  

20 As a result of mediation on the 21st of August 2015, the Council 

agreed to transfer the provisions which make care homes and 

retirement villages a permitted activity in the ACF Overlay from the 

Residential Suburban Zone Activity Status Tables, to the Area Specific 

Activity Status Table4. I consider this change makes it clearer that 

these activities are enabled within the ACF Overlay, and I support this 

change. I note however that the Council has applied additional 

Residential Suburban Zone built form standards to retirement villages 

in the overlay, and care facilities are subject to a maximum floor area 

restriction. I return to this later in my evidence.   

21 The issues that remain in contention following mediation are:   

(a) The extension of the ACF Overlay over the rear part of the Kauri 

Lodge site;  

(b) The application of additional Residential Suburban Zone built 

form standards to retirement villages in the ACF Overlay; and 

(c) The rezoning of the site from Residential Suburban to RMD zone. 

EXTENT OF THE ACF OVERLAY AND PROVISION FOR CARE 

FACILITIES AND RETIREMENT VILLAGES 

22 The evidence of Ms Oliver, explains that the ACF Overlay was 

developed to recognise the change in both existing land uses in the 

arterial corridors and the demand for non-residential activities outside 

of centres. Her evidence explains the benefits of this approach being 

                                       
1 Rule 14.2.2.1 – Permitted Activities, P31 Care Homes within the ACF Overlay, page 30. 
2 Built Form Standard 14.2.4.4.10.3 – Minimum Floor to Ceiling Height between the Ground 
and First Floor, page 78. 
3 Built Form Standard 14.2.4.4.10.11 – Maximum Hours of Operation, page 82. 
4 Rule 14.2.4.1 Area Specific Permitted Activities, page 64. 
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that guest accommodation and larger scale community facilities will 

be directed to arterial corridors which benefit from good accessibility, 

and where the effects on residential neighbourhoods are minimised5. 

23 The tracked change version of the Proposal dated 24 August 2015, 

enables a range of activities within the ACF Overlay, including guest 

accommodation, pre-schools, health care facilities, education, and 

places of assembly. As a result of Kauri Lodge’s submission, these 

provisions have been amended to also permit care facilities and 

retirement villages. These are in addition to the activities specifically 

permitted by the underlying Residential Suburban Zoning.   

24 Activities permitted by the ACF Overlay are subject to a range of 

overlay specific activity and built form standards. Ms Schröder 

explains that these standards were drawn from the proposed Proposal 

14 (Stage 1) RMD zone, recognising that similar scales of 

development and amenity outcomes are anticipated in both the zone 

and overlay. Additional provisions are however included to address 

pedestrian amenity and safety along these corridors.6 

25 The ACF Overlay has been applied only to those sites with frontage to 

these corridors to avoid reducing the integrity of adjoining residential 

environments and adverse impacts on the residential zone.7 With 

regard to the Kauri Lodge site, the Council has therefore determined 

in Proposal 14 to apply the overlay to only those individual lots that 

have direct frontage to Riccarton Road (refer Attachment A). That is 

despite all parts of the Kauri Lodge site functionally operating as one 

site, with the existing buildings crossing the individual lot boundaries.  

26 Kauri Lodge’s submission seeks that the ACF Overlay be extended 

over the entire site, recognising the sites comprehensive development 

and the existing operation of the site as a whole (refer Attachment A). 

I consider the benefits would be:  

(a) The enablement of a retirement village and/or care facilities as a 

permitted activity over the entire site. While the Council’s 

revised proposal (Stage 1) has provided for retirement villages 

                                       
5 Paragraphs 10.7 – 10.8, Second Statement of Evidence of Sarah Oliver, dated 18 August 
2015. 
6 Paragraph 9.2, Evidence of Josephine Schröder, dated 18 August 2015.   
7 Paragraph 10.16, Second Statement of Evidence of Sarah Oliver, dated 18 August 2015. 
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and care facilities as a permitted activity in the Residential 

Suburban Zone, a decision on that provision is pending from the 

Hearings Panel;  

(b) An amendment to the built form standards over the entire site, 

providing a similar built form opportunity as for the RMD zone. 

