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Introduction 

1. My full name is Kim Philip McCracken and I hold the 

qualifications of B.A. and Dip T.P.  I have over 30 years’ 

experience in planning and resource management both in New 

Zealand and the United Kingdom.  I was previously a Director of 

Davie Lovell-Smith and Partners Engineers, Surveyors and 

Planners and now operate my own consulting firm. 

2. I have been asked to provide planning evidence in relation to the 

zoning of the submitters’ property.  The property is in a single 

title (1 Clyde Road) Riccarton on the north west corner of the 

Clyde Road, Riccarton Road intersection.  It is approximately 

1100m² in area.  The site is currently used as a real estate sales 

and consulting office but is understood to have had a long history 

of commercial use.  The site is shown on a copy of Planning Map 

Number 31 attached to this evidence. These maps reflect the 

provision of Stage 1 and 2 of the Replacement Plan. 

3. The property is situated in the Residential Suburban Zone in the 

proposed Replacement District Plan, and is zoned Living 1 in the 

Operative District Plan.  Although the submission sought a 

“commercial zoning” in my opinion the only logical commercial 

zone suitable for the site is the Commercial L Zone. 

Code of Conduct 

4. I confirm that I have read the Code of Conduct for Expert 

Witnesses contained in the Environment Court Practice Note 

2014 and that I agree to comply with it.  I confirm that I have 

considered all the material facts that I am aware of that might 

alter or detract from the opinions that I express, and that this 

evidence is within my area of expertise, except where I state that 

I am relying on the evidence of another person. 
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Site and Locality 

5. I have visited the site and have inspected the nearby areas. 

6. The character of the area in the vicinity of the site is that of a 

largely non-residential corridor along the frontage of Riccarton 

Road and which is surrounded by an existing low density 

residential development behind the Riccarton Road frontage.  

Riccarton road in the vicinity of the site is dominated by a 

number of small shops, a major vehicle sales, as well as a range 

of businesses including real estate, servicing activities, motels, 

medical facilities and the local school.  The adjacent ”retail” sites 

to the south across Riccarton Road are zoned Commercial L and 

Industrial General.   

Executive Summary 

7. The submission site occupies approximately 1100m2 on the north 

side of Riccarton Road.  All of the site is occupied by the real 

estate business and has not been used for housing for a very 

long time. 

8. The Council proposes to zone the site Residential Suburban 

(RS) and the submitter essentially seeks Commercial Local (CL) 

zoning. 

9. From a residential perspective there are no good reasons for the 

site to have an RS zoning.  The site is not well suited to 

residential use given its frontage to this section of Riccarton 

Road and the character of the immediate area which is 

dominated by heavy traffic volumes, a light controlled 

intersection, a wide range of business activities, extensive 

customer and vehicle based activities, and a built form which 

does not reflect residential amenity.  The existing activity on the 

site, as well as the reasonable or likely future activities on the 

site, will not deliver the Council’s policy or vision for the RS zone.   
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10. If the site remains zoned RS, future land use change will need to 

be managed through resource consent processes.  I do not 

believe that this would be desirable and is unnecessary given the 

site history, consents granted for development on the site and 

the surrounding business activity.  

11. In my opinion the proposed RS zoning would involve a rigid 

application of the commercial centres-based planning framework, 

while the Commercial L zoning would enable this land to be 

utilised under a zoning regime more applicable to its location, 

history, use and likely future activity. 

Zoning Options 

12. The two possible zoning options (subject to any jurisdictional or 

scope limitations) are the proposed Residential Suburban (RS) 

Zone or the Commercial Local (CL) Zone. 

13. The RS Zone provides for a range of residential activities plus 

other activities normally found within residential areas.  

14. The purpose of the Commercial Local Zone is to provide for local 

and other centres, and the role of local centres is set out in 

15.1.1.1 Policy 1 – Role of Centres a. iv as: 

  “… local centres … role to cater primarily for the 

day to day convenience shopping, and commercial 

service needs of the immediate walkable residential 

catchment.” 

Table 15.1 describes the role of local centres as: 

  “A small group of primarily convenience shops and 

community uses, serving the needs of the 

immediately surrounding residential area. 

  Accessible by walking, cycling from the area it 

serves and on a bus route in some instances.” 
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15. The Commercial L Zone rules and associated activity and built 

form standards provide for a wide range of permitted and 

discretionary activities, including retail activities, offices, yard 

based and trade suppliers, community, service and residential 

uses.  

