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INTRODUCTION  

Qualifications and experience 

1. My name is Dean Michael Chrystal.  I am a Director with Planz Consultants 

Limited a planning consultancy based in Christchurch. 

2. I hold a Bachelor of Regional Planning degree and am an accredited 

Commissioner.  I have been employed in the practice of Planning and 

Resource Management for over 25 years, both in New Zealand and the 

United Kingdom. 

3. I have previously worked for local authorities in Wellington and the UK 

before joining Christchurch City Council (Council) in 1994.  In 1998 I left 

the Council to become a Director at Planit Associates (now Planz 

Consultants). 

4. My experience includes the policy and rule development for the 

commercial and retail provisions contained in the Operative Christchurch 

City Plan (Operative Plan) while working for the Council.  

5. I also had a leading role in the preparation of Variation 86 to the Operative 

Plan (Variation 86) which introduced the present centres based approach 

to retailing in Christchurch. I was then involved in preparing and presenting 

evidence at both the Council hearing and subsequent Environment Court 

hearing of appeals on Variation 86. 

6. As a Commissioner, my experience includes hearing and making decisions 

on numerous plan changes and resource consent applications around the 

country. I also have been a member of Panels appointed to hear 

submissions and make decisions on district plan reviews in the Selwyn and 

Horowhenua Districts. 

7. In preparing my evidence I have reviewed: 

(a) The evidence in chief of the Council’s witnesses Mark Stevenson and 

Timothy Heath (dated 2 September 2015).  

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

Environment Court Practice Note (dated 1 December 2014) and I agree to 

comply with it. My qualifications as an expert are set out above. I confirm 
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that the issues addressed in this statement of evidence are within my area 

of expertise. I have not omitted to consider material facts known to me that 

might alter or detract from the opinions expressed. 

ACRONYMS AND ABBREVIATIONS USED 

9. I use the following acronyms and abbreviations in my evidence: 

pRDP    proposed Replacement District Plan  

RMA    Resource Management Act 1991 

CRPS    Canterbury Regional Policy Statement 2013 

SCOPE OF EVIDENCE 

10. I have been asked by Illogan Trust to provide evidence in relation to their 

submission on Stage 2 of the pRDP to rezone the property at 2 Carrs Road 

being Lot 1 DP 20727 and Section 1 Survey Office Plan 19609, for 

Commercial Local purposes. 

11. My evidence:  

(a) Includes a background to the current zoning of 2 Carrs Road;  

(b) A description of what is enabled in a Commercial Local centre; 

(c) Identification of the relevant objectives and policies; 

(d) An assessment of effect on the environment and against the relevant 

objectives and policies; 

(e) A discussion of alternatives; and 

(f) An assessment against section 32 of the RMA.  

EXECUTIVE SUMMARY  

12. My evidence reaches the following conclusions: 

(a) The commercial zoning on the site has not taken into account the 

juxtaposition of the zone and the preschool already established on 

the site. 

(b) It will be difficult to develop for residential purposes the land between 

the zone and the pre-school taking into account that some form of 

access would be necessary and further the likely amenity that would 

eventuate if a development could occur would be relatively low.  
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(c) In a situation such as this there is unlikely to be any significant 

residential coherence created and the potential for reverse sensitivity 

effects to arise is heightened. 

(d) The most appropriate solution is to rezone the area between the 

proposed commercial zone and the pre-school and along the Carrs 

Road frontage as Commercial Local which provides more substance 

to the zone, enables the consideration of a wider range of uses and 

results in a more efficient use of the land resource. 

(e) The expanded zone would be no larger than other greenfield 

Commercial Local zones. 

(f) The sites proximity to development currently occurring around it, in 

particular the Summerset Retirement village and the two low cost 

housing developments either side of the motorway could enable local 

commercial facilities for people who are less mobile or looking for 

local convenience. 

(g) The expansion of the zone in the form proposed will give effect to the 

CRPS and is not inconsistent with the relevant objectives and 

policies of the pRDP. 

(h) The expanded Commercial Local zone is the most appropriate way 

of achieving the objectives of the District Plan, will result in a more 

efficient use of the land resource and overall better achieves the 

purpose of the RMA. 

BACKGROUND 

13. The Illogan Trust’s site is located on the corner of Awatea and Carrs Road. 

The site is some 2.5ha in area and contains a pre-school which was 

consented in 2008 (RMA 92012075). The pre-school occupies the south-

east corner of the site (as shown on Appendix 1) and takes up an area of 

approximately 5943m2. A small area housing farm animals adjoins the pre-

school entrance. The remainder of the site includes a shed in the north-

west corner and it is currently used for grazing purposes.  

