
 
 

 
 

 
Before the Christchurch Replacement District Plan Hearing Panel. 
 
 
 
In the matter of the Resource Management Act 1991 and the Canterbury 

Earthquake (Christchurch Replacement District Plan) 
Order 2014 

 
And 
 
In the matter of the Proposed Christchurch Replacement District Plan 
 
 
 
 

 
 

 
___________________________________ 
 
Written Statement of: 
 
Peter Harding 
 
on behalf of 

 
 

Ilam and Upper Riccarton Residents Association. 
 
(Submitter number: 738 & FS-1427) 
 
 

(Stage 2) Chapter 21.7:  

Specific Purpose (Tertiary Education) Zone. 
 
 
            15th October 2015 

___________________________________



 

1 

IURRA                                                                                                                               15
th
 October 2015 

 

Introduction. 

1. My name is Peter Harding. I am the Chairman of the Ilam and Upper 

Riccarton Residents Association (“IURRA”) on whose behalf I am making this 

submission. I have been Chairman of the Association since June 2013 

2. The coverage area and scope of activities undertaken by IURRA remain as 

presented in evidence to the Independent Hearing Panel (the “Panel”) dated 

25th November, 2014, 7th January 2015, 20th March 2015 and 23rd June 2015.   

Scope of Evidence and Opening Remarks. 

3. The IURRA Stage 2 submission covers those aspects of the proposed 

Christchurch Replacement District Plan (the “pCRDP”) with respect to 

Chapter 21.7 Specific Purpose (Tertiary Education) Zone (the “Zone”) that 

are of particular concern to residents in the IURRA area.  In particular the  

submission covers: 

(a) Specific support for some aspects of the Zone Objectives and Policies 

(b) Commentary and suggestions with respect to the status of a number 

of “Activities” and the inter-related “Definitions” of “Ancillary” and 

“Site” as they relate to the Zone. 

(c) Matters with respect to built form and alcohol. 

4. In line with the Crown’s earlier evidence, IURRA wishes to note that the 

wording of its relief sought is intended to provide an example of how the 

principal outcomes sought could be enabled. IURRA is not necessarily set on 

the specific wording provided and is prepared to consider alternative wording 

that would give effect to the principal outcomes sought in its submission. 

Statement Summary 

5. The University of Canterbury (“UoC”) is a very large organisation not only in 

terms of the numbers of staff and students but also in its physical presence in 

the area. Consequently the activities of UoC have the potential to impact 

significantly on the amenity values of the surrounding neighbourhoods. 
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6. The definition of Tertiary Education and Research Activity covers an 

unusually wide range of activities. Whilst some of these activities would 

commonally be perceived as tertiary education and research related others, 

for example "entertainment facilities", are not. 

7. In order to provide a degree of control over the activities “accommodation, 

retailing, and recreation and entertainment facilities” IURRA have submitted 

that the Permitted status of these activities be removed and that they be re-

categorised as Discretionary.  

8. The definitions of “Site” and “Ancillary” are central to parts of the current 

IURRA submissions. The Panel’s indulgence is therefore requested so that 

the relevant parts of the earlier submissions may be repeated in order to 

provide context to other sections of this submission.  

9. IURRA believe that the Definition of “site” in the pCRDP is an improvement on 

the current definition in the City Plan in that it brings more clarity to the matter. 

However it is submitted that two minor wording changes would remove doubt 

from its interpretation. 

10. The matter is further complicated in the University’s situation with respect to 

the associated definition of “ancillary”. As a result of the combined campuses 

covering a significant area the current definition could permit concentrations 

of “ancillary” activities of significant scale into one area with commensurate 

significant, undesirable impacts on the immediately surrounding areas.  

11. Whilst the definition of “ancillary” has been traversed at previous hearings for 

the Residential, Commercial and Industrial Chapters of the pCRDP, it is 

submitted that the outcome is not appropriate for the situation at UoC. 