Planning Framework for Commercial Activities 

16. I understand and generally support the Council’s centres based 

planning framework for the management of commercial activity 

set out in 15.1.1 Objective1.   

  “Commercial activity is primarily focussed within a 

network of centres (comprising the Central City, 

District, Neighbourhood, Local and Large Format 

centres) through intensification and in a way and at 

a rate that (amongst other objectives) 

  (ii) is consistent with the defined role of each 

 centre (Policy 1, Table 15.1, Appendix 

 15.9.1) 

17. In considering the submission from this viewpoint, I believe that 

a Commercial L zoning of the submitter’s site will better achieve 

the purpose of the Act than the RS zoning for the following 

reasons. 

Zoning Options 

18. The provisions for the RS Zone emphasise high quality urban 

design and amenity, maintenance of residential character and 

high quality residential environments.  In particular I would note 

Objective 14.1.5 and Policy 14.1.5.1.  The policy includes the 

following outcomes: 

i. reflecting the context, character, and scale of 

building anticipated in the neighbourhood, 

ii. contributing to a high quality street scene, 



  5 

iii. providing a high level of internal and external 

amenity, 

iv. minimising noise effects from traffic and other 

sources where necessary to protect residential 

amenity, 

v. providing safe, efficient, and easily accessible 

movement for pedestrians, cyclists, and vehicles, 

and 

vi. incorporating principles of crime prevention through 

environmental design. 

Very few, if any, of the above outcomes are, I believe, 

deliverable on this site. 

19. In my assessment the outcomes sought for the RS Zone (and 

its objectives and policies) are not now or ever likely to be 

implemented on the submission site.  Residential zoning is not 

likely to bring about new housing on this site because of the 

Riccarton Road, Clyde Road environment (large number of 

vehicles, noise and other disturbance), while the existing 

character of the surrounding sites is dominated by non-

residential uses and zoning. 

20. The residential zoning of the site is already an historic anomaly 

and reflects planning outcomes which have failed to materialise 

in the last 70-80 years. Retaining the RS zoning involves 

reliance on managing land-use change through resource 

consent processes.  This simply increases costs and 

inefficiency in terms of both process and good land use 

outcomes.  

21. The alternative Commercial L zone is part of the Council’s 

centres-based hierarchy which is the basis for the management 

of commercial activities.  This zone provides for a range of 

commercial and business activities, including standards 
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designed to reinforce the form of local centres, and to protect 

the amenities of adjacent residential areas.  The submission 

site is already operating within and as a part of a “Local Centre” 

environment reflected in the surrounding activity and zoning. 

22. In making an assessment of the site (and activities) in terms of 

the appropriateness of the Commercial L Zoning then a number 

of matters can be addressed.  These are: 

(i) the location of the site fronting Riccarton Road has 

(or is likely) to be different and is already 

distinguished from the balance of the RS zone 

away from Riccarton Road by the introduction of the 

accommodation and community facility overlay.  

This appears to recognise that the land fronting 

Riccarton Road is suitable for a wider range of uses 

and has a different amenity than the residential 

sites removed from Riccarton Road, 

(ii) that the site is already adjoined by non-residential 

activities on both its north and west boundaries and 

faces business activities across the two road 

frontages (Clyde and Riccarton), 

(iii) that the site has been used for business purposes 

for many years, 

(iv) that the existing on-site activity (being the use, 

building, off-street parking and general relationship 

to neighbouring properties) generally accords with 

the Commercial L Zoning requirements for 

development on a commercial L site.  The change 

of zoning does not “somehow” give substance to an 

activity (both use and form) which could not be 

anticipated by the Commercial L Zone, and 
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(v) that rezoning the site Commercial L would not bring 

into existence the potential for activities likely to 

adversely impact on the locality or represent a 

significant expansion of commercial activity in the 

area.  The Commercial L Zoning contains standards 

that address the management of effects at the 

interface of residential and commercial sites while 

the two adjoining properties already contain 

business activities (motels/health practice) with little 

or no permanent residential use.  

Conclusion 

23. The conclusion I have reached is that the Commercial L zoning 

represents: 

 The best use of the land resource, 

 Provides for some flexibility in terms of 

development without any significant adverse 

amenity effects, 

 Better reflects the objective and policy outcomes for 

the land and associated activity as sought by the 

Replacement Plan, and 

 Recognises, rather than ignores, the historical, 

current and likely future use of the site and land 

resource. 

 

    

Kim Philip McCracken 

07. 10. 2015 
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Attachments: 

A: Planning Map 31 Stage 1 

B: Planning Map 31 Stage 2 


