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1. INTRODUCTION  

  

1.1 My full name is Janet Helen Reeves, I hold the position of Director of Context 

Urban Design Ltd.  I have been in this position since January 2005. 

 

1.2 I hold a Masters of Arts in Urban Design (1983) and a Diploma in Urban 

Design (1981) from Oxford Brookes University, UK.  I also have a Diploma in 

Planning from Gloucestershire College of Art and Design (1975), U.K. I am an 

associate member of the New Zealand Planning Institute and full member of 

the Royal Town Planning Institute (U.K).  I am also a member of the New 

Zealand Urban Design Forum and the Urban Design Group (UK). 

 

1.3 I have been engaged by the Christchurch City Council (Council) to provide 

Urban Design evidence in relation to the Residential New Neighbourhood 

(RNN) provisions of the proposed Replacement District Plan (pRDP).  In 

particular the Outline Development Plans (ODPs) and narratives for those 

areas of land notified with a RNN zoning in Stages 1 and 2.  Also, for the 

ODPs and narratives notified on 28 September 2015, together referred to as 

the RNN Proposal or Proposal in this evidence.   

 

1.4 I have 40 years' experience in the field of urban design and urban planning, 

beginning my career as a Town Planner and for the last 34 years specialising 

in urban design.  

 

1.5 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. 

 

1.6 Over the past few years I have provided urban design advice to three 

landowners/ prospective developers in relation to sites within the proposed 

Halswell RNN's although not specifically in the context of the District Plan 

Review.  My company made a Submission on the Stage 1 Residential 

proposals in relation to setback of upper floor windows from internal 

boundaries in the following Residential Zones: Suburban, Suburban Density 

Transition, Medium Density, New Neighbourhood.   
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1.7 I have also had assistance from the following people in forming my view while 

preparing this evidence: Ms Sarah Oliver, Ms Josephine Schroder and Council 

asset managers, primarily Mr Brian Norton (stormwater), Mr Andrew Milne 

(transportation), Ms Bridget O'Brien (Water and Wastewater), and Mr Peter 

Barnes (Parks Planner).  

 

1.8 The key documents I have used, or referred to, in forming my view while 

preparing this brief of evidence are: 

 

(a) Canterbury Earthquake (Christchurch Replacement District Plan) 

Order 2014 (Order in Council), in particular the Statement of 

Expectations in Schedule 4;  

(b) the Stage 1 and 2 Residential and Subdivision Proposals as far as 

they relate to the RNNZ, and the RNNZ Proposal notified on 28 

September 2015 (together, Proposals); 

(c) Decision of the Independent Hearing Panel on Chapter 3, Strategic 

Directions and Strategic Outcomes;  

(d) Land Use Recovery Plan, December 2013 (LURP); 

(e) Operative Canterbury Regional Policy Statement (CRPS), Chapter 6; 

(f) South West Area Plan (SWAP); 

(g) Minutes of the Independent Hearings Panel dated 16 July 2015 and 

20 August 2015 on the New Neighbourhood Provisions; and 

(h) Various other minutes released by the Independent Hearings Panel 

giving directions on procedural matters relevant to RNNZ provisions. 

 

 Experience relevant to the District Plan Review 

 

1.9 I have had extensive experience in greenfield residential development, in New 

Zealand, the United Kingdom, and Brunei. This includes five years as a 

development planner for a British 'volume' house builder, during which time I 

was involved in the planning, design and development of several large scale 

greenfield housing projects. 

 

1.10 Between 1998 and 2004, I was the Urban Design Team Leader for 

Christchurch City Council. During this time I was a member of a multi-

disciplinary team which provided pre-application advice on residential 
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subdivisions, including Northwood and Aidanfield.  I was also involved in the 

preliminary stages of the preparation of the South West Area Plan. 

 

1.11 Since 2005, I have been a director of Context Urban Design Ltd. I have 

provided urban design advice and prepared concept plans in relation to 

numerous residential development proposals of varying scales for private 

developers, Christchurch City Council, and Selwyn District Council.  I have 

undertaken a project with Selwyn District Council entitled "Towards a Higher 

Standard of Urban Design in New Subdivisions". The primary outcome of this 

was a residential subdivision design guide which won a New Zealand Planning 

Institute Best Practice Award in 2010.  

 

1.12 Subsequently I have also prepared design guides for medium density housing 

and commercial development with Selwyn District Council. The latter won a 

New Zealand Planning Institute Best Practice Award in 2012. In 2006/7, I was 

involved in the preparation of the Belfast Area Plan, this included an Urban 

Design Study (Technical Report). In 2012, I provided Urban Design evidence 

on behalf of the Council in relation to the Highfield Living G Zone, Plan 

Change 67.  

 

1.13 In 2013, I participated in a series of workshops with Council staff where the 

initial framework for the development of each of the following five GRPA's: 

South East Belfast, Hendersons, South East Halswell, South Halswell and 

South West Halswell was developed. I also attended a staff workshop in 2013 

in relation to Upper Styx ODP which incorporates Highsted Living G Zone.  

 

1.14 Subsequently I have been responsible, in conjunction with Christchurch City 

Council staff and others for updating and refining those ODP maps and the 

accompanying narratives. In addition, I have been involved in the same 

process for Champions Mile, South Masham, North Halswell, and those for the 

former Living G Zones: North West Belfast, East Belfast, Prestons, Highfield, 

Yaldhurst, Wigram and Awatea.  This has been since the direction of the Panel 

for a comprehensive hearing on the notified (and to be renotified) RNN zones.  

 

1.15 My involvement with the RNNZ Provisions has been firstly as a member of the 

multi-disciplinary Subdivision Chapter team led by Mr Andrew Long.  

Specifically, in terms of developing Policies and Standards for the Stage 1 

Subdivision proposal. Secondly, I provided advice to the Council in relation to 
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rationalising the provisions for residential Greenfield Priority Areas (GPAs) as 

shown on Map A of Chapter 6 of the CRPS.  This was included in the section 

32 reports of the Stage 1 Residential Chapter. 

 

2. SCOPE 

 

2.1 The first part of my evidence addresses the standardisation of provisions for all 

of the residential GPAs. It traverses the advantages and disadvantages of 

changing from the existing Living G provisions to the RNN provisions. 

  

2.2 The second part of my evidence addresses the rationale for, and the merits of 

the new format of Outline Development Plans (ODPs).  It also provides detail 

of the changes that have been made since the notified version or from the 

Operative ODP.  

 

2.3 Thirdly, my evidence addresses submissions on the RNN zone provisions 

seeking amendments or changes to the ODPs and my views on the 

appropriateness of the amendment sought from an urban design perspective.  

Where in my evidence I refer to the Revised Proposal, I am referring to the 

Council's current position as attached to Ms Oliver's evidence in chief. 

 

2.4 Fourthly I introduce a draft Residential New Neighbourhoods Design Guide 

and explain its purpose.  

 

2.5 The ODPs and their narratives appear in a specific order in Chapter 8 of the 

Revised Proposal in accordance with their allocated Appendix numbers. 

However, in my evidence I have ordered them according to their geographic 

location, from north to south of the city as follows, for ease of reference and 

discussion:  

 

(a) North West Belfast - Stage 2 Planning Maps 11 and 12; 

(b) East Belfast - Stage 2 Planning Maps 12 and 19; 

(c) South-East Belfast - Stage 2 Planning Maps 12 and 19; 

 

(d) Prestons - Stage 2 Planning Maps 12, 19 and 25; 

(e) Highfield - Stage 2 Planning Maps 19 and 25; 

(f) Upper Styx (includes Highsted) - Stage 2 Planning Map 19; 
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(g) Yaldhurst - Stage 2 Planning Maps 29 and 30; 

(h) Riccarton Park (Riccarton Racecourse) - Stage 2 Planning Map 30; 

(i) South Masham - Stage 1 Planning Maps 29 and 36; 

 

(j) Wigram - Stage 2 Planning Maps 37 and 44; 

(k) Awatea - Stage 2 Planning Maps 37 and 44; 

 

(l) North Halswell - Stage 1 Planning Maps 44 and 45; 

(m) Hendersons  - Stage 2 Planning Maps 45 and 50; 

(n) South-East Halswell - Stage 2 Planning Maps 49 and 50; 

(o) South Halswell - Stage 2 Planning Map 49; and 

(p) South-West Halswell - Stage 2 Planning Maps 44 and 49. 

 

2.6 In preparing this evidence, I have also relied on the evidence of Ms Sarah 

Oliver, Mr Brian Norton, and Mr Andrew Milne.  