14. The surrounding area consists of a developing residential area to the north 

which includes the Summerset Retirement Village immediately across 

Awatea Road, a low cost housing development currently under 

construction to the southeast of Carrs Road and adjoining the Southern 
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Motorway, a large retention basin across the other side of Carrs Road and 

a proposed greenfield residential area to the south-west and west of the 

site.    

15. Plan Change 5 to the Operative City Plan introduced the Living G (Awatea) 

Zone and was made operative in July 2011. The associated Outline 

Development Plan (ODP) identified an area for business development to 

which the Business 1 zone rules were to apply as shown in Appendix 2. 

The notation in Appendix 2 also said the commercial area was to be a 

maximum area of 7000m2 although the area identified on the ODP itself is 

only 5620m2.  

16. The wording in clause 10.3.5(a) Sustainable subdivision design for Living 

G (Awatea) states: 

“(c)  provision of a commercial area with a maximum land area of 0.7 of a 

hectare that provides for the day to day, convenience shopping 

needs of the local community and developed in such a manner that it 

is designed in accordance with good urban design principles and 

achieves a high standard of visual character and amenity.”   

17. In addition to the above the ODP’s associated with the plan change 

indicates that the Carrs Road frontage of the site for a depth of 

approximately 20m is to be provided as part of the blue/green network (i.e. 

stormwater management and reserve) and has identified the 20 metres as 

an area of cultural significance. 

18. These notations have been carried over into the pRDP ODP’s for the area 

except for the 7000m2 reference to the Commercial Local area.  Further, 

the commercial site has also now been shown as a Commercial Local zone 

on Planning Map 44 which I have shown below.  As referred to above the 

zone is approximately 5620m2.   
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SUBMISSION 

19. The submission by Illogan Trust (the Trust) sought for the site as a whole 

to be rezoned Commercial Local with limitation on retail and supermarket 

floorspace. As a result of discussion and refinement the Trust is now 

seeking to rezone just that area of land which is sandwiched between the 

pre-school and the proposed Commercial Local zone.  This juxtaposition 

between the pre-school and the commercial local zoning can be seen on 

Appendix 1. The area of that land is some 5089m2 and would if rezoned 

bring the total area of the Commercial Local zone to 10,709m2.   

COMMERCIAL LOCAL ZONE 

20. For context I have outlined some of the relevant permitted activities 

proposed within the Commercial Local zone as per the City Council’s 

closing submissions of the 11 of June 2015. These include: 

 Supermarket up to 1000m2 GLFA. 

 Retail activity up to 350m2 GLFA 

 Trade suppliers and Commercial services up to 250m2 GLFA 

 Food and beverage 

 Office Activity up to 350m2 GLFA 

 Guest accommodation subject to insulation 
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 Community facility 

 Heath care facility 

 Pre-school 

 Residential activity above ground floor or located at the rear of 

commercial activities and subject to minimum net floor areas  

21. Exceeding any of the above thresholds results is a restricted discretionary 

status with no written approvals and non-notification.  

POLICY FRAMEWORK 

Canterbury Regional Policy Statement  

22. The CRPS does not specifically refer to local centres and I consider that 

such centres are considered under the CRPS to be neighbourhood centres 

particularly as a distinction is made between larger and smaller 

neighbourhood centres (Objective 6.2.2 (2)). The explanation to Objective 

6.2.5 notes a that the role of neighbourhood centres is recognised for the 

service role they play to local communities and as a location for 

appropriate business development.  

23. In my view therefore, the provisions of the CRPS relevant to this particular 

matter are as follows:  

Objective 6.2.5 – Key activity and other centres (including neighbourhood 

centres), which seeks to support and maintain the existing network of 

centres during the recovery period and states:  

“The development and distribution of commercial activity will avoid 

significant adverse effects on the function and viability of these centres”.  

24. Objective 6.2.6 – Business land development seeks to identify and provide 

for Greater Christchurch’s land requirements for the recovery and growth of 

business activities in a manner that supports the settlement pattern brought 

about by Objective 6.2.2, recognising that: 

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

Key Activity Centres, and neighbourhood centres; 

Policy 6.3.1 – Development within the Greater Christchurch area requires 

in relation to recovery and rebuilding for Greater Christchurch: 
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(6)  avoid development that adversely affects the function and viability of, 

or public investment in, the Central City and Key Activity Centres. 