Accordingly IURRA have submitted the following definition for the Panel’s 

consideration: 

“Ancillary  

Means small scale, intimately inter-related and on the same site as the 

primary activity” 
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12. Rules pertaining to built form are clearly critical to the impacts of buildings 

and landscaping on the surrounding environment. Accordingly IURRA have 

made a number of submissions with respect to this topic. However IURRA 

understands that Mrs Toni Carter will be addressing the same issues raised 

by IURRA. Rather than effectively repeat the same arguments, IURRA wishes 

to record its full support for the points raised, and the solutions requested in 

Mrs Carter’s evidence.  

13. The area has a long history of experiencing alcohol related, anti-social 

behavioural problems. The matter of the local supply of alcohol is therefore of 

considerable interest to the area’s residents. IURRA agrees that this is not a 

matter that can be directly addressed by the pCRDP.  

14. However in reality the more readily available alcohol is the more likely it is 

that problems will occur. Accordingly IURRA view both the pCRDP and UoC’s 

proposals for the sale and supply of alcohol on the Dovedale campus with 

considerable concern borne of practical experience. 

15. IURRA understands that Mrs Toni Carter will also be addressing the issue of 

the sale and supply of alcohol. As with IURRA’s submissions on “built form”, 

IURRA wishes to also record its full support for the points raised, and the 

solutions requested in Mrs Carter’s evidence with respect to the supply and 

sale of alcohol. 

16. UoC has sought to allow the use of student accommodation by persons other 

than those associated with tertiary education and research activities. This is 

not permitted under the current City Plan. IURRA opposes UoC’s submission 

on the grounds that their proposal is far too vague and would open up a range 

of possible future uses for the accommodation that were neither envisaged by 

the pCRDP or by the residents in the surrounding areas. 
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Statement in General. 

 

Background. 

17. The University of Canterbury (“UoC”) is a very large organisation not only in 

terms of the numbers of staff and students but also in its physical presence in 

the area. Consequently the activities of UoC have the potential to impact 

significantly on the amenity values of the surrounding neighbourhoods. It is 

therefore important that a careful balance is maintained between the positive 

outcomes of the UoC’s activities and its impacts on the hosting communities. 

This submission therefore covers aspects of the proposed Specific Purpose 

(Tertiary Education) Zone as it relates specifically to UoC in general and the 

Dovedale campus in particular. 

18. Whilst the underlying educational functions of tertiary education facilities such 

as UoC have remained unchanged over time, the same could not be said for 

the method of funding. Whereas once funding was entirely from government 

sources, it has now moved into a situation where funding is derived only 

partially from government and is increasingly sourced from student fees, 

alliances with external providers, commercial sponsorship of research, and 

debt funding.)  

19. The philosophy behind the education function has consequently changed 

from one of a philanthropic (in its widest sense) nature to one of a business 

provider of education services. This places UoC into a cost competitive 

market situation which has had marked ramifications on its modus operandi. 

Just like any other business, in order to exist UoC now has to be fiscally 

viable. In the present funding environment the latter can only be achieved by 

an increasing commercial focus being placed on its activities.  

20. To summarise, pressures on UoC to act more as business rather than an 

altruistic organisation have increased such that the former is now a major 

factor in the strategic direction decisions taken by UoC. 
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21. IURRA is not debating here the pro’s and cons of any particular funding 

mechanism for UoC but rather highlighting that there are, today, significant 

commercial pressures on UoC that did not exist in the past. The 

consequences of this change are potentially far reaching in a number of areas 

some of which are of particular significance in the context of the provisions of 

the pCRP.  We believe therefore that the Objectives, Policies and Rules of 

Chapter 21.7 need to be mindful of the change in the methods of funding and 

the consequent pressures on UoC to act as a commercially driven entity. 

“Definitions” 

22. As a result of the methodology it is understood that the Panel has had to 

adopt to work within the timeframes imposed by the Order in Council, the 

general matter of definitions has been traversed under several headings. It is 

further understood that a number of outstanding definitions will now be heard 

under Stage 3. 