 

3. EXECUTIVE SUMMARY  

 

 Standardisation of provisions for residential GPAs 

 

3.1 All of the existing Living G Zones have a bespoke suite of provisions in the 

operative City Plan.  It would simplify, reduce complexity and duplication, and 

make the plan easier to use, if all of the RNNs (both existing Living G Zones 

and newly zoned greenfield areas) had the same provisions.  

  

3.2 While a standardisation of provisions works well in most cases, some 

problems arise in the transfer of parts of some Living G Zones to RNN, 

particularly where development on the RNN zoned land is partially completed. 

These difficulties have been addressed by carrying over specific subdivision 

and built form provisions which maintain the development rights afforded by 

the Living G provisions, and by including exceptions to some RNN provisions. 

 

 Outline Development Plans and Narratives 

 

3.3 The approach taken to existing Living G Zones in the operative City Plan is the 

use of an ODP and zone provisions based on a Masterplan. This pins down 

the development form from the outset and offers little flexibility in terms of 

responding to site conditions and market demand. This has resulted, in most 
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cases, in deviation from the Masterplan and therefore the ODP, as 

development has progressed. The level of detail has hindered rather than 

helped the design of successive stages of residential development. 

 

3.4 In response, an ODP format has been developed which provides a basic 

structure for each GPA based around key elements. The finer details of the 

development layout are left to the developer, except that they must adhere to 

some basic subdivision parameters to promote good planning and urban 

design.  

 

3.5 The ODP plans identify fixed existing features and future development 

requirements, most of which are indicative. Some requirements cannot be 

shown in plan form or are not sufficiently explained by lines on plans. To 

overcome this, the ODP plan is supported by a narrative which makes clear 

what is expected.  

 

Submissions 

 

3.6 The submissions in relation to the ODPs that I have addressed fall into two 

categories.  Firstly, those seeking changes to the ODP to suit specific 

development aspirations, and secondly those from land and homeowners 

living within or close to the GPAs who seek changes to protect their existing 

amenity or lifestyle or future enjoyment of the area.  

 

3.7 Much of the relief requested has been supported and has led to changes, 

particularly in the ODP plans. 

 

Residential New Neighbourhoods Design Guide 

 

3.8 A draft design guide has been prepared in response to criticism in many 

submissions regarding the complexity and prescriptiveness of the RNN 

provisions. The design guide is to be a non-statutory document which sits 

outside the District Plan. The purpose of this design guide is to assist 

landowners, developers and their consultants when planning and designing 

developments in the RNN.  It is attached as Attachment B. 
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4. BACKGROUND 

 

Standardisation of provisions for residential greenfield priority areas  

 

4.1 The CRPS identifies 15 residential GPAs
1
 within the Council's boundaries. Of 

these, nine have been zoned bespoke Living G zones in the operative City 

Plan and the remainder are zoned Rural, as follows: 

 

(a) Former Living G zones: 

(i) North West Belfast; 

(ii) East Belfast; 

(iii) Prestons; 

(iv) Highfield; 

(v) Highsted (lies entirely within Upper Styx GPA); 

(vi) Wigram; 

(vii) Awatea; 

(viii) Halswell West; and 

(ix) Yaldhurst (although this area is not a GPA in the CRPS). 

 

(b) Operative Rural: 

(i) South East Belfast;  

(ii) Upper Styx; 

(iii) South Masham;  

(iv) North Halswell; 

(v) Hendersons; 

(vi) South East Halswell; 

(vii) South Halswell; and 

(viii) South West Halswell. 

 

4.2 As discussed in the notified Section 32 report if all these areas had the same 

zoning and provisions, it would simplify the Plan and make the Plan easier to 

use and understand. 

  

4.3 The Revised Proposal rezones all of the CRPS residential GPAs (except 

Russley), part of the Riccarton Racecourse (Champions Mile) and the 

remaining undeveloped part of Yaldhurst Living G Zone (which is not a GPA), 

 
 
1   When I refer to GPAs in this evidence, I am referring to residential GPAs only, not the business GPAs identified on 

Map A of Chapter 6 of the CRPS. 
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to the RNN zone.  The exception is the West Halswell Living G Zone and a 

large portion of the Wigram Living G Zone in the operative City Plan, where 

development is complete or has received consent.2  

 

4.4 While a standardisation of provisions works well in most cases, some 

problems arise in the transfer of parts of some Living G Zones to RNN where 

development has been completed, is consented, or at an advanced stage of 

design.  These difficulties have been addressed in the Revised Proposal by 

creating exceptions to subdivision by carrying over specific subdivision and 

built form provisions.  These maintain the development rights afforded by the 

operative Living G provisions. 

 

4.5 Concerns have also been raised in submissions and at expert conferencing 

about the difficulty of meeting the notified subdivision standards when 

continuing in accordance with an existing masterplan.  In particular there is a 

concern that there may be a potential reduction in the development capacity 

per lot, due to the changes in the built form standards.  

 

4.6 Some analysis was carried out as part of the notified Stage 2, Section 32 

report in relation to the subdivision standards (See Appendix 1 of the S32 

report). Two sample subdivision scheme plans were investigated, one within 

Awatea Living G Zone and one within Prestons Living G Zone. It was 

concluded from these two test cases that only minor adjustments would be 

needed to comply with the RNN provisions. Since then, the subdivision 

proposal has been amended to increase the percentage of smaller (180m²- 

300m²) lots in the subdivision from 10% to 20%. In both test cases, this would 

further align the two scheme plans with the proposed subdivision provisions3.  

 

4.7 Furthermore if scheme plans were prepared for these same sites using the 

RNN zones from the outset, a similar product could be produced if desired. 

However, the RNN provisions provide more scope in density distribution and 

more ability to alter the layout.  

 

4.8 A comparison between the built form standards in the operative Living G East 

Belfast, Living G Prestons, and Living G Yaldhurst Zones, and the current 

 
 
2  These areas are proposed to be zoned Residential Suburban and agreement has been reached with Ngai Tahu Property 

through earlier hearings on this Residential Suburban zoning. 
3  It should be noted that in the case of Awatea, the scheme plan did not fully comply with the operative Living G provisions 

for that particular zone. 
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RNN Proposal is included as Attachment A. This comparison reveals that the 

RNN provisions do not limit development capacity to any significant degree 

and in fact the new proposed standards are more permissive in a number of 

areas.  Furthermore, should the comprehensive approach to residential 

development be adopted, there is considerably more potential development 

capacity and much more flexibility in the standards. The built form standards 

for these three operative Living G Zones are similar to the other Living G 

Zones in the operative City Plan.   

 

Outline development plans - history  

 

4.9 Basic ODP's have been included in the operative City Plan since its inception. 

When Northwood and Aidanfield were promoted for development, Council 

worked with the developers to create a form of ODP which provided a better 

framework for development. Further detail was added to the ODP plans, with 

the introduction of 'layers' for the greenfield areas of North West Belfast and 

Yaldhurst/Masham.   

 

4.10 These areas were developed by Consultants via Section 293 Agreements 

through the Environment Court. As these were proceeding towards consent, 

Plan Change 1 to the CRPS introduced matters that the Council must include 

in an ODP, which were consistent with the approach taken at 

Yaldhurst/Masham and North West Belfast. Subsequent Living G zones 

followed the format of detailed ODPs with layers depicting the different 

elements, density, green network, blue network, movement network and other 

layers as appropriate.   

 

4.11 The matters to be included in an ODP have been largely carried forward, 

through the direction in the LURP to insert Chapter 6 into the CRPS, to 

become Policy 6.3.3 of the CRPS.  While some of the requirements such as 

connections with surrounding road networks are straight forward and readily 

presented on an ODP plan (Policy 6.3.3(3)(a)), others such as the distribution 

of different residential densities (Policy 6.3.3(3)(e)) are more problematic.  
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4.12 The operative Living G bespoke zones all have a number of ODP layers, 

ranging from two for Highsted to 13 for North West Belfast.
4
  

 

4.13 The ODPs accompanying the Living G Zones were all (with the exception of 

Awatea) formulated by preparing a detailed Masterplan and then taking the 

framework of it to create the ODP.  The Masterplan shows one way in which 

the site could be developed.  An advantage of the Masterplan approach is that 

it demonstrates that the required residential density can be achieved. If the 

ODP is drawn tightly around the Masterplan, and the ODP is then embodied in 

the District Plan, the opportunity to make changes as development proceeds is 

severely curtailed. There is limited ability to respond to the market or specific 

wishes of existing property owners.  