In particular the maximum building height would be increased 

from 8m to 9m (or 12m where a pitched roof is provided), and 

an increase in site coverage from 40% to 45%.  

27 While the existing site coverage is likely to be in excess of 45%, many 

of the existing buildings are under 8m in height. Overall, the changes 

could provide greater flexibility to undertake any future changes to 

the existing retirement village and care facilities without the need for 

resource consent. 

28 I note however that in providing for retirement villages in the ACF 

Overlay, the Council has continued to apply a number of more 

restrictive Residential Suburban Zone built form standards.8 This 

includes the more restrictive Residential Suburban standard for 

building height. Furthermore care facilities are subject to a maximum 

500m2 gross leasable floor space limit9. 

29 There is no apparent justification for applying these standards to 

retirement villages and care facilities, particularly when guest 

accommodation can occur within the overlay subject only to the ACF 

Overlay built form standards. I consider that retirement villages and 

care facilities have no greater effects in terms of their scale, intensity 

and character than guest accommodation, which would necessitate 

these more restrictive standards being applied. I consider these 

standards should be deleted.  

30 I set out the changes to the revised proposal to achieve this in 

Attachment B. There I also set out some minor corrections to the 

rules, and particularly to Rule 4.2.4.12 Area specific restricted 

discretionary activities. Specifically I recommend amendments to rule 

RD9 to ensure that non-compliance with all overlay built form 

standards is captured as a restricted discretionary activity under this 

                                       
8 Rule 14.2.4.1 Area Specific Permitted Activities, P24 Retirement Villages, page 64.  
9 Rule 14.2.4.1 Area Specific Activities, P33 Care homes, page 64. 
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rule. Currently it unclear how non-compliance with some standards is 

captured.  

31 Ms Oliver’s evidence does not support extension of the overlay over 

the entire site due to concerns with the spread of non-residential 

activities into the more coherent residential areas away and buffered 

from the arterial corridor. Specifically her evidence points to adverse 

impacts on adjoining residential properties accessed from Kauri 

Street, and consistency with the criteria in Stage 2 Policy 14.1.6.2 - 

Community Activities and Facilities.  

32 I agree that extensions of the overlay should be carefully managed to 

ensure that there is no extension of non-residential activity into 

adjoining coherent residential areas. In the case of Kauri Lodge 

however, the site is already fully developed with a retirement village 

and care facilities which already has an effect on the coherency of the 

residential area.  

33 I also consider the Kauri Lodge situation unique along the Riccarton 

Road corridor. Specifically there are no other sites containing non-

residential activities which have had the ACF Overlay only partially 

applied over the frontage of the site. Indeed the opposite is true with 

the overlay being applied to the site containing Antonio Hall at 265 

Riccarton Rd and extending well into the surrounding Residential 

Suburban Zone. It is relevant to note that site has also been included 

in the RMD zone as part of Stage 2.  

34 I consider it is unlikely any precedent situation would result, such that 

there would be pressure on the Council to further extend the overlay 

into residential areas on other sites. 

35 While the extension of the overlay would enable a greater range of 

activity and a greater building scale than under the underlying zoning, 

most areas of the ACF Overlay in Riccarton have an interface with the 

Residential Suburban Zone and existing residential activities. 

Accordingly there is a recognition in the Replacement Plan that 

residential activities in the Residential Suburban Zone and non-

residential activities in the overlay can co-exist at this interface. In 

this regard, I consider that none of the activities enabled by the 

overlay would be incompatible with adjoining residential activities, 
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subject to compliance with the activity and built form standards that 

apply within the overlay.    

36 The Stage 1 further submission of Riccarton Bush Kilmarnock 

Residents Association (1362), raises concerns with regard to enabling 

development adjacent to Riccarton Bush, and considers that such 

development may impact on the bush. The Stage 1 submission of the 

Riccarton Wigram Community Board (254) raises similar concerns 

with regard to protection of the bush.  

37 The Kauri Lodge site shares its rear boundary with the bush, which 

itself is encircled by a predator proof fence. The bush is identified as 

an Outstanding Natural Landscape (“ONL”) in Proposal 9 (Stage 3) 

with provisions proposed to protect the qualities within the landscape 

from inappropriate subdivision, use, and development. Those 

provisions do not extend to use and development outside of the ONL. 