23. The definitions of “Site” and “Ancillary” are however central to parts of the 

current IURRA submissions. The Panel’s indulgence is therefore requested 

so that the relevant parts of the earlier submissions may be repeated in order 

to provide context to other sections of this submission.  

Objectives and Policies. 

24. Policies 21.7.1.1.2 & 21.7.1.1.3 in the pCRDP seek to “[M]imimise adverse 

effects from education sites on neighbourhood amenity …” and to 

“[E]ncourage eduction providers to retain as much open space as practicable 

on sites, to achieve a high standard of visual amenity of buildings and sites, 

and to retain mature tress where possible.”  IURRA supports these policies 

and seeks to have them retained. 

25. IURRA also supports and wishes to have retained Objective 21.7.1.2 – 

“Changing needs for educational land and buildings” - which states that 

[E]ducation providers have some flexibility, and the community some 

certainty, as to the future use of education sites when land and/or buildings 

become surplus.” 
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Activity Status 

26. The pCRDP definition for tertiary education and research activity states that 

"Tertiary education and research activity means the use of land and / or 

buildings for: 

(a)   the provision of teaching or training and/or related research;  

(b)   commercial research and laboratories; and 

(c)   ancillary administrative, cultural, communal, accommodation,  

retailing, and recreation and entertainment facilities. 

27. The form and scale of each activity are major determinants of the impacts of 

the activities on the surrounding environment. It is submitted that the 

definition of “tertiary education and research activity” does not adequately 

reflect this. 

28. The activities covered under sub paragraphs (a) and (b) of the definition are, 

with some provisos, specific in their nature and are activities that would 

commonally be perceived as tertiary education and research related.  

29. However whilst some of the activities covered in sub paragraph (c) of the 

definition may also be anticipated to occur within a tertiary education facility, 

for example administration, others are less so, for example "entertainment 

facilities".  

30. Those activities listed under sub-paragraph (c) span, in a planning sense, an 

unusually wide range of activities with a potentially commensurately wide 

range of impacts on the hosting environment, particularly in view of the 

commercial pressures that UoC is placed under because of the change in 

funding mechanisms. 

31. IURRA can find no other defined "activity" within the pCRDP that permits the 

use of a site for such a wide range of activities. It is submitted that the 

proposed definition is therefore not only anomalous but is also too wide in its 

scope therebye preventing adequate control over the activity. 
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32. This is of major concern to local residents as witnessed by the 300 plus 

attendance at a meeting arranged to discuss a then UoC proposal to 

establish a six story student accommodation block and associated facilities on 

the Dovedale Campus. 

33. In order to provide a degree of control over the activities “accommodation, 

retailing, and recreation and entertainment facilities” IURRA have submitted 

that the Permitted status of these activities be removed and that they be re-

categorised as Discretionary.  

34. It is submitted that the matters of discretion should be:- 

The impacts of the activity on the amenities of residences in the adjoining 

living zones including but not limited to: 

(a) Any effects of traffic generation to and from the site 

(b) Additional demand for parking 

(c)The potential for adverse noise impacts 

(d) The timing and nature of activities 

 “Site” 

35. “Site” is an integral part of a number of definitions including “ancillary” which 

is discussed below. Its definition is therefore critical to the interpretation of the 

inter-related definitions. 

36. The Christchurch City Council (the “Council”), UoC and IURRA have had 

difficulties with the interpretation of the definition of “site” contained in the 

existing Christchurch City Plan. IURRA believe that the Definition in the 

pCRDP is an improvement in that it brings more clarity to the matter. However 

it is submitted that:  

(a)  Wording changes are required to correct a small error in the 

process of the modification of the existing definition. 

(b)   An addition is required to add clarity where the concept of site is 

an integral part of other Definitions. 
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37. Addressing item (a), the existing City Plan definition refers to five separately 

identified areas within the city which are currently zoned for tertiary education 

purposes* The pCRDP has however deleted reference to these areas; a 

deletion IURRA supports. Consequently the wording “or otherwise defined” in 

the proposed Definition is redundant and should therefore be removed. 