 

4.14 In practice what happens as the development progresses is that changes are 

made and the integrity of the ODP is likely to be undermined, such that its 

ability to provide a framework for development is greatly diminished. To date 

the Wigram ODP has been followed most closely. This was a flat, bare site all 

in one ownership (i.e. the former Wigram Airfield). Elsewhere such as 

Prestons, the Delamain part of the Yaldhurst/Masham Living G Zone, and 

Awatea Living G Zones have deviated, in some cases markedly, from the 

ODPs. 

 

4.15 ODPs for the remaining GPAs were developed (and notified) in Stages 1 and 2 

of the pRDP.  Council staff workshops were held as described in paragraph 

1.13. above. The outcome of these workshops was preliminary ODPs for 

South East Belfast, Upper Styx, Hendersons, South East Halswell, South 

Halswell and South West Halswell. Prior to March 2015, these areas were 

proposed to be notified as Future Urban Development Areas (FUDA) in the 

pRDP.  That is, the Council proposed identifying them as FUDA and not as a 

RNNZ, with their main purpose being to prevent interim development from 

prejudicing the creation of a coordinated and integrated new neighbourhood in 

the future.  

 

 

 
 
4  Operative City Plan, Volume 3, Part 2 Appendices 3n, 3o, 3p, 3q, 3n,(Yaldhurst) Appendices 3s - 3s/3c (East Belfast) 3T-  

3T(vi),(Awatea)3U/1- 3U/5 (Wigram), 3V- 3V/8 (Prestons) 3X(a) - 3X4(g) (North West Belfast), 3Y(a) - 3Y(d) (Highfield), 
3Z, 3ZA(Highsted).  
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4.16 Following feedback from the Ministers to the draft Residential Stage 1 

proposal, the Council decided to rezone all the GPAs as RNNs through the 

review process, including those that are zoned rural in the operative City Plan. 

There was insufficient time to provide a more considered and detailed form of 

ODP between receiving the Ministers' comments and notification of Stage 2, 

and the ODPs that were prepared for the six areas identified in the paragraph 

above were notified, along with all the existing ODPs (including all the layers) 

for the existing Living G Zones.  

 

 Outline Development Plans – NNZ Proposal 

 

4.17 In order to cater for flexibility in design yet still provide sufficient management 

of development in the GPAs to ensure the outcomes sought by Chapter 6 of 

the CRPS are met, a more responsive approach to ODPs has been adopted in 

the revised Proposal. This comprises an ODP and a narrative, which together 

in effect become a "development brief". The ODP identifies existing features 

such as transmission lines, heritage buildings and existing reserves, access 

points and footpath connections, plus other features incorporated in the 

proposed Replacement District Plan (pRDP).   

 

4.18 An example is the 50dBA operational noise contour and different zone types 

(ie, Business /  Residential). The map also shows development requirements 

such as collector roads, stormwater facilities and neighbourhood parks. Most 

of these are indicative in terms of alignment, shape, size and location.  The 

narrative briefly describes the context of the new neighbourhood and then sets 

out the development requirements.  

 

4.19 The matters required through Policy 6.3.3(3) of the CRPS to be addressed in 

an ODP are traversed under the following headings:  

 

(a) sense of place;  

(b) integration;  

(c) density;  

(d) open space; 

(e) recreation and community facilities;  

(f) access and transport;  

(g) stormwater;  

(h) water and wastewater; and  
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(i) staging.  

 

4.20 Policy 6.3.3(2) requires ODPs to be prepared in accordance with the matters 

set out in Policy 6.3.2 of the CRPS: Development form and urban design: 

Residential development is to give effect to the principles of good urban design 

(which are listed) and those of the NZ Urban Design Protocol 2005, to the 

extent appropriate to the context. The first of these is Turangawaewae:  

 

  "Turangawaewae – the sense of place and belonging – recognition 

and incorporation of the identity of the place, the context and the core 

elements that comprise the place. Through context and site analysis, 

the following elements should be used to reflect the appropriateness 

of the development to its location: landmarks and features, historic 

heritage, the character and quality of the existing built and natural 

environment, historic and cultural markers and local stories".  

 

4.21 Achieving a sense of place requires a thorough understanding of the existing 

site, its context and having the required design skill to respond to it. The task is 

easier where an overall concept is developed by urban designers working with 

other specialists such as landscape architects, transportation planners, and 

stormwater engineers. In the absence of a comprehensive design idea, 

landowners and developers need to co-operate to achieve a sense of place.  

 

4.22 Each narrative sets out the key features of the site and its context, which are 

to be utilised in developing a sense of place, such as existing waterways or 

outlooks and new features which are to act as structuring devices such as 

collector roads.   It is anticipated that early developers will establish a pattern 

to be picked up by subsequent developers. Guidance on how to create a 

sense of place is included in the RNN Design Guide.  

 

4.23 The second principle is Integration: 

 

 "Integration – recognition of the need for well-integrated places, 

infrastructure, movement routes and networks, spaces, land uses 

and the natural and built environment.  These elements should be 

overlaid to provide an appropriate form and pattern of use and 

development".  
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4.24 This aspect is addressed in the narrative. One of the most important facets of 

integration is dealing with the interfaces between the existing environment and 

the new development. Lack of attention to the edges of the RNN and the 

boundaries of new development with existing residential properties, can lead 

to poor amenity outcomes, both for existing residents and the wider 

community.  For these reasons, direction is provided in the narrative in regard 

to interfaces, and this is supported by guidance in the RNN Design Guide. The 

remaining principles of: connectivity; safety; choice and diversity; 

environmentally sustainable design and creativity and innovation, are 

addressed variously in the narratives, the subdivision and built form standards 

and the RNN Design Guide. 

  

4.25 The ODPs for the GPAs that were previously Living G Zones (as set out in 

paragraph 4.1 above) (and Yaldhurst) have been converted to the new format, 

in the Revised Proposal using the existing ODPs and up to date information as 

the basis.  

 

4.26 All of the other ODPs have now been reviewed and standardised, and are all 

attached to the Revised Proposal, in Chapter 8 Subdivision.  

 

5. GENERAL SUBMISSIONS SEEKING CHANGES TO ALL OUTLINE DEVELOPMENT 

PLANS 

 

5.1 There are two submitters that seek very general changes to the format and 

approach to the ODPs.  The Crown (#2387) seeks that the level of detail of the 

ODPs be reviewed to reduce complexity and combine ODP layers to focus 

only on key structuring elements.  The Kennedys Bush Road Neighbourhood 

Association (#2412) seek that a set of development principles be inserted to 

support the ODPs.  These submissions have been accepted by Ms Oliver and 

the notified ODPs have been revised and reformatted to become one (or two) 

comprehensive ODP(s) together with a written narrative. 

 

General comments on changes to former Living G zones (North West Belfast, 

East Belfast, Prestons, Highfield Park, Yaldhurst, Wigram, Awatea)  

 

5.2 All of the Living G ODP map layers have been replaced with one or two ODP 

maps for each RNN.  Due to the elongated shape of the Prestons and 

Highfield RNNs, they each have two ODP maps (North and South), and the 
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Awatea RNN retains a Tangata Whenua layer from the operative City Plan. 

Much of the detail from the operative ODP layers has been removed (including 

density bands and local roads). Where there are site specific requirements, 

such as road junction improvements, they have been carried over into the 

narrative.  

 

5.3 Changes have been made to reflect deviations from the operative ODPs 

primarily occurring via subdivision consents. Also carried forward are planting 

lists for Prestons and Highfield Park and a road cross section for Highfield 

Park. Commercial centres proposed to be zoned through Chapter 15 

Commercial, have been shown on the ODP map.  Approximately half of 

Yaldhurst Living G Zone and the majority of Wigram Living G Zone, is 

proposed to be zoned Residential Suburban and therefore these areas have 

not been included within the ODP boundary.  

 

5.4 I now outline specific changes that have been made to the remaining ODPs, 

and consider the submissions that seek specific amendments to ODPs. 

 

6. NORTH WEST BELFAST ODP AND SURROUNDING AREA - STAGE 2 PLANNING 

MAPS 11 AND 12
5
 

 

6.1 North West Belfast is zoned Living G in the operative City Plan. 

 

#2508 Johns Road Horticultural 

 

6.2 This submitter seeks amendments to the notified ODP, specifically the removal 

of Density B and C areas, an identified area for stormwater purposes, the 

deferred residential area on the northwest boundary and the removal of two 

plan annotations 'X' and 'Y' which are no longer relevant. 