38 There has been an historic provision in the Operative City Plan 

requiring that any building, sealing, paving, soil compaction, changes 

in ground level, or depositing of any substances within 10m of the 

predator fence is a restricted discretionary activity. This provision has 

been carried through into Proposal 9 (Stage 3) – Natural and Cultural 

Heritage.10 I consider the retention of this control will ensure that any 

development on the Kauri Lodge site (whether in the overlay or not) 

will ensure the ongoing protection of the bush as it has in the past. 

39 It is accepted that potentially the taller form of building enabled by 

the ACF Overlay could increase the visibility of buildings from publicly 

accessible areas within the bush. I have recently visited this area. 

Partial glimpses of the existing buildings are visible through the 

remnant forest from the walking track within the bush, but are a not 

dominant feature. Given the setback of the walking track within the 

bush from the boundary, and the height and density of the remnant 

forest, I consider that any significantly increased dominance from 

taller buildings is unlikely. 

40 Overall I consider there will be no significant adverse environmental 

consequences from extending the ACF Overlay over the entire site 

and deleting the additional standards for retirement villages and care 

                                       
10 Rule 9.4.3.2.2 Restricted Discretionary Activities - Trees 
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homes. Furthermore it will provide an appropriate level of future 

flexibility and development opportunity for the existing care facility 

and retirement village.  

REZONING TO RMD ZONE 

41 The extent of the overall RMD zone was considered by the Council as 

part of Proposal 14 (Stage 1), but with leave granted for Kauri 

Lodge’s submission to be considered as part of Stage 2.  

42 Kauri Lodge’s Stage 2 submission sought that RMD zoning be applied 

to other sites subject to the ACF Overlay to the north of Riccarton 

Road as the most appropriate overall planning response. Ms Oliver 

however notes that the Hearing’s Panel’s direction that the zoning of 

the Kauri Lodge site could be dealt with as part of Stage 2, does not 

extend to the other properties in the ACF Overlay requested to be 

rezoned by Kauri Lodge. The zoning of those properties was 

addressed as part of Stage 1. I accept this is correct, and therefore 

my evidence only addresses the zoning of the Kauri Lodge site. 

43 The Stage 1 evidence of Mr Blair sets out the Council’s approach to 

residential intensification and the RMD zone in the Replacement Plan. 

His evidence sets out the higher order planning framework and 

analysis undertaken by the Council for determining the location of the 

RMD zone around Key Activity Centres (“KAC’s”), and larger 

neighbourhood centres. 

44 Mr Blair’s evidence notes that Riccarton was identified as a centre with 

a sufficient range of existing activities that would support the needs of 

a population resulting from intensification. Mr Blair’s evidence further 

notes that the location of the RMD zone was determined with regard 

to: 

(a) Walkability to public transport and open space (based on a 

800m walking distance);  

(b) Land use around each centre, including the need for clear 

boundaries, and avoidance of special amenity areas and reverse 

sensitivity effects from industrial activity;  

(c) Potential for change;  
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(d) Correlation with the areas eligible for the Enhanced 

Development Mechanism (“EDM”) and Community Housing 

Redevelopment Mechanism (“CHRM”);  

(e) Infrastructure capacity; 

(f) Housing supply and distribution (including probable oversupply 

of land for intensification); 

(g) Community opinion11.   

45 The Council’s section 32 analysis for the RMD zone, indicates that the 

initial draft proposals for the RMD zone included the area north of 

Riccarton Road, including the Kauri Lodge site. However the overall 

extent of the potential zone was reduced prior to notification. The 

following rationale is provided in the report:12  

‘The overall extent of the potential zone was considered 

somewhat in excess of what was required. Issues with 

development to the north of Riccarton Road were highlighted. As 

a result the focus for intensification is on the area to the west of 

the existing Living 3 zone. The full extent of the potential RMD 

area has been reduced to a single block north of Riccarton Road. 