Policy 6.3.6 – Business land, which seeks that in ensuring that provision, 

recovery and rebuilding of business land maximises business retention, 

attracts investment, and provides for healthy working environments, 

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

(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; 

(8)  Ensures reverse sensitivity effects and conflicts between 

incompatible activities are identified and avoided or mitigated against; 

25. Policy 6.3.1 - Development within the Greater Christchurch area, which 

seeks that “in relation to recovery and rebuilding for Greater Christchurch”: 

(6) avoid development that adversely affects the function and viability of, 

or public investment in, the Central City and Key Activity Centres. 

26. Overall, in my opinion, the CRPS recognises that commercial development 

should primarily be directed to centres, but that in circumstances where it is 

seeking to locate out-of-centre or in the case of centre expansion, it must 

not give rise to significant adverse distributional or urban form effects. 

Proposed Objective and Policy Framework of the Replacement District 

Plan 

27. Unlike the CRPS, the pRDP distinguishes between Neighbourhood and 

Local Centres   

28. I consider the relevant Strategic Directions Objectives are:  

Objective 3.3.5 – Business and economic prosperity promotes the critical 

importance of business and economic prosperity to Christchurch’s recovery 

and to community wellbeing and resilience is recognised and a range of 

opportunities provided for business activities to establish and prosper. 
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Objective 3.3.7 - Urban growth, form and design promotes a well-

integrated pattern of development and infrastructure, a consolidated urban 

form, and a high quality urban environment that: 

(a)  Is attractive to residents, business and visitors;  

(e)  Maintains and enhances the Central City, Key Activity Centres and 

Neighbourhood Centres as community focal points;  

(h)  Improves overall accessibility and connectivity for people, transport 

(including opportunities for walking, cycling and public transport) and 

services; 

Objective 3.3.10 - Commercial and industrial activities seek the recovery 

and stimulation of commercial and industrial activities in a way that 

expedites recovery and long-term economic and employment growth 

through: 

(a)  Enabling rebuilding of existing business areas, revitalising of centres, 

and provision in greenfield areas; and 

(b)  Ensuring sufficient and suitable land development capacity. 

Objective 3.3.14 - Incompatible activities seeks: 

(a)  The location of activities is controlled, primarily by zoning, to minimise 

conflicts between incompatible activities; and 

(b)  Conflicts between incompatible activities are avoided where there 

may be significant adverse effects on the health, safety and amenity 

of people and communities. 

29. The following Objectives and Policies of the City Council’s closing 

submissions of the 11 of June 2015 on Chapter 15 have been considered 

as part of my assessment. The relevance provision I considered are as 

follows: 

Objective 2 - Focus of commercial activity seeks that commercial activity 

is focussed within a network of centres (comprising the Central City, 

District, Neighbourhood, Local and Large Format centres) to meet the 

wider community’s and businesses' needs in a way and at a rate that: 

iv.  gives primacy to the central city, followed by District Centres and 

Neighbourhood Centres identified as Key Activity Centres; 
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v.  is consistent with the role of each centre as defined in Policy 1 Table 

15.1 

Policy 1 - Role of centres requires the maintenance and strengthening of 

the Central City and commercial centres as the focal points for the 

community and business through intensification within centres that reflects 

their functions and catchment sizes, and in a framework that: 

vi. maintains the role of Neighbourhood, Local and Large Format centres 

set out in Table 15.1 - Centre's role.  

30. Under Table 15.1 Local Centres are described as a small group of primarily 

convenience shops and in some instances, community uses e.g. a local 

health provider, serving the needs of the immediately surrounding 

residential area. They are accessible by walking, cycling from the area 

served and on a bus route in some instances. They also include 

standalone supermarkets serving the surrounding residential community, 

which are accessed primarily by private vehicle. The table describes local 

centres as being up to 3000m2 (Note: I have assumed this is referring to 

floor area rather than land area although it is not clear).  

Policy 4 – Accommodating growth requires that:  

b. Any outward expansion of a commercial centre must: 

1.  ensure the expanded centre remains commensurate with the centre’s 

role within a strategic network of centres while not undermining the 

function of other centres; 

2.  be integrated with infrastructure including the transport network; 

3.  be undertaken in such a manner that adverse effects are managed at 

the interface with the adjoining zone; and. 

4.  be consistent with objectives of: 

a.  increasing housing development opportunities to meet 

intensification targets in and around centres, and 

b.  revitalising the Central City as the primary community focal point. 

31. I have considered the above objectives and policies in the context of my 

assessment below and in terms of Section 32 of the RMA. 