 

6.3 I refer to Mr Milne's evidence who confirms at paragraphs 6.1 – 6.2 that, from 

a transport perspective, both 'X' and 'Y' can be deleted from the ODP.  I also 

refer to Mr Norton's evidence at paragraphs 5.1-5.2 where he confirms that he 

does not oppose the removal of the stormwater management areas from the 

North West Belfast ODP.  These features have all been removed in the 

 
 
5  Notified: Appendices 14.10.12.0 - 14.10.12.12.  Revised Proposal: Appendix 8.6.23. 
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revised ODP and it is therefore recommended that the submission point be 

accepted.   

 

#2230 Fox and others  

 

6.4 These submitters are concerned with notified Rule 14.6.4.1(c), which requires 

that all residential development off Johns Road within the ODP area are to 

have access from fixed intersections marked as A2 and A3 on the ODP, until 

such time as road classification of Johns Road (from a State Highway) has 

been downgraded.  The development of the submitters' land has been 

constrained because the A2 and A3 access points are not on their land.  It is 

the submitters' view that given the progress of the Western Belfast Bypass, 

that in the near future the status of Johns Road can be downgraded and the 

access restriction should be essentially relaxed or removed. 

 

6.5 Mr Milne's evidence at paragraphs 6.3-6.6, from a transport perspective, is that 

until there is a downgrade in classification of the John Road, access 

restrictions with regard to direct vehicle access should be retained to reflect 

the Johns Road current status as a limited access, major arterial road.  After 

that time he supports individual property access along Johns Road. 

 

6.6 This has been acknowledged in the Narrative at (5e).  

 

6.7 The revised form of the ODP and narrative has been developed through 

Mediation with submitters #2508 and #2230. 

 

7. EAST BELFAST ODP AND SURROUNDING AREA - STAGE 2 PLANNING MAPS 12 

AND 19
6
 

 

7.1 East Belfast is zoned Living G in the operative City Plan. 

 

7.2 Other than the general submission points seeking overriding changes, no 

specific submissions seek amendments to the notified East Belfast ODP.   

 

 
 
6  Notified: Appendices 14.10.8.0 - 14.10.8.6.  Revised Proposal: Appendix 8.6.24.  
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8. SOUTH-EAST BELFAST ODP AND SURROUNDING AREA - STAGE 2 PLANNING 

MAPS 12 AND 19
7
 

 

8.1 The Revised ODP largely replicates the Stage 2 notified ODP, although 

explanation and requirements have been included in the accompanying 

narrative.  

 

#2080 Allison 

 

8.2 This submitter seeks that the land north of the Styx River adjacent to her 

property should not be built upon. This submission is addressed by Ms Oliver 

at paragraph 11.1 and the ODP has been amended accordingly. 

 

9. PRESTONS ODP AND SURROUNDING AREA - STAGE 2 PLANNING MAPS 12, 19 

AND 25
8
 

 

9.1 Prestons has a Living G zoning in the operative City Plan.  

 

9.2 The revised ODP map and narrative have been developed in conjunction with 

the landowners -  Submitters #2235 Ngai Tahu Properties Ltd, #2275 CDL 

Land New Zealand Limited through informal Mediation as discussed by Ms 

Oliver in paragraphs 12.1 to 12.4 of her evidence. 

 

10. HIGHFIELD PARK ODP AND SURROUNDING AREA - STAGE 2 PLANNING MAPS 

19 AND 25
9
 

 

10.1  Highfield Park has a Living G zoning in the operative City Plan.   

  

 
 
7  Notified: Appendix 14.10.19  Revised Proposal: Appendix 8.6.22. 
8  Notified: Appendices 14.10.11-14.10.11.10  Revised Proposal: Appendix 8.6.25. 
9  Notified: Appendices 8.6.15a, 8.6.15b, 8.6.15c and 14.10.22. Revised Proposal: Appendix 8.6.26. 
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#2184 Van Der Leij and Riach 

 

10.2 The submitter seeks rezoning of their properties at 10 and 16 Selkirk Place 

from RNN to RuUF.  Ms Oliver at paragraph 13.2 does not support this 

rezoning. Alternative relief sought by the submitter is to amend the Highfields 

North ODP by deleting Open Space - Styx Corridor as it applies to 10 and 16 

Selkirk Place and replace it with Residential Density Area D status.  

 

10.3 This Open Space is shown on the operative City Plan. Although it was a 

component part of the original masterplan, the masterplan no longer needs to 

be adhered to and therefore the rationale for this land to be set aside and the 

means of acquiring it for public open space has disappeared. I therefore 

support the reduction in the area of open space to be set aside alongside the 

Styx River corridor to that required for Esplanade Reserves. 

 

11. UPPER STYX (INCLUDES HIGHSTED) ODP AND SURROUNDING AREA -  STAGE 

2 PLANNING MAP 19
10

 

 

11.1 The area covered by this ODP is the former Living G Highsted Zone, and the 

Upper Styx ODP.  The Masterplan for Highsted has been simplified and 

incorporated into an ODP for the whole of the Upper Styx GPA.  

  

 #2094 Burrows Farms Ltd. 

 

11.2 This submitter supports the notified ODP.  The submission point has been 

taken into account, but weighed against the general and specific submission 

points seeking changes to the ODP, as discussed below. 

 

 #2161 David Arrowsmith and Peter Hubbard 

 

11.3 This submitter seeks the deletion of the indicative blue network shown as 

running parallel with and wholly within the boundary of the Arrowsmith 

property. 

 

11.4 The ODP no longer shows the indicative blue network. Instead, the narrative 

requires a sustainable stormwater management solution for the 

 
 
10  Notified: Appendices 14.10.23, 14.10.24 and 8.6.14 [??].  Revised Proposal: Appendix 8.6.27. 
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neighbourhood integrated alongside open space reserves.  The details of this 

in relation to the subject sites can be determined at the time of subdivision.  It 

is therefore recommended that the submission point be accepted. 

   

 #2312 Freyberg Developments Ltd 

  

 11.3. This submitter supports the indicative nature of the collector road that 

traverses their site.  While the alignment of this road remains as indicative on 

the revised ODP, the indicative alignment has altered due to changes to the 

alignment of the road from the east of their land to Cavendish Road. This road 

alignment has been altered in line with a Resource Consent for a retirement 

village. The submitters Consultant (Ms Julie Comfort) was consulted with in 

regard to revising the alignment.   

 

 #2333 Ilam Park Ltd 

 

11.5 This submitter supports the ODP in relation to their land. However they are 

also affected by the change in the alignment of the collector road referred to 

directly above. The collector road is now shown through their land. It has been 

drawn to anticipate future development patterns. It will need to connect to the 

east and north, but there is scope for the alignment to alter.   

 

12. RICCARTON PARK (RICCARTON RACECOURSE) ODP -  STAGE 2 PLANNING 

MAP 30
11

 

 

12.1 The genesis of the ODP for Riccarton Park was a Residential Exemplar 

proposal for part of the site.  Riccarton Racecourse Reserve Trustees and 

Ngai Tahu Property Limited introduced an ODP and narrative as part of their 

Stage 2 submission (#2366). The submitters' ODP has been converted into 

the revised format to ensure consistency amongst the RNN ODPs.  The 

revised form of the ODP and narrative has been developed through Mediation 

with submitter #2366 as discussed by Ms Oliver in paragraph 16.1 of her 

evidence 

 

 

 
 
11  Included in the Revised Proposal via submission  #2366 Canterbury Racecourse Reserve Trustees and Ngai Tahu 

Property Ltd.  
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13. YALDHURST/MASHAM ODP -  STAGE 2 PLANNING MAPS 29 AND 30
12

  

 

13.1 Yaldhurst has a Living G Zoning in the operative City Plan. 

  

13.2 Other than the general submission points seeking overriding changes, no 

specific submissions seek amendments to the notified ODPs. The revised form 

of the ODP and narrative has been developed through Mediation with 

submitters #2507 Prain and # FS 2777.1 Enterprise Homes Ltd and Kintyre 

Estates Ltd. 

 

14. SOUTH MASHAM ODP AND SURROUNDING AREA -  STAGE 1 PLANNING MAPS 

29 AND 36
13

  

 

14.1 South Masham ODP was originally notified as Appendix 8.6.5 to Chapter 8 

Subdivision, Development and Earthworks in Stage 1. A revised ODP and 

narrative were notified on 28 September 2015. This incorporates a quarrying 

proposal which has received Resource Consent.  Part of the western boundary 

line of the RNN was inadvertently shown on the ODP within the 50 DBA noise 

contour. This has been addressed by way of a CCC submission point #RNN2 

D2. 