Of the remaining areas the blocks nearest to Riccarton Road 

have been reclassified as FIA. All other areas were removed 

from RMD. Public Opinion: Overall the community response to 

the potential RMD zone varied depending on the particular area 

of focus. There was strong opposition to intensification in various 

parts of the area (but not the whole area) to the north of 

Riccarton Road. There was less concern about intensification to 

the area to the west of the existing Living 3 zone. Overall there 

was a general disagreement with more intensification around the 

Riccarton area. The main concern was the impact on the 

environment in terms of poor urban design outcomes, a 

perceived risk of over development and in particular pressure on 

the road network and parking. Specifically the existing time limit 

on parking in some streets was highlighted as a potential barrier 

                                       
11 Paragraphs 6.6 – 16.16, Evidence of Scott Blair, dated 12 March 2014. 
12 Page 43, Review of Medium Density Residential Zones around Key Activity Centres and 
Larger Neighbourhood Centres, Christchurch City Council, dated May 2014. 
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to successful intensification that avoids impacts on existing 

residents. Other respondents welcomed a wider choice of 

housing types including smaller houses for those who wanted 

them. Some respondents noted that denser housing would 

provide more opportunities for first time homebuyers and 

smaller families.’ 

46 The report notes that for the area north of Riccarton Road, the 

existing pattern of development particularly supports intensification 

and that the area has good access to the KAC. Localised wastewater 

constrains were identified at that time (I note that Ms O’Brien’s 

evidence confirms that these constraints are no longer a concern). 

More specifically for the area opposite Matipo Street (which includes 

Kauri Lodge), the report notes another zone classification may be 

more appropriate for the area due to the dominance of motel 

accommodation. That classification was to be examined as part of 

Stage 2 of the District Plan Review.13 This ultimately led to the 

inclusion of the ACF Overlay over the front portion of the site as part 

of Stage 2.  

47 In the notified Proposal 14 (Stage 2), Kauri Lodge is shown as 

retaining its Stage 1 underlying zoning of Residential Suburban Zone. 

Kauri Lodge’s submission seeks that the site and other properties in 

the ACF Overlay on the north side of Riccarton Road be rezoned as 

RMD.  

48 The benefits (over and above the extension of the ACF Overlay) of 

having the site rezoned would be the enablement of medium density 

residential activity as a permitted activity over the entire site. The 

ACF Overlay only enables residential activity at a scale consistent with 

the underlying Residential Suburban Zone built form standards, by 

way of cross reference in Rule 14.2.4.6 Area Specific Built Form 

Standards.14  

49 Ms Oliver’s evidence recommends rejection of Kauri Lodge’s request 

for rezoning. While she considers the sites location is appropriate for 

rezoning, the site is noted as being in an area with infrastructure 

                                       
13 Page 44 - 45, Review of Medium Density Residential Zones around Key Activity Centres and 
Larger Neighbourhood Centres, Christchurch City Council, dated May 2014. 
14 Rule 14.2.4.6 Area Specific Built Form Standards – Accommodation and Community 
Facilities Overlay Built Form Standards, page 77.  
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constraints, and there is a need to accord with a more strategic 

approach to rezoning in this locality15.  

50 Mr Blair’s evidence also considers (based on that of Mr Fairgray) that 

further expansion of the RMD zone is unnecessary to meet housing 

supply needs, and that expanding the RMD zone may not be 

necessary for some time. Mr Blair notes that if or when further 

intensification is needed to increase supply, a change/expansion to 

the RMD zone could be made16.  

51 It is outside my expertise to address the demographic and market 

factors influencing housing supply and demand, and I therefore do not 

address the issue of whether there is sufficient zoned capacity for 

housing intensification. However I note that the Crown’s evidence on 

Stage 1, and particularly that of Mr John Schellekens, holds an 

alternative view that the more likely outcome is that there will be a 

capacity shortfall. He considers there will be challenges associated 

with achieving intensification targets17.  