 



10 

 
5779916_1 

ASSESSMENT 

Effects on the Environment 

32. The purpose of the proposed Commercial Local zone (Local Centres) is to 

serve the needs of the immediately surrounding residential area. Both the 

operative District Plan and the pRDP clearly anticipate a need for such a 

facility within this general area given the growth both currently occurring 

and likely to occur in the future. The site was originally chosen in Plan 

Change 5 because it was “centrally located relative to the Awatea Block”.1  

The purpose of this commercial area was to provide for local retail and 

business activities that meet the day-to-day needs of the community and 

the explanations and reasons note that “a suitable location and area of 

land has been identified to enable development to occur to a size and 

scale appropriate to serve these needs”. That size, as referred to above, 

was indicated on the ODP notation as being up to 7000m2.  

33. Neither the commercial zone notation in the Operative Plan ODP or the 

Commercial Local zone in the pRDP have in my opinion taken into account 

the juxtaposition of the zone and the preschool already established on the 

site.  The pre-school is relatively new and as I understand it the Illogan 

Trust has no thoughts of removing it regardless of the zoning. This 

therefore leaves a rather narrow strip of land ranging between 23m and 

29m in width, to the south of the identified Commercial Local zone, which is 

currently proposed to be zoned New Neighbourhood. An even narrower 

strip of 20m in width is created between the Commercial Local zone and 

Carrs Road.   

34. In my view the area between the pre-school and the Commercial Local 

zone will be difficult to develop for residential purposes taking into account 

that some form of access would be necessary. Furthermore, the likely 

amenity that would eventuate even if a development could be shoehorned 

into this area would in my opinion be relatively low given that in all 

likelihood the back-of-house for any commercial development would occur 

along this boundary. In a situation such as this there is unlikely to be any 

significant residential coherence created and in my view the potential for 

reverse sensitivity effects to arise is heightened.  

                                                
1 Christchurch City Council Plan Change 5  Explanation and Reasons to Policies  
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35. I note that the pre-school does not contain an acoustic fence along its 

boundaries but that a condition of consent requires one to be provided 

should residential development occur in the future.   

36. The strip of proposed New Neighbourhood zone along Carrs Road is 

shown in the ODP’s as being to provide a blue/green network (i.e. 

stormwater management and reserve) and is identified as being of cultural 

significance, which it is understood may relate to a waka trail.  As I 

understand is there is no agreement between the Trust and the Council in 

terms of the Council acquiring this land.  I am advised that Mr Williams has 

discussed the matter with Council staff who have indicated that possibly 

only 10m will be required.  In that situation an unusually shaped 10m strip 

of land adjoining the Commercial Local zone would be left over which 

would be virtually undevelopable for residential purposes. 

37. Having considered the above, the most appropriate solution in my opinion 

is to rezone the area between the proposed commercial zone and the pre-

school and along the Carrs Road frontage as Commercial Local. This 

would provide more substance to the zone, enable the consideration of a 

wider range of uses and result in a more efficient use of the land resource. 

The remainder of the land would then be zoned New Neighbourhood 

including the pre-school.  This would enable an area of land on the western 

side of the site to be developed for residential purposes with potential 

access out onto Awatea Road if necessary.   

38. While it is difficult to determine the likely level of development which might 

occur from a 10,709m2 zone (less 820m2 if a 10m strip along Carrs Road is 

taken out of the site) I note that it would not be any larger than other 

greenfield Commercial Local zones. The zoned Wigram site (Planning Map 

37) is approximately 4.4ha, the two Halswell West sites (Planning Map 44) 

which are across the road from each other are a combined 1.15ha, the 

north Belfast site (Planning Map 12) is approximately 3.1ha, the two 

Highfield sites (Planning Map 19) are approximately 8000m2 each, and the 

East Belfast site (Planning Map 12) is approximately 1ha. The only 

comparable greenfield Commercial Local zone to the Awatea site is the 

one on Claridges Road (Planning Map 18) which is approximately 4000m2. 

The scale of the Awatea Commercial Local zone at 1.07ha would not 

therefore be out of character with other greenfield Commercial Local 

centres. Further, while I have been unable to determine how the size of all 
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the above sites was established it perhaps suggest that something closer 

to 1ha is necessary to encourage a commercial development with enough 

substance to occur.     

39. I note in relation to the Halswell West site that Plan Change 602 indicated 

approximately 5300m2 of land will be available for commercial uses which 

was shown on the ODP contained in the Operative Plan. With reference to 

the actual land area on the ground using title information the zoned land 

appears to have doubled in size in the pRDP with no apparent reasoning 

that I was able to find.    