 

 #RNN 2 Fulton Hogan 

 

14.2 This submitter seeks that the area currently consented for quarrying is 

included in the residential area with greater development constraints. This 

area is a small part  of a larger block owned by the submitter. A density of 15 

hhs/ha is required across the whole of their landholding. They are able, and 

indeed it is encouraged, to vary densities within the residential development 

area. It is anticipated that densities would decrease towards the rural 

boundary.  The ODP notation does not restrict the submitter from providing 

lower densities in the area subject to quarrying. This submission point is 

rejected. 

 

 
 
12  Notified: Appendices 14.10.7.0 -14.10.7.7.  Revised Proposal: 8.6.28. 
13  Notified: Appendix 8.6.5 in Stage 1 and renotified on 28 September 2015.  Revised Proposal: Appendix 8.6.5. 
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 #RNN 6 Transpower 

 

14.3 This submitter requests that the ODP clearly identify the Islington – South 

brook. A transmission line as part of the National Grid. This submission point is 

accepted and the ODP is to be amended accordingly.  

 

#RNN 9 Crown 

 

14.4  This submitter seeks clearer articulation of the meaning of the area shown as 

“Area with greater development constraints". The Revised Subdivision 

proposal and the ODP narrative have been amended to provide clearer 

articulation. 

 

15. WIGRAM ODP AND SURROUNDING AREA - STAGE 2 PLANNING MAPS 37 AND 

44
14

  

 

15.1 I note that the majority of the Wigram Living G Zone is proposed to be zoned 

Residential Suburban and therefore this areas has not been included within 

the Wigram ODP boundary. 

 

15.2 Other than the general submission points seeking overriding changes, no 

specific submissions seek amendments to the notified ODPs. The revised 

ODP map and narrative have been developed in conjunction with the 

landowners -  Submitter # 2235 Ngai Tahu Properties Ltd, through informal 

Mediation as discussed by Ms Oliver at paragraph 18.2 of her evidence. 

 

16. AWATEA ODP AND SURROUNDING AREA - STAGE 2 PLANNING MAPS 37 AND 

44
15

  

 

16.1 Awatea is a Living G zone in the operative City Plan, and has been replaced in 

the Revised Proposal with an ODP that also retains a Tangata Whenua layer 

from the operative City Plan. 

 

16.2 The submissions on Awatea are rezonings from RNN to commercial/industrial. 

These are considered in Ms Oliver's evidence, and the Council's technical 

evidence. 

 
 
14  Notified: Appendices 14.10.10-14.10.10.9.  Revised Proposal: Appendix 8.6.29. 
15  Notified: Appendices 14.10.9.0-14.10.9.9. Revised Proposal: Appendix 8.6.30. 
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17. HALSWELL ODPS - GENERALLY 

 

17.1 The South West Area Plan (SWAP) has formed the basis for developing ODPs 

for North Halswell, Hendersons, South East Halswell, South Halswell and 

South West Halswell. Several changes have been made to the ODPs in 

response to submissions and to ensure that the objectives of the SWAP are 

upheld.  Explanation and requirements have been included in the narrative.  

 

18. NORTH HALSWELL ODP AND SURROUNDING AREA - STAGE 1 PLANNING 

MAPS 44 AND 45
16

  

 

18.1 The North Halswell ODP has been developed in conjunction with the 

Meadowlands Exemplar Housing and Key Activity Centre proposals. It was 

originally included as Appendix 8.6.4 to Chapter 8 Subdivision, Development 

and Earthworks. A revised ODP and narrative were notified on 28 September 

2015. This revised ODP and narrative were prepared in consultation with 

consultants representing some of the major landowners. Unfortunately the 

format of the renotified ODP was not the same as the new format now being 

proposed through the Revised Proposal. The correct format, has since been 

included into the Revised Proposal via a CCC submission #RNN 2.  

 

#RNN 4 Orion 

 

18.2 This submitter supports the narrative wording in relation to special interface 

treatments adjacent to transmission lines. 

 

 #RNN 5 Danne Mora 

 

18.3 This submitter seeks that references to Day Stream and Dunbars Stream be 

amended to Days Drain and Dunbars Drain. That the narrative is changed to 

make clear that the collector road is capable of accommodating a bus route. 

That the narrative is changed to make it clear that the Quarrymans Trail cycle 

route may not need to go ’through’ the RNN. These submission points are 

accepted and the narrative has been amended accordingly. 

 

 
 
16  Notified: Appendix 8.6.4 in Stage 1 and renotified on 28 September 2015.  Revised Proposal: Appendix 8.6.4. 
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18.4 This submitter requests changes to the details of the stormwater basin shown 

on the ODP adjacent to Sparks Road. This submission point is addressed by 

Mr Brian Norton. 

 

18.5 This submitter requests that the green corridor through the exemplar housing 

area and the reserve indicated within the area are reinstated. It is not 

necessary to include the details of the design of the exemplar proposal in the 

ODP as these can be agreed at subdivision stage. Two indicative reserves are 

shown on the revised ODP, one within the general area of that requested to be 

reinstated. 

 

 #RNN 7 Oakvale Farm Ltd 

 

18.6 This submitter opposes Area 2 being defined as ‘area with greater 

development constraints’. This notation has been applied to the site due to it 

being traversed by transmission lines and its awkward shape. However, if the 

submitter wishes to achieve a density of 15hhs/ha or more, the notation does 

not prevent them from doing so. This submission point is therefore rejected. 

 

 #RNN 8 Milns Road Farm 

 

18.7 This submitter seeks to relocate the reserve shown alongside the waterway 

which traverses their land to a position adjacent to Milns Road. The reserve 

has been located on the ODP such that it is central to the new residential area 

it will serve. I understand that there may be a stormwater management reason 

why the reserve is better located adjacent to Milns Road, however, the location 

of the reserve on this submitters land can be determined at the time of 

subdivision when all relevant matters can be taken into account. 

 

 #RNN 9 Crown 

 

18.8 This submitter seeks that the extent of any requirement to retain trees is 

clarified. This is a detail that cannot be determined until the suitability for 

retention of the trees has been investigated and their impact on development 

layout has been determined. This submission point is therefore rejected. 

  

18.9 This submitter requests that the requirements that the development should not 

turn its back on the road be deleted or clarified. The narrative has clarified this. 
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19. HENDERSONS ODP AND SURROUNDING UPPER CASHMERE AREA - STAGE 2 

PLANNING MAPS 45 AND 50
17

 

 

19.1 A considerable amount of attention has been paid to the Hendersons ODP 

since it was notified in Stage 2, due to the complex development environment. 

The main obstacles to sensible and integrated development are the complex 

pattern of hydrology, which has altered since the earthquakes and the irregular 

and crenelated CRPS Map A GPA boundary. The response has been to 

provide development areas which are both located on higher ground and are 

of a shape conducive to residential subdivision and development.  

 

19.2 In some situations, the provision of compensatory stormwater storage areas 

within Hendersons Basin will allow currently lower lying areas to be remodelled 

and made available for residential development.  Changes in the flood ponding 

area, residential development area shape, and the opportunity for 

compensatory storage, have resulted in some parts of residential development 

areas in the central and eastern part of the RNN, not being located within the 

GPA boundary as shown on Map A of the CRPS. 

 

19.3 I refer to, and have relied on the evidence of Mr Brian Norton in relation to 

stormwater management within Hendersons Basin.  I have adjusted the ODP 

to provide development blocks that are conducive to practical and high quality 

development, as well as stormwater management.  

  

#2072 - Johannes Van Oyen 

#2198 - Karen Cook 

 #2323 - Thomas Family Trust 

#2553 - Pietje Mesman  

#2554 - Anne and Bob Meijer 

#2555  - Mike Little 

#2557 - Ian Wells and Linda Hanchard (all regarding 482 Cashmere Road) 

 

19.4 These submitters seek that the land proposed to be zoned RNN surrounding 

the Hendersons Basin ponding area be rezoned rural. Ms Oliver has 

addressed these submissions. I support the updated version of the ODP, 

 
 
17  Notified: Appendix 14.10.15.  Revised Proposal: Appendix 8.6.18. 
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narrative and RNN zoning extent as shown on Hendersons ODP (East and 

West) Option 1, which does not support the rezoning to rural of the land 

requested by these submitters. 