52 I consider the site is well located for inclusion in the RMD zone, 

specifically:  

(a) The Council identified the general suitability of the site by 

including it in the draft RMD zone. Although deleted from the 

notified Proposal (Stage 1), it remains a Future Investigation 

Area;  

(b) The site comprises a sizable medium density residential 

development opportunity;  

(c) The site has a range of supporting services and amenities in 

close proximity. It is opposite the Riccarton KAC, fronts a high  

frequency public transport route, and is within walkable distance 

to several schools18, and areas of public open space19;  

(d) The site is located at a distance from any industrial areas that 

might give rise to reverse sensitivity effects;  

                                       
15 Page 85, Second Statement of Evidence of Sarah Oliver, Attachment B – Evidence on Site 
Specific Rezonings, dated 18 August 2015.  
16 Paragraph 6.1, Evidence of Scott Blair, dated 12 March 2015.  
17 Paragraphs 4.8 – 4.13, Evidence of John Schellekens, dated 20 March 2015.   
18 Wharenui Primary, Kirkwood Intermediate, Christchurch Boy’s High.  
19 Riccarton House and Bush, Shand Crescent Reserve.  
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(e) The site is located outside a proposed Residential Character Area 

included in Proposal 14 (Stage 2). No submissions have been 

received seeking a Character Area over the property;  

(f) There are no significant natural hazard constraints. The site is 

within a Floor Level and Fill Management Area in Proposal 5 

(Stage 3), under which new development is required to meet a 

minimum floor level. The Council considers there are no 

geotechnical issues20. 

53 I consider that all of these factors support a RMD zoning. Ms Oliver’s 

evidence points to infrastructure constraints in the wider Riccarton 

area. However the Council evidence confirms there are no 

infrastructure constraints over the site, and specifically: 

(a) There would be no effect on the water or wastewater 

networks21;  

(b) Any redevelopment could mitigate additional stormwater effects 

on site22;  

(c) The rezoning would have no effect on the surrounding road 

infrastructure23;  

54 Rezoning to RMD zone would enable a greater building scale than the 

current Residential Suburban Zone, and therefore could have a 

greater impact on adjoining residential properties. However I consider 

these effects would be no greater than through extension of the ACF 

Overlay over the entire site. As I discuss earlier at paragraph 24, 

similar scales of development and amenity outcomes are anticipated 

in both the RMD zone and ACF overlay. Furthermore those provisions 

have been developed to manage the effects of development at the 

interface with the lower density Residential Suburban Zone.  

55 I have addressed the concerns of other submitters with regard to 

enabling development adjacent to Riccarton Bush earlier in my 

evidence. Retention of the 10m building setback control will ensure 

the ongoing protection of Riccarton Bush, and any significantly 

                                       
20 Attachment A, Evidence of Dr Ian Wright, dated 18 August 2015.  
21 Paragraph 7.32, Evidence of Bridget O’Brien, dated 18 August 2015.  
22 Paragraph 7.37 – 7.38, Evidence of Brian Norton, dated 18 August 2015.  
23 Paragraph 9.2(m) Evidence of Andrew Milne, dated 18 August 2015.  
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increased dominance from the taller form of buildings enabled by the 

RMD zone from the bush is unlikely. 

56 Overall I consider the site is suitable for an RMD zoning from the 

perspective of its location, supporting infrastructure, and lack of 

significant constraints. Furthermore there will be no significant 

adverse environmental consequences from rezoning the site. It will 

provide increased future flexibility and development opportunity 

across the site over and above an extension of the ACF Overlay.  

57 I recognise the site is currently extensively developed, and I 

understand there are currently no immediate aspirations to change 

the use of the site. While there may be no short term plans for 

redevelopment of the site for medium density residential, I note this 

is no different to many other areas of the RMD zone. For example 

other pockets of RMD zoning included in Stage 2 along Riccarton Road 

and Papanui Road are currently intensively developed with non-

residential activities. In this regard, I consider rezoning can act to 

incentivise redevelopment.    

58 Aside from rezoning RMD, an alternative option would be to instead 

enable residential development in the ACF Overlay to meet the built 

form standards for the overlay or RMD zone, rather than for the 

current underlying Residential Suburban Zone. This would essentially 

create the same residential medium density opportunity as rezoning. 