IURRA believes that this was a minor oversight on the part of the pCRDP 

Definition drafter. 

38. Unfortunately this still leaves open the discussion as to what constitutes “site” 

with respect to the three UoC campuses. (i.e. comonally known as East of 

Ilam Road, or sometimes the Ilam campus; West of Ilam Road and the 

Dovedale campus. ) Is this one site or is it three? Such uncertainty is 

unhelpful. IURRA would argue that the concept imbedded in the Auckland 

and Dunedin Plans states that it is three. (Refer Appendix A.) 

39. Whilst this argument may seem a little esoteric, the impact of the current 

uncertainty of the interpretation of the definition of “site” can be illustrated by 

considering the parking provisions of the pCRDP as they apply to UoC 

40. Under the pCRDP, UoC is required to supply a significant, although IURRA 

would argue insufficient, number of car parks. UoC could chose to interpret 

“site” to mean the combination of all three campuses and could accordingly 

supply the requisite car parks all on the western end of the Dovedale site 

which is over 1km distant from the main campus east of Ilam Road. This is 

clearly a nonsense. 

41. In order to clarify the position it is submitted therefore that the opening 

sentence of the Definition should read “means a contiguous area of land or 

volume of space shown on a plan with legally defined boundaries, and 

includes….”  

42. Such a definition is more in line with that commonly used elsewhere in New 

Zealand, of which the Auckland Unitary Plan and the Dunedin City District 

Plan mentioned previously are two examples.   

____________________________ 

*  Refer Christchurch City Plan; Volume 3, Part 1 Definitions: Site – Clause 7 
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“Ancillary” 

43. The matter is further complicated in the UoC situation in that because the 

combined campuses cover a significant area the current definition could 

permit concentrations of “ancillary” activities of significant scale into one area 

with commensurate significant, undesirable impacts on the immediately 

surrounding areas.  

44. The matter of the definition of “ancillary” has been discussed in the 

Christchurch City Council’s (the Council) Mr Mark Stevenson’s evidence* The 

definition he ultimately recommended was as follows:- 

Ancillary activity 

Any activity that is incidental to and a part of the lawfully established 

primary principal activity(ies) and/or business(es) permitted or 

consented and on the same site as the principal activities. and is 

located on the same site as the primary activity  

 [A principal activity for the purpose of this definition is the dominant 

activity on the site in terms of the proportion of the site and/or the 

quantum of floorspace used for that activity.] 

Any ancillary office activity shall also provide necessary support to the 

functioning of the principal activities on the site. 

Any ancillary retail activity shall also be limited to the display and sale 

of goods produced, processed or stored on the site. 

(The emphasis on “site” is IURRA’s) 

45. This definition was developed under the Residential, Commercial and 

Industrial Chapters of the pCRDP and as such is not necessarily directly 

applicable to the Tertiary Education zone under discussion. 

46. As highlighted the definition of ancillary revolves around the definition of site 

which as outlined above is problematic in the case of UoC.  

_________________________________. 

*Supplementary Evidence of Mark David Stevenson - Commercial / Industrial Proposal - 16 July  2015 – 

Paras  3.1 to 3.6. 
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47. This matter has been raised by IURRA in previous hearings and again in this 

statement and although critical to the governance of the scale of the activities 

that might occur, is yet to be resolved. 

48. However leaving that matter aside IURRA have submitted the following 

definition for the Panel’s consideration: 

“Ancillary  

Means small scale, intimately inter-related and on the same site as the 

primary activity” 

Built Form. 

49. Rules pertaining to built form are clearly critical to the impacts of buildings 

and landscaping on the surrounding environment. Accordingly IURRA have 

made a number of submissions with respect to this topic in respect of the 

Zone.  

50. It is noted that Ms Jackson of the Council has addressed these submissions 

in her evidence * It is further noted that Ms Jackson has recommended that a 

number of the points raised by IURRA be accepted. 