 

#2021 Pickering 

#2148 Cashmere Fields 

#2380 Cashmere Park Trust 

#2453 Ward 

 

19.5 These submitters support the RNN and seek the zoning of a larger area for 

residential purposes (with #2021 just supporting the notified RNN). A 

development concept is included with the Cashmere Fields' submission. From 

a stormwater and flooding perspective, Mr Brian Norton in his evidence 

(paragraph 14.11-14.16) supports some RNN zoning of the submitters' land, 

but opposes zoning of RNN land south of Cashmere Road as requested by 

#2453 on the basis that compensatory flood storage cannot be readily 

achieved onsite due to groundwater levels and without significant alteration to 

the landform along Cashmere Stream (paragraphs 14.24-14.27).   

 

19.6 This eastern part of Hendersons  Basin is adjacent to the built up area of Hoon 

Hay and north of Cashmere Road lends itself to higher density development, 

since it is on a bus route, opposite Frances Reserve and close to local 

shopping facilities at Cracroft. The setting aside of a large area for stormwater 

management/recreational/conservation use will provide an asset for both new 

residents in the Hendersons RNN and those living in the surrounding area.  

 

19.7 Mr Brian Norton and I have agreed on a development area that we can 

support as indicated on the revised Hendersons ODP (East) (Appendix 8.6.18) 

- Option 1 (although I understand that Option 2 is included in the Council's 

Revised Proposal attached to Ms Oliver's evidence as Attachment A, because 

of the need to give effect to the CRPS). 

 

#2179 Bacon  

 

19.8 This submitter supports the RNN zoning as notified but seeks the smoothing of 

the jagged line that defines the RNN zone boundary. 
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19.9 I support the straightening of the zone boundary to create a practical 

development boundary. This is reflected in the revised ODP. I consider that 

this addresses the issue raised by the submitter. 

 

#2404 Mortimer, Thornton Trust and Windie Edge Trust, D. Price and B. Ashworth  

 

19.10 This submission supports the RNN rezoning, specifically for the Mortimer Land 

at 78 Sutherlands Road. This land is included in the residential development 

area in the revised ODP.  

 

 #2572 Van Asch 

 

19.11 This submitter seeks part of the land subject to a 50 year storm event at 32 

Sutherlands Road and 750 Cashmere Road be rezoned from RNN to Rural 

Urban Fringe or Open Space Water and Margins.  The submitter supports the 

balance of the land remaining RNN.  

 

19.12 Mr Norton's addresses this submission at paragraphs 14.28-14.29 of his 

evidence, and relying on his evidence I can confirm that those parts of the land 

holdings that have been included as residential development areas are not 

within the flood ponding area. 

 

20. SOUTH-EAST HALSWELL ODP STAGE 2 PLANNING MAPS 49 AND 50
18

 

 

20.1 The revised South East Halswell ODP generally follows that included in the 

notified proposal. The major change from the notified version is the depiction 

of Area 1 as a Residential development Area with greater development 

constraints. This change has been made following discussion with landowners 

at the public consultation sessions and further consideration given to the 

difficulty of incorporating existing valued features (springs and mature trees) 

while at the same time achieving a density of 15 hhs/ha.  

 

 
 
18  Notified: Appendix 14.10.17.  Revised Proposal 8.6.19. 
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 #2412 Kennedys Bush Road Neighbourhood Association 

 

20.2 This submitter seeks protection of the existing sightline to the Port Hills that 

extends along Sutherlands Road, through methods such as building setbacks, 

landscape treatment and avoidance of direct vehicle access.  

 

20.3 No special provisions have been included in the revised ODP as these 

measures would in my view unduly restrict development on private property. 

However the sightline will be preserved along Sutherland Road itself. 

 

20.4 This submitter also seeks inserting an additional pedestrian/cycle way 

adjacent to Sutherlands Road and adjacent to Cashmere Road. This would 

require the acquisition of strips of land across the frontage of 12 properties and 

would not be fully functional until all the land had been urbanised. In some 

parts of Cashmere Road, land falls away steeply from the road edge making a 

cycleway impractical.  However, a clause in the narrative has been included as 

follows: Where development interfaces with Cashmere Road, provision will be 

made to enable local road widening to better manage the needs of cyclists in 

the area. 

 

21. SOUTH HALSWELL ODP - STAGE 2 PLANNING MAP 49
19

 

  

21.1 An important change has been made to the South Halswell ODP from the 

notified version. This is to include a much larger area to be set aside for 

stormwater management and recreational use on the southern edge of the 

neighbourhood. This is to better reflect the SWAP and to respond to 

submissions.   

 

 
 
19  Notified: Appendix 14.10.16. Revised Proposal: 8.6.20. 
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#2181 Porter 

#2205 Webster 

#2236 Cameron 

#2377 Gillard 

#2412 Kennedys Bush Road Neighbourhood Association 

#2491 Thomas 

#2496 Harrington 

 

21.2 These submitters seek various changes to the ODP, partly to better reflect the 

SWAP. These are to: 

 

(a) create a wider green corridor between the residential area and the 

southern ODP boundary; 

(b) remove the southern road access point to Kennedys Bush Road; 

(c) relocate the access point of the west-east cycleway across the 

neighbourhood further to the north on Kennedys Bush Road; 

(d) avoid higher density housing close to Kennedys Bush Road and 

particularly opposite Halswell Quarry Park; 

(e) require setbacks and landscape treatments along Kennedys Bush 

Road to protect the existing sightline to the Port Hills and allow for a 

cycleway; 

(f) demonstrate how the ODP is to achieve at least 15 household units 

per hectare; and 

(g) exclude the areas to be set aside for stormwater management from 

the density calculation.   

 

21.3 The ODP has been amended to include a much larger area to be set aside for 

stormwater management. This forms a wider green corridor than that shown 

on the notified ODP and a continuous link from Halswell Quarry Park to 

Halswell Road. This will not be included in the density calculation (Points (d) 

and (g) above).  The southern road access to Kennedys Bush Road has been 

removed and the cycle link shown further to the north (points (b) and (c)).  

 

21.4 Setbacks and landscape treatments along Kennedys Bush Road are not 

supported as these measures would in my view unduly restrict development 

on private property. However the sightline will be preserved along Kennedys 

Bush Road itself. 
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21.5 The location of higher density housing will be determined at the time of 

subdivision. However, the narrative encourages higher density housing closer 

to the collector roads, reserves and any community facilities and opposite 

Halswell Quarry Park, so that it can take account of the open outlook and the 

proximity of the park for recreational use. I consider these general locations for 

higher density development are appropriate. I therefore do not support these 

submission points from an urban design perspective.  

 

22. SOUTH-WEST HALSWELL ODP AND SURROUNDING AREA - STAGE 2 

PLANNING MAPS 44 AND 49
20

 

 

22.1 The revised South West Halswell ODP generally follows that included in the 

notified proposal. Some minor changes have been made to road alignments 

and the location of road access points and the southernmost stormwater 

facility has been relocated to the south of the ODP boundary. These changes 

have been made following discussion with landowners at the public 

consultation sessions. 

 

#2127 Holistic Education Trust  

 

22.2 This submitter seeks to retain only part of their property as RNN and rezone a 

portion Specific Purpose School.  In addition they seek that the South-Halswell 

ODP shows the location of the school. 

  

22.3 This rezoning submission has been accepted by Ms Oliver, and as a result a 

school site has been indicated on the ODP in response to this submission. 

 

 #2242 Quaifes Farm Ltd 

 #2530 Quaifes Road Developments Ltd  

 

22.4 These submitters support the RNN zoning of their property but seek 

amendments to the ODP.  

 

22.5 Submitter #2242 seeks the removal of the indicative 'enhanced open drain 

corridor' crossing their land. This has been removed from the ODP map.  

However, the narrative requires 'existing waterways/drains which traverse the 

 
 
20  Notified: 14.10.18.  Revised Proposal: Appendix 8.6.21. 
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area to be naturalised, enhanced and realigned as necessary, to run into the 

new stormwater facility in Quaifes Road'.  This approach allows more flexibility 

in design.  

 

22.6 Submitter #2530 seeks to amend the location of the stormwater facility to a 

more central location where the land is lowest lying and realign part of the 

collector road to avoid it.  Mr Brian Norton (stormwater), at paragraphs 16.1 – 

16.3 and Mr Andrew Milne (roading), at paragraphs 21.1-21.2 confirm in their 

evidence that they do not oppose the relief sought, and these changes have 

been made to the ODP map.  