In this regard, there is a clear indication in the Proposal 14 (Stage 2) 

policies that this was the original intention. Specifically supporting 

Policy 14.1.7.6 – Non Residential Activities in Arterial Corridors, in the 

notified proposal refers to:  

‘Provide for a mix of medium density housing, community 

facilities, and guest accommodation within defined arterial 

locations that:  

i. are within walking distance of the central city and 

suburban commercial centres; 

ii. front onto  core public transport routes; and 
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iii. do not have a high level of residential coherence due to 

existing non-residential development.’ 

[underlined emphasis added] 

59 In the tracked change proposal dated 24 August 2015, that policy has 

been amended, with the reference to medium density housing being 

transferred to Policy 14.1.1.2 – Establishment of New Medium Density 

Residential Areas. That policy now states:  

‘a.  Support establishment of new residential medium density 

zones to meet demand for housing in locations where the 

following amenities are available within 800 metres 

walkable distance of the area:  

i. a bus route; 

ii. a KAC or larger suburban commercial centre;  

iii. a park or public open space with an area of at least 

4000m2; 

iv. a public full primary school, or a public primary or 

intermediate school;  

b.  Provide for medium density residential development in 

defined arterial locations identified as suitable for larger 

scale community facilities and guest accommodation.  

c.  … 

[underlined emphasis added] 

60 I consider this makes it clear that medium density residential 

development was intended to be provided in the ACF Overlay. 

However that has not been transferred into the proposed rules and 

built form standards for the overlay.  

61 There is no scope within Kauri Lodge’s submission to request a 

consequential change over the entire ACF Overlay (only over the Kauri 

Lodge site). Furthermore I am unaware of any other submissions 

requesting this change. I consider however that enabling medium 
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density residential development within the overlay (together with the 

extension of the Overlay over the Kauri Lodge site) would provide an 

appropriate alternative to rezoning the Kauri Lodge site RMD zone.  

STATUTORY CONSIDERATIONS 

62 I have considered the following key documents in preparing my 

evidence:  

(a) The Canterbury Regional Policy Statement (“CRPS”);  

(b) The Recovery Strategy for Greater Christchurch, Mahere 

Haumanutanga o Waitaha (“Recovery Strategy”); 

(c) The Land Use Recovery Plan, Te Mahere Whakahaumanu Tāone 

(“LURP”); 

(d) The Canterbury Earthquake (Christchurch Replacement District 

Plan) Order 2014, specifically the Statement of Expectations;  

(e) The Maahanui Iwi Management Plan (“MIMP”); 

(f) The Replacement Plan and related section 32 RMA 

documentation; and 

(g) The decision of the hearings panel on Strategic Directions and 

Strategic Outcomes (and Relevant Definitions) dated 26 

February 2015 (“Strategic Directions Decision”). 

63 The Strategic Directions Decision has outlined the overarching 

direction for the Replacement Plan, and the Strategic Objectives 

articulated in that decision stem from the direction and guidance 

within the higher order CRPS, Recovery Strategy, LURP, and MIMP.  I 

am of the view that it would be most useful to focus on the Strategic 

Objectives when considering the appropriateness of the provisions 

and zoning for the Kauri Lodge site. 

64 In my opinion, the Strategic Objectives which are relevant to Proposal 

14 (Stage 2) are 3.3.1, 3.3.2, 3.3.4, 3.3.7(d), 3.3.7(e), 3.3.7(h), 

3.3.7(i) 3.3.7(j), 3.3.9, 3.3.11 and 3.3.14. 
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65 Taking these Objectives together, I consider that there is a clear 