40. The only analysis of establishing the size of a local centre I was able to 

obtain for the greenfield Commercial Local sites now shown within the 

pRDP was undertaken by Oculus3 in relation to the Highfield Plan Change 

(Plan Change 67 to the Operative District Plan). In this assessment of a 

neighbourhood/local centre it was indicated that a population of up to 6,000 

people would correspond to 2-2.5ha centre. That equates to 2400-3000 

people per hectare.   

41. The number of households predicted for the Awatea block in the original 

Plan Change 1 to the Regional Policy Statement was 1210. Using an 

average household figure of 2.3 person per household this equates to a 

population of 2783 which aligns well with the 10,709m2 now proposed 

based on the above formula.  

42. While I accept that this is not an exact science and there may well be other 

factors which come into play, it is in the circumstances the best analogy 

that is available. Further, it has been relied upon by the Council in a 

greenfield zoning situation which in terms of proximity to other centres is 

not too dissimilar to the Awatea Road situation.      

43. I also note that the sites proximity to the type of development currently 

occurring around it, in particular the Summerset Retirement village and the 

two low cost housing developments either side of the motorway could 

provide local commercial facilities for people who are less mobile or looking 

for local convenience. 

 

                                                
2
 Explanation to Plan Change 60 to the Christchurch City Plan 

3
 Oculus, Retail and Commercial Assessment and Recommendations, Highfield September 2011  
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Objectives and Policies       

44. Turning to the relevant objectives and policies identified above I do not 

consider the addition on 5089m2 (or perhaps 3709m2 if the 7000m2 

indicated in the Operative Plan were taken as the original level) will have 

any significant adverse effects on the function and viability of the Central 

City and other nearby centres.  All nearby centres are significantly larger in 

land area than what is being proposed here and therefore currently do, and 

will in the future, contain a much wider and fuller range of activities.  

45. The expansion of the zone will also expand the opportunities for new 

commercial activities and help ensure that they are able to be directed to 

an existing centre. It could improve accessibility to services particularly for 

those living in the nearby retirement village and low cost housing area.   

46. The larger zone will provide a more suitable land configuration and more 

substance to the zone, providing greater potential that development will 

occur to service the local area, but still being of a scale that is 

commensurate within the local centre role. 

47. Finally expanding the zone will avoid an incompatible and low amenity 

residential environment occurring and reduce the potential for reserve 

sensitivity effects to arise.  

48. In summary I consider the expansion of the zone in the form now proposed 

will give effect to the CRPS and is not inconsistent with the relevant 

objectives and policies of the pRDP. 

Alternatives  

49. The alternatives to adding to the zone are to retain the status quo in the 

pRDP or rezone the whole site as sought in the original submission, which 

I discuss further below. 

50. Retaining the status quo does not address the awkward residual area of 

residentially zoned land between the Commercial local zone and the pre-

school and along Carrs Road. It also reduces the potential attractiveness of 

the site for commercial development. One of the difficulties faced here is 

that if commercial development is not an attractive option due to the size of 

the zoned area then the default option is residential development. 
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However, standard residential development at ground level is not a 

permitted activity within the Commercial Local zone.   

51. Zoning the whole site Commercial Local does at 2.5ha (which would 

include the pre-school) run the risk of becoming a centre of some 

substance akin to a small neighbourhood centre. No analysis has been 

undertaken as to the impact of a centre of that scale on other centres and 

therefore I have not considered this any further.  

SECTION 32 

52. The Section 32 evaluation is focused on whether this method (extension of 

the Commercial Local zone over part of the New Neighbourhood zone) is 

the most appropriate way of achieving the objectives of the District Plan, 

and whether it better assists the Council to carry out its functions in order 

to achieve the purpose of the RMA. 

53. In my opinion the extension is the most appropriate way overall of 

achieving the Strategic Objectives and the proposed objectives and 

policies of Chapter 15 of the pRDP by providing the potential for a wider 

range of opportunities for business activities; not impacting upon and thus 

maintaining the Central City, Key Activity Centres and Neighbourhood as 

community focal points; providing the potential for greater access for 

people in the vicinity to services and; reducing the potential for conflicts 

between incompatible activities. 

54. The extended zoning in my opinion is able to achieve the purpose of the 

RMA including people’s social and economic well-being through providing 

the potential for a greater level of service to the local community without 

creating adverse effects (in particular significant distributional effects) on 

the wider centres network and avoiding the potential for onsite adverse 

effects associated with reserve sensitivity.                               
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CONCLUSION 

55. In conclusion, I consider the revised Commercial Local zone will result in a 

more efficient use of the land resource and overall better achieves the 

purpose of the RMA.  

 

Dean Michael Chrystal 

23 September 2015 
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Appendix 1 
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Appendix 2 

 