 

 #2495 McFarlane Family  

 

22.7 These submitters oppose the location of the collector road which runs across 

their land, as this was not the alignment indicated on the SWAP.  

 

22.8 In the revised ODP, the indicative collector road alignment has been moved to 

the north in order to accommodate the relocated stormwater facility, and is 

now shown as avoiding the submitter's property, in accordance with the relief 

sought. 

 

23. RESIDENTIAL NEW NEIGHBOURHOODS DESIGN GUIDE 

 

23.1 A draft design guide has been prepared and is attached to this evidence as 

Attachment B.  This was prepared in response to the difficulty in conveying 

the intent of the revised provisions and the removal of urban design 

requirements from the revised proposal as a result of submissions and 

mediation. This design guide is to be a non-statutory document that sits 

outside the RDP.  

 

23.2 The purpose of this design guide is to assist landowners, developers and their 

consultants when planning and designing developments in the RNN.  The 

guide provides advice on progressing a development proposal and examples 

of good practice and design solutions which meet the requirements of the 

RDP.  It is particularly aimed at ODP areas which are in multiple ownership.  

 

23.3 The guide first outlines the nature and purpose of the ODP and then explains 

the environmental outcomes anticipated in an RNN. The next section of the 
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guide provides advice on the preparation needed before embarking on a 

design concept, emphasising the need for co-operation between landowners 

and the importance of understanding the site and its context.  

 

23.4 The third section discusses the layout of a neighbourhood or a part of it, 

starting with advice on creating a sense of place, then achieving and locating 

higher densities, before traversing designing a layout in more detail.  This 

includes vehicle, pedestrian and cyclist networks, open space and stormwater 

facilities, the interfaces between new development and existing development, 

roads and open spaces. The final part of this section discusses means of 

incorporating existing properties on a site.  

 

23.5 The fourth section of the guide provides guidance on site and building design, 

firstly addressing lot size and shape, then house types suited to higher 

densities, good practice with access and parking. The final part of this section 

explains and gives guidance on achieving good urban design outcomes for 

comprehensive housing developments. The final part of the guide lists the 

matters of discretion and refers to those parts of the guide that provide advice 

on each matter.  

 

23.6 Throughout the guide reference is made to the Revised Proposal.  It therefore 

cannot be finalised, until after the Panel makes its final decision on the RNNZ 

provisions 

 

23.7 In developing the guide, two workshops have been held, after circulating a 

draft version. The first was with Council staff.  The second with developers and 

consultants involved in residential development in Christchurch, most of whom 

are also submitters to the RNN proposal. Their comments have been 

incorporated into the current version (third draft).  

 

 

Janet Reeves 

7 December 2015 
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ATTACHMENT A. Comparison of Built Form standards for RNN Zone and East Belfast and Prestons Living G Zones. 

STANDARD RNN East. Belfast Prestons Yaldhurst Comment 

Building height 

 

General = 8m Density B & C = 
8m 

Density C & D = 
8m 

Low & Medium 
density = 8m 

Comparable if highest 
densities are comprehensive 
developments. If subdivision 
first then possible reduction 
in floor area for Density 
A/Density A & B, however 
recession planes could 
preclude higher heights on 
these smaller lots. 11m 
height limit for Density A 
carried forward for Prestons. 

 Comprehensive 
developments = 

11m 

Density A = 11m 

 

Density A & B = 
11m 

High density = 
10m 

Site coverage 

 

 

Lots 300m² and 
over =  40%  

Lots 299m² and 
under = 45% 

Comprehensive = 
50% 

Density C - 35% 

Density B = 40% 

Density A = 50% 

Density D = 35% 

Density C = 40% 

Density B = 60% 

Density A = 
80%

21
 

 

Low density = 
35% 

Medium density = 
40% 

High density = 
50% 

East Belfast and Yaldhurst 
site coverage comparable 
overall.  

Prestons afforded higher site 
coverage for smaller lots. 
Higher site coverage for 
Density A & B carried 
forward.  

Outdoor living 
space 

 

General = 30m² 

One bedroom or 
studio units 

16m2 

Density C = 90m² 

Density B = 75m² 

Density A = 40m² 

Density C = 90m² 

Density B = 75m² 

Density A = 30m² 

Low density = 
90m² 

Medium density = 
75m² 

High density = 
40m² 

RNN provision less restrictive 

 
 
21 This includes paved impermeable surfaces 
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Daylight 
recession planes 

Diagram C Density C = 
Diagram A 

Density B = 
Diagram B 

Density A = 
Diagram C  

Density C & D = 
Diagram A 

Density B = 
Diagram B 

Density A = 
Diagram C 

Low and medium  
density = Diagram 

A 

High density = 
Diagram D 

Diagram C provides steeper 
recession planes than 
Diagram A and B, therefore 
the RNN provisions are equal 
to or less restrictive than, the 
Operative provisions for East 
Belfast and Prestons.  

Diagram D is more 
permissive than diagram C 
for High density development 
at Yaldhurst.  

Minimum 
building setback 
from internal 
boundary 

1 metre Density A & B = 
1m 

Density C = 1.8m 

All 1.8m 1.8m except 
some high density 

sites may have 
zero setback on 

one boundary 

RNN provisions are equal to 
or less restrictive than, the 
Operative provisions for East 
Belfast and Prestons. 
Comprehensive provisions 
allow for zero setbacks.   

Minimum 
setback for 
living area 
windows and 
balconies 

Ground floor = 3m 

Above ground 
floors  = 4m 

Ground floor = 3m 

Above ground 
floors  = 4m 

Ground floor = 3m 

Above ground 
floors  = 4m 

Ground floor = 3m 

Above ground 
floors  = 4m 

Equivalent provision 

Landscaping Full length of the 
frontage shall be 

planted to a depth 
of 2m 

Full length of the 
frontage shall be 

planted to a depth 
of 2m 

Full length of the 
frontage shall be 

planted to a depth 
of 2m 

Full length of the 
frontage shall be 

planted to a depth 
of 2m 

Equivalent provision 

Fencing in the 
road boundary 
setback 

Maximum height 
1.2m 

Maximum height 
1.2, unless 50% 

visually 
transparent then 
1.8m maximum 

Maximum height 
1.2, unless 50% 

visually 
transparent then 
1.8m maximum 

No fencing 
restriction  

Higher fence permitted in 
Operative provisions but 
does not affect development 
capacity. Prestons and 
Yaldhurst have requirement 
for sightlines from driveway 
which will restrict fence 
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heights 

Parking areas Parking areas to 
be separated from 
adjoining roads by 

planting or 
fencing. Fencing 

to be a maximum 
height of 1.2m 

Parking areas to 
be screened from 
adjoining sites by 

planting or 
fencing to a 

height of at least 
1.8m.  

Parking areas to 
be screened from 
adjoining sites by 

planting or 
fencing to a 

height of at least 
1.8m. 

Parking areas to 
be screened from 
adjoining sites by 

planting or 
fencing to a 

height of at least 
1.8m 

Higher fence required in 
Operative provisions but 
does not affect development 
capacity. 

Garages Garages shall not 
comprise more 
than 50% of the 
ground floor 
elevation and 
shall be no more 
than 6.5m wide. 
Garage doors 
facing street to be 
set back minimum 
of 5.5m 

Garage doors 
shall not comprise 
more than 50% of 
the ground floor 
elevation and 
shall be no more 
than 6.5m wide. 
Garage doors 
facing street to be 
set back minimum 
of 5.5m 

Garage doors 
shall not comprise 
more than 50% of 
the ground floor 
elevation and 
shall be no more 
than 6.5m wide. 
Garage doors 
facing street to be 
set back minimum 
of 5.5m 

Garage doors 
shall not comprise 
more than 50% of 
the ground floor 
elevation 
 
 
Garage doors 
facing street to be 
set back minimum 
of 5.5m 

New provision relates to 
garages rather than garage 
doors, so Operative provision 
could allow slightly wider 
garage.  

Operative provision allows 
wider garage door at 
Yaldhurst. 

Equivalent provision 

Minimum road 
boundary 
setback 

4m 3m 3m 3m Properties are currently able 
to be set further forward on 
their lots. Exception carried 
forward to RNN provisions 
(but moving them back 1m 
does not affect development 
capacity, especially since 
RNN minimum outdoor 
space requirements are 
smaller)  

Ground floor 
habitable space 
and overlooking 
the street 

Each residential 
shall have a 
ground floor 
habitable space at 
the ground floor 
with a window 

   No requirement in Operative 
provision for ground floor 
habitable space or window 
overlooking the street, but 
does not affect development 
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area of at least 
2m² facing the 
street 

capacity. 