intention for the community's needs for housing and community 

facilities to be met to promote social and cultural wellbeing24. Diverse 

housing opportunities are to be provided,25 including through 

intensification in and around KACs and nodes of core public transport 

routes, thereby improving accessibility26. In so doing, a high quality 

urban environment is to be provided27 and conflicts between 

incompatible activities are to be avoided28. Important qualities and 

values of the natural environment are also to be sustained29, including 

areas supporting significant indigenous vegetation and significant 

habitats supporting indigenous fauna30. New development is also to 

optimise the use of existing infrastructure and be co-ordinated with 

infrastructure provision.31 

66 Aside from these objectives, there is an expectation that the 

Replacement Plan minimise reliance on resource consent processes, 

and the number and prescriptiveness of development controls and 

design standards.32  

67 In my opinion, extension of the ACF Overlay and rezoning to RMD 

would support the achievement of Primary Objective 3.3.1, and 

Objectives 3.3.4, and 3.3.7(d), (e) and (h) in enabling housing 

(including for the elderly) and community facilities to be provided in 

an accessible location around a KAC to meet social and economic 

wellbeing. Activity and built form standards for the Overlay and RMD 

zone will also ensure a high quality urban environment in the 

extended overlay and RMD zone to support the achievement of 

Objective 3.3.7. No infrastructure constraints exist and the use of 

existing infrastructure will be optimised in support of Objective 

3.3.7(i) and (j).  

68 Achievement of Objective 3.3.14 will be supported in that activities 

enabled by the ACF Overlay and RMD zone are compatible with 

adjoining residential environments, and no interface conflicts will 

                                       
24 Strategic Objective 3.3.1, and 3.3.11. 
25 Strategic Objective 3.3.4. 
26 Strategic Objective 3.3.7(d), (e) and (h). 
27 Strategic Objective 3.3.4. 
28 Strategic Objective 3.3.14. 
29 Strategic Objective 3.3.1. 
30 Strategic Objective 3.3.9. 
31 Strategic Objectives 3.3.7(i) and (j). 
32 Strategic Objective 3.3.2. 
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therefore occur. Finally, the significant values and qualities of 

Riccarton Bush will be protected by proposed setback requirements in 

Proposal 9 (Stage 3) to support the achievement of Primary Objective 

3.3.1(c) and Objective 3.3.9.  

69 I consider that the additional built form restrictions on retirement 

villages and care facilities in the ACF overlay (which impose 

Residential Suburban standards) will not support the achievement of 

the objectives. Retirement villages and care facilities have no greater 

effects in terms of their scale, intensity and character than guest 

accommodation, which would necessitate more restrictive standards 

being applied. I consider the additional restrictions are unnecessary to 

achieve a high quality urban environment and will result in an overly 

restrictive level of regulation. In my opinion they do not support 

achievement of Objective 3.3.7 or Primary Objective 3.3.2. 

70 Recognising the above, it is my opinion that the outcomes sought by 

Kauri Lodge would assist to achieve the Strategic Objectives.  

71 Section 32 of the RMA requires an examination of whether the 

proposals are the most appropriate way to achieve the objectives of 

the Replacement Plan by identifying other reasonably practicable 

options, and assessing the efficiency and effectiveness of the 

provisions in achieving the objectives.  

72 For the reasons given above, I consider that the relief sought by Kauri 

Lodge will be more effective in achieving the Strategic Objectives of 

the Replacement Plan. I also consider that the relief sought will be 

more efficient, with the economic, social and cultural benefits of the 

provision of additional housing and community facilities enabled, 

outweighing the costs. 

 

Maurice Richard Dale 

27 August 2015 
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ATTACHMENT A – CHANGES TO ACF OVERLAY AND ZONING  
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ATTACHMENT B – CHANGES TO ACF OVERLAY RULES IN REVISED PROPOSAL 

 

Note – Deleted text shown struck out, added text shown underlined  

14.2.4 Area specific activities and standards – Residential Suburban Zone 

14.2.4.1 Area Specific Permitted Activities 

 

In the Accommodation and Community Facilities Overlay area the activities listed below are 

permitted activities if they comply with any Activity specific standards set out in the 

following Table 14.2.4.1 Permitted Activities within the Accommodation and Community 

Facilities Overlay.  

 

Any application arising from non compliance of the following permitted activities will not 

require written approvals and shall not be limited or publicly notified. 

