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1 Kauri Lodge Rest Home (Kauri Lodge) made submissions on Stage 1 

and Stage 2 of the Proposed Christchurch Replacement District Plan 

(Replacement Plan).  

Background 

2 Kauri Lodge Rest Home is located between 144 and 154 Riccarton 

Road, Christchurch. The rest home occupies 8 separate certificates of 

title but effectively operates as one large site with some buildings 

crossing individual lot boundaries together with shared access ways 

(the Site). A map showing the layout of the site and the individual lot 

boundaries is attached to the evidence of Mr Dale dated 27 August 

2015.  

3 The entire site is zoned Living 1 in the Operative City Plan along with 

the majority of the sites to the north of Riccarton Road.  

4 In Stage 1 of the Replacement Plan the site was zoned Residential 

Suburban, which anticipates low density residential accommodation1.  

Kauri Lodge filed a submission on Stage 1 seeking a Residential 

Medium Density zoning to better reflect the built form already 

present and the suitability of the site for medium density 

development in future.  

5 Before the hearing of the Stage 1 Residential proposal the draft 

Stage 2 proposals were made public. The draft Stage 2 proposal 

showed part of the site subject to a (now non-existent) 

Accommodation and Community Facilities Zone.  

6 Kauri Lodge were comfortable with this zoning but wished to seek an 

extension over the whole site. On the request of Kauri Lodge a 

direction from the Panel was made on 13th of March 2015 that the 

zoning of the site should be dealt with in Stage 2. 

7 When Stage 2 of the Replacement Plan was notified on 2 May 2015 

the Accommodation and Community Facilities Zone in the draft Stage 

2 proposal had been altered to become an overlay rather than a 

stand alone zone.  

  

                                       
1 Evidence of Scott Blair – Stage 1 Residential Hearing, 12 March 2015, Paragraph 4.2. 
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Kauri Lodge’s Submission 

8 Kauri Lodge’s submission in Stage 2 sought: 

(a) A change in the underlying zoning of the site from Residential 

Suburban to Residential Medium Density; 

(b) An extension of the Accommodation and Community Facilities 

Overlay over the whole site; 

(c) The inclusion of retirement villages and care facilities as 

permitted activities within the ACF Overlay; and 

(d) Amendments to the built form standards to appropriately 

enable retirement villages and care facilities. 

9 The following amendments have been made by Council that meet 

some of Kauri Lodge’s concerns: 

(a) The agreement of Council officers that the site is appropriate 

for Residential Medium Density zoning; 

(b) The inclusion in the permitted activities list of retirement 

villages and care facilities; 

(c) The deletion of the minimum floor to ceiling height rule from 

the built form standards; and 

(d) The deletion of the maximum hours of operation from the built 

form standards. 

10 The following issues remain in contention: 

(a) The extent of the Accommodation and Community Facilities 

Overlay as it applies to the site; 

(b) The application of Residential Suburban Zone built form 

standards to retirement villages within the Accommodation and 

Community Facilities Overlay. 

Residential Medium Density Zone 

11 Through rebuttal evidence the Council has agreed that the most 

appropriate underlying zoning for the site is Residential Medium 

Density.  
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12 Ms Oliver stated in her rebuttal evidence that: 

“The RMD zone provisions will in my opinion provide sufficient 

flexibility in the sites future potential redevelopment as Mr Dale 

has stated, whilst managing any adverse effects on the 

surrounding area”2. 

13 Ms Schroder agreed that rezoning the site to Residential Medium 

Density is appropriate stating: 

“With respect to the Kauri Lodge site, I consider that a balance 

needs to be achieved that recognises the nature of the activity 

on the site, the adjacent suburban environment, as well as the 

location on an arterial route, in line with the policy direction of 

the ACF Overlay. As discussed earlier, I agree with Mr Dale that 

there is merit in rezoning of the site to an RMD zone, and that 

this could achieve that balance in this context. I consider that 

given the location, the scale and nature of the residential 

activity and the ability of the provisions of the RMD zone to 

better manage the effects of the activity in respect to the 

adjacent residential suburban zone, with more focus placed on 

both internal and external amenity, that this zoning would be 

more appropriate to the context and the use of the site for a 

retirement village. As such I support the rezoning of this site to 

RMD”3. 

14 This is in line with Mr Dale’s evidence for Kauri Lodge which 

highlights the framework and analysis undertaken by the Council in 

order to determine the most appropriate locations for Residential 

Medium Density zoning. Mr Dale summarised the factors set out in 

Mr Blair’s evidence in Stage 1: 

(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;  

                                       
2 Rebuttal Evidence of Sarah Oliver, 2 September 2015, paragraph 4.33 
3 Rebuttal Evidence of Josephine Schroder, 2 September 2015, paragraph 7.5 
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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 opinion”4. 

15 It is submitted that Residential Medium Density zoning is suitable for 

the site as all of the factors above have been met. In particular it is 

noted that the Council has confirmed that there are no infrastructure 

constraints for the site5.  

16 Allowing a Residential Medium Density zoning not only recognises the 

current use of the site and its location but also enables the future 

development of additional housing in an appropriate location as is 

clearly sought in the higher order documents.   

Extension of the Overlay 

17 Kauri Lodge’s submission in Stage 2 seeks that the Accommodation 

and Community Facilities Overlay that applies to the front portion of 

the site be extended across the whole site.  