51. IURRA understands that Mrs Toni Carter will be addressing the same issues 

raised by IURRA in its submissions on this topic. Rather than effectively 

repeat the same arguments, IURRA wishes to record its full support for the 

points raised, and the solutions requested in Mrs Carter’s evidence.  

Sale and Supply of Alcohol. 

52. The area has a long history of experiencing alcohol related, anti-social 

behavioural problems. These problems reached a level such that there is now 

an alcohol liquor ban in the area. The matter of the local supply of alcohol is 

therefore of considerable interest to the area’s residents. 

53. IURRA has noted in previous submissions to the Panel that it recognises that 

these issues are caused by a small minority of students. IURRA agrees that 

this is not a matter to be addressed by the pCRDP but rather is a matter of a 

cultural change being required. 
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54. However in reality the more readily available alcohol is (i.e. in both place and 

time) the more likely it is that problems will occur. Accordingly IURRA view 

both the pCRDP proposal for the sale and supply of alcohol from 7 a.m. to 11 

p.m, and the UoC’s for carte blanche, on the Dovedale campus with 

considerable concern borne of practical experience. 

55. IURRA understands that Mrs Toni Carter will be addressing the same issues 

raised by IURRA in its submissions on this topic. As for the topic of  Built 

Form rather than effectively repeat the same arguments IURRA wishes to 

record its full support for the points raised, and the solutions requested in Mrs 

Carter’s evidence. 

Use of UoC accommodation for persons other than students 

56. UoC has sought to allow the use of student accommodation by persons other 

than those associated with tertiary education and research activities. This is 

not permitted under the current City Plan 

57. IURRA oppose this suggestion as it is far too wide in its scope. If the UoC 

should for example build an accommodation block for students but 

subsequently find that there is no longer a demand for rooms from UoC 

students they could potentially change the use of the building to a hotel under 

their proposals (It should be noted however that there is some doubt over 

whether this would fall foul of the “ancillary” test.) 

58. Ms Dixon* in her evidence raise the issue at 10.8 and also concludes that, 

without possible wording changes, the submission be rejected.  

 

Peter Harding 

Chairman 

Ilam and Upper Riccarton Residents Association. (Inc) 

15th October 2015 

______________________________ 

*Evidence Glenda Margaret Dixon (CCC) – Specific Purpose (Terttiary Education) Zone –  

6 October 2015 – Paras 10.8 and 10.9
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APPENDIX B 

Definitions of “Site” - 

Dunedin and Auckland City Councils. 

Dunedin City District Plan; Volume 1, Section 3- Definitions: Site. 

“means an area of land held in one Certificate of Title, which may be sold or 

otherwise disposed of separately without reference to the Council, provided that a 

site may contain one or more Certificates of Title where a restriction has been 

registered on the Title preventing sale or lease of any parcel.” 

 
Auckland Unitary Plan; Part 4: Definitions: Site. 

1. An area of land which is:  

a. comprised of one allotment in one certificate of title, or two or more 

contiguous allotments held together in one certificate of title, in such a way 

that the allotments cannot be dealt with separately without prior consent of 

the council or 

b. contained in a single lot on an approved survey plan of subdivision for 

which a separate certificate of title could be issued without further consent of 

the council  

being in any case the smaller area of clauses 1a or 1b above.  

2. An area of land which is composed of two or more contiguous lots held in two or 

more certificates of title where such titles are:  

a. subject to a condition imposed under section 37 of the Building Act or s.643 

of the Local Government Act 1974 or 

b. held together in such a way that they cannot be dealt with separately 

without the prior consent of the council. 

3. An area of land which is:  

a. partly made up of land which complies with clauses 1 or 2 above and 

b. partly made up of an interest in any airspace above or subsoil below a road  

where a and b are adjacent and are held together in such a way that they cannot 

be dealt with separately without the prior approval of the council.  

Except that in the case of land subdivided under the Unit Titles Act 1972, the cross 

lease system or stratum subdivision, 'site' shall be deemed to be the whole of the 

land subject to the unit development, cross lease or stratum subdivision. 