 

Table 14.2.4.1 Permitted Activities within the Accommodation and Community Facilities 

Overlay  
 

Activity  

 

Activity Specific Standards  

 

The following Ppermitted activities as per 

Table 14.3.2.1 

  

P1 Residential Activities 

  

P3 Care of non-residential children within a 

residential unit  

 

P4 Relocation of a building  

 

P5 Conversion of an elderly persons unit  

P6 Home occupation  

 

P11 Temporary military or emergency 

service training activities  

 

P12 Market gardens, community gardens 

and garden allotments  

 

P13 Storage of heavy vehicles  

 

P14 Dismantling, repair, or storage of 

motor vehicles and boats  

 

P16 Temporary lifting or moving of 

earthquake damaged buildings where there 

is a non-compliance with one or more rules 

14.3.3.2, 14.3.3.3, 14.3.3.4, 14.3.3.5, 

14.3.3.6  

 

P17 Repair or rebuild of buildings with cross 

leases, company leases or unit titles  

As per Table 14.3.2.1  

 

http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41721
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P21 Activities buildings and fences within 

12 metres of the centre line of Electricity 

Distribution Line shown on a planning map 

in urban areas  

 

P23 Emergency services facilities  

 

P24 1 Retirement Villages  

 

a. The activity shall achieve the following 

built form standards:  

 

14.2.3.3 Building height  

14.2.3.4 Site coverage  

14.2.3.6 Daylight recession planes  

14.2.3.7 Minimum building setbacks 

from internal boundaries  

14.2.3.9 Road boundary garage and 

building setback  

14.2.3.11 Water supply for fire fighting 

  

Building façade length – there must be a 

recess in the façade of a building where 

it faces a side or rear boundary from the 

point at which a building exceeds a 

length of 16m. The recess must:  

 

1. be at least 1m in depth, for a 

length of at least 2m.  

2. be for the full height of the wall  

3. include a break in the eave line 

and roof line of the façade 

 

NIL  

P2 Care facilities NIL 

P24 3 Guest Accommodation NIL 

P25 4 Pre-Schools facility  a. The facility shall: 

 

i. Comprise less than 500sqm gross 

leasable floor space  

ii. Limit the hours the operation is open 

to patients or clients and deliveries 

to between the hours of 0700-2100  

 

P26 5 Healthcare facility 

P27 6  Veterinary Care facility 

P28 7 Education activity 

P29 8 Places of Assembly  

P30 9 Spiritual facilities 

P31 10 Community corrections facilities 

P32 11 Community welfare facilities 

P33 Care homes  
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14.2.4.12 Area specific restricted discretionary activities 

 

 Location Restricted Discretionary Matters of Discretion 

…    

RD9 Accommodation 

and Community 

Facilities Overlay 

area 

Non-compliance with the 

permitted built form 

standards in 14.2.4.6 - 

Area Specific Built Form 

Standards -

Accommodation and 

Community Facilities 

Overlay  

 

14.2.4.6.1 Maximum Site 

Coverage  

 

14.2.4.6.2 Maximum 

building height  

 

14.2.4.6.3 Minimum 

setback from internal 

boundaries  

 

14.2.4.6.4 Minimum 

setback and distance to 

ground floor windows and 

balconies  

 

14.2.4.6.5 Maximum 

Continuous Building 

Length  

 

14.2.4.6.6 Building 

setback from road 

boundaries  

 

14.2.4.6.7 Front Entrances 

and Facades  

 

14.2.4.6.8 Building 

Overhangs 

 

14.2.4.6.9 Daylight 

Recession Planes 

 

14.2.4.6.10 Fences and 

Screening 

 

14.2.4.6.11 Landscaped 

Areas 

 

 
 

As relevant to the breached 

standard:  

 

14.9.1 (2) Residential design 

principles Relationship to the 

street and public open 

spaces 

 

14.9.1 (3) Residential design 

principles - Built form & 

appearance  

 

14.9.1 (2) Residential design 

principles Relationship to the 

street and (6) Safety 

 

14.9.2 Site density & site 

coverage  

 

14.9.3 Impacts on 

Neighboring Property  

 

14.9.3 Impacts on 

Neighboring Property  

 

14.9.3 Impacts on 

Neighboring Property  

 

14.9.1 (3) Residential design 

principles - Built form & 

appearance  

 

14.9.19 Street scene – road 

boundary building setback, 

fencing and planting 

 

14.9.20 Minimum building, 

window and balcony 

setbacks 

 

14.9.1 (2) Residential design 

principles Relationship to the 

street  

 

14.9.1 (2) Residential design 

principles Relationship to the 

street and (6) Safety 

 