18 Ms Oliver explained in her evidence that the Accommodation and 

Community Facilities Overlay was considered a beneficial way to 

address the increasing non-residential land use along specific arterial 

roads, including Riccarton Road, for 3 reasons.  Firstly because: 

“the demand for visitor accommodation and larger scale 

community facilities will be directed to arterial corridor locations 

which have good transport access (core public transport routes, 

direct routes to highways etc), are in walking distance of 

centres, and are where the effects on residential 

neighbourhoods are minimised”6 

                                       
4 Evidence in Chief of Maurice Dale for Kauri Lodge, 27 August 2015, paragraph 44 
5 Evidence in Chief of Bridget O’Brien, 18 August 2015, paragraph 7.32; Evidence in Chief of 
Brian Norton, 18 August 2015, paragraph 7.38; Evidence in Chief of Andrew Milne, 18 August 
2015, paragraph 9.2(m); and Evidence in Chief of Ian Wright, 18 August 2015, Attachment 
A, page 2. 
6 Evidence in Chief (Second Statement) of Sarah Oliver, 18 August 2015, paragraph 10.8 
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19 It is submitted that all of the benefits described above apply equally 

to the whole of the Kauri Lodge site, not just the front portion. All of 

the site has access to Riccarton Road and the associated transport 

benefits, all of the site is within walking distance of a centre and the 

effects on residential neighbours are no different at the front of the 

site than at the rear.  

20 Ms Oliver further states that “Secondly, the proposed package of 

built form provisions will provide protection of residential amenity 

values and encourage improved integration between buildings and 

the street”7. Kauri Lodge agrees that the rule package will protect 

residential amenity values.  

21 As Mr Dale states in his evidence “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”8. 

22 Ms Oliver’s evidence also sets out that “Finally, the concept of the 

ACF Overlay strengthens the pRDP's policy approach by limiting new 

non-residential activities in residential areas and supporting the 

consolidation of commercial activity within commercial centres”9.  

23 Mr Dale in his evidence accepts this contention but adds: 

“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”10. 

24 In my submission Ms Oliver’s assertion that the extension of the 

overlay at Kauri Lodge risks the residential coherence of the area is 

misplaced. As Mr Dale explains in his evidence, the retirement village 

currently located on the site already impacts on the residential 

coherence of the area.  

                                       
7 Evidence in Chief (Second Statement) of Sarah Oliver, 18 August 2015, paragraph 10.9 
8 Evidence in Chief of Maurice Dale for Kauri Lodge, 27 August 2015, paragraph 35 
9 Evidence in Chief (Second Statement) of Sarah Oliver, 18 August 2015, paragraph 10.10 
10 Evidence in Chief of Maurice Dale for Kauri Lodge, 27 August 2015, paragraph 32 
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25 The placement of a partial overlay fails to take into account the 

common ownership of the site or the fact that the site functionally 

operates as one with buildings crossing site boundaries and a shared 

main entrance.  

26 Further, there are areas on Riccarton Road where the 

Accommodation and Community Facilities overlay has been applied 

considerably further back from the road than the full extent of the 

Kauri Lodge site. Antonio Hall in particular is some 1.5 hectares in 

size and is entirely surrounded by Residential Suburban zoned 

property. By way of contrast the Kauri Lodge site is only bordered by 

the Residential Suburban zone on 2 sides, one of which is entirely 

covered by the Accommodation and Community Facilities Overlay 

and the other which is partially covered by the Accommodation and 

Community Facilities Overlay. Attached and marked ‘A’ are the 

planning maps for the Antonio Hall site.  

27 Kauri Lodge maintains the submission point seeking an extension of 

the Accommodation and Community Facilities Overlay and reiterates 

the comment of Mr Dale that “Overall I consider there will be no 

significant adverse environmental consequences from extending the 

ACF Overlay over the entire site”11.  

Provisions of the Guest Accommodation and Community Facilities 

Overlay 

28 Kauri Lodge sought the inclusion of retirement villages and care 

facilities in the Accommodation and Community Facilities Overlay as 

permitted activities. The Council’s inclusion of these activities in the 

most recent version of the chapter is considered appropriate. 

29 Kauri Lodge considers that the application of the built form standards 

applying to retirement villages and care facilities in the Residential 

Suburban Zone is unduly restrictive in the Accommodation and 

Community Facilities Overlay where a larger scale of built form is 

already anticipated. Mr Dale’s evidence confirms that there would be 

no difference in effects between retirement villages and guest 

accommodation that warrant the more restrictive built form being 

applied. On this basis Kauri Lodge seek that the built form standards 

be amended as set out in Mr Dale’s evidence.  

                                       
11 Evidence in Chief of Maurice Dale for Kauri Lodge, 27 August 2015, paragraph 40 
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Summary 

30 In summary Kauri Lodge seeks the following decisions from the 

Panel: 

(a) The rezoning of the whole Kauri Lodge site from Residential 

Suburban to Residential Medium Density as supported by the 

Council Officers; 

(b) The extension of the Accommodation and Community Facilities 

Overlay over the whole of the Kauri Lodge site in recognition of 

the current use of the site and the way the site practically 

operates as one site; 

(c) The amendment of the built form standards applying to 

retirement villages within the Accommodation and Community 

Facilities Overlay as set out in Mr Dale’s evidence.  

31 Kauri Lodge will call evidence from Mr Maurice Dale to address the 

planning aspects of the submission.  

 

DATED this 8th day of September 2015 

 

       

H G Marks 

Counsel for Kauri Lodge Limited (Submitter 2222) 
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Attachment A 

 

Antonio Hall – Accommodation and Community Facilities Overlay 

 
 

 

Antonio Hall – Extent of Residential Suburban Zone in surrounding sites 

 

 