Minimum 
service, storage 
and waste 
management 
space  

 

Outdoor service 
space = 3m² and 
Waste 
management area 
=  2.25m² 

Indoor storage  
space = 4m² 

   No requirement for service 
and storage space in 
Operative provisions. 
However, it is anticipated that 
this requirement is not 
onerous as service and 
storage space would be 
expected in new residential 
properties.   

Minimum unit 
size 

Studio 35m² 

1 bedroom 45m² 

2 bedrooms 70m² 

3 or more 
bedrooms 90m² 

   No minimum unit size in 
Operative provisions. 
Required sizes are 
considered to be smaller 
than the norm. 

Continuous 
building length - 
walls and 
ridgelines 

 Maximum 20m 
without a step in 
plan or roofline 

Maximum 20m 
without a step in 
plan or roofline 

Maximum 20m 
without a step in 
plan or roofline 

Requirement not carried 
forward to RNN provisions 

Maximum 
driveway width 
at property 
boundary 

  4.5m and allow 
clear visibility 
above 1m for a 
width of 1.5m 
either side of the 
driveway 

4.5m and allow 
clear visibility 
above 1m for a 
width of 1.5m 
either side of the 
driveway 

Requirement not carried 
forward to RNN provisions 



 

35 
 

 
Attachment B – Developing in the Residential New Neighbourhoods – A design guide for 

Christchurch 



Developing in the
Residential New Neighbourhoods

A design guide for Christchurch
Draft, 3 December 2015



ACKNOWLEDGEMENTS

INTRODUCTION
1. Introduction
2. Outline Development Plans
3. Essential qualities of Residential New

Neighbourhoods

PREPARATION
4. Co-operation and co-ordination between

land owners
5. Understanding the site and its context

NEIGHBOURHOOD LAYOUT
6. Creating a sense of place
7. Achieving a higher density of development
8. Vehicle, pedestrian and cyclist network
9. Vegetation, open space and stormwater

facilities
10. Interfaces
11. Incorporating existing properties on the

site

SITE AND BUILDING DESIGN
12. Lot size and shape and house types
13. Access and parking
14. Comprehensive housing

HOW YOUR PROPOSAL WILL BE ASSESSED
15. Residential New Neighbourhood

Matters of discretion

BIBLIOGRAPHY

CONTENTS

1
2
2

3

5

6
10
13
18

21
25

26
31
34

38

42



Residential New Neighbourhoods—Design Guide, Third draft 3.12.2015 1

1. Introduction
The purpose of this design guide is to
assist landowners, developers and
their consultants when planning and
designing developments in the
Residential New Neighbourhood
(RNN) Zones.

These zones are primarily greenfield sites on the
outskirts of Christchurch City. Most of these New
Neighbourhoods comprise land in several
different ownerships.  This means that extra
effort is needed to ensure that development is
co-ordinated, functional, well integrated with
neighbouring parts of the city and most
importantly, becomes an attractive and desirable
place to live.

This guide provides advice on progressing a
development proposal and examples of good
practice and design solutions which meet the
requirements  of the Christchurch Replacement
District Plan (the District Plan).
For more detailed information in relation to
technical and engineering requirements,

INTRODUCTION

reference should be made to the Infrastructure
Design Standard. (REF). There are several other
documents providing advice on different aspects
of  neighbourhood design, these are listed in the
Bibliography.

Landowners will need to engage appropriate
consultants to assist with developing and
progressing a proposal.

Early consultation with Council staff is essential
in order that prospective developers can be
informed of particular requirements and issues.
Up to date information on what is planned in the
immediate area can be provided.

Equally important is consultation with adjacent
landowners, to establish what their development
aspirations are, what concerns they may have
and to glean local information. Much better
outcomes result when adjacent land owners
consult and co-operate with each other.

This guide generally follows the process of
designing a new neighbourhood, starting with
the big picture and working through to the
detail. However, designing new residential areas
is an iterative process and many aspects must be
considered at the same time.

Working with the District Plan
It is advisable to become familiar with the requirements of the  District  Plan at the outset. Chapter 8
Subdivision and Chapter 14 Residential are the most relevant, but other aspects of development are
covered in other Chapters, such as Chapter 7 Transport, which sets out standards for roads.

This guide, which is non-statutory, is an aid to interpreting the provisions (Objectives, Policies, Rules,
Assessment Matters and Outline Development Plans) contained in the District Plan. When the City Council
receive an application for a subdivision or a comprehensive housing development, experienced Council
Staff (or occasionally consultants) will assess your application against the District Plan provisions. Some of
these can be quantified, such as minimum site size, but others such as achieving a sense of place, need a
level of professional judgement. In order to be clear about the extent of discretion your application will be
assessed again a list of pre-determined criteria. Those applying specifically to RNN’s are listed in Section
15. The list refers to the sections of this guide that deal with that matter. The examples in this guide are to
demonstrate to applicants the type of urban form that is anticipated.  However,  the circumstances and
context of application sites are very varied and Council Staff understand that in some cases compromises
or trade-offs will need to be made.

Reference is made throughout the guide to relevant District Plan rules.



2. Outline Development
Plans

All of the Residential New Neighbourhoods have
an accompanying Outline Development Plan
(ODP). The ODP comprises one, or in some cases
two maps and a narrative.  The purpose of the
ODP is to set out the broad development
framework for the new neighbourhood. This will
assist in the creation of an attractive, coherent,
and functional extension to the built-up area of
the city.
The map:
 Shows the residential neighbourhood and

neighbouring parts of the city
 Sets out important existing features such

as transmission lines and heritage
buildings

 Indicates the location of certain elements
which will be required within the
neighbourhood, such as collector roads,
road access points, reserves and
stormwater facilities. Some of these
elements are in a fixed location, but
mostly there is some flexibility in their
location as well as their size.

The narrative:
 Explains the context of the neighbourhood
 Identifies features which add to the values

and quality of the area
 Sets out development requirements
 Includes District Plan provisions which

apply only to that neighbourhood.

3. Essential qualities of
new neighbourhoods
Residential new neighbourhoods will be the
largest development areas in Christchurch. They
will change tracts of rural or undeveloped land to
built-up urban  areas. It is vital that these new
neighbourhoods become valuable and positive
additions to the city. They will be around for a

The ODP is a legal document and development needs to be consistent with it. However, as development
proceeds over time there may be a need to adjust the location of some elements and/or there may be
some changes in the development requirements. Developers/owners should check with the Council to
confirm the current details of  the ODP
Former Living G Zones There are eight Residential New Neighbourhoods which were previously zoned
Living G. Some of these neighbourhoods have ODP’s which differ from the standard format and some
special rules.

long time. Residential new neighbourhoods are
to :

Have a sense of place and engender community
pride The neighbourhood has its own identity
drawn from the characteristics and history of the
land and its context. The neighbourhood looks
good, and feels good, i.e. it has high standards of
amenity, visual and acoustic privacy. It is not
dominated by hard surfaces, garages and high
fences. People are proud to live here.

Have a strong sense of community Residents
know their neighbours  There are opportunities
to meet and socialise. Community facilities are
provided or are easily accessible from the
neighbourhood. The neighbourhood feels safe
and residents are able to watch out for each
other.

Be well integrated and well connected The
neighbourhood works well and complements the
surrounding environment. The layout
encourages walking and cycling and use of public
transport. There are good connections within the
neighbourhood and to the surrounding area.
Everyone, including the young, disabled and
elderly, is able to move around the
neighbourhood with ease, in safety and comfort.
Commercial centres are located where they are
viable.

Provide choice, diversity  and innovation
There is a good variety of housing size, type and
value, catering for many sectors of the market.
There are opportunities for outdoor activities.
New urban forms and features are incorporated.

Be environmentally sustainable
The neighbourhood has a low impact on the
environment and is resource efficient. It makes
good use of opportunities for water conservation
and solar access. High maintenance publicly
owned features are avoided. Houses are energy
efficient.

Residential New Neighbourhoods—Design Guide, Third draft 3.12.2015 2
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PREPARATION
4. Co-operation and co-ordination between landowners
Most of the areas zoned as Residential New
Neighbourhoods are in multiple ownership. This
presents challenges to co-ordinated
development. It is essential that owners work
together to make the most of the sites
opportunities, achieve a rational and connected
road, footpath and cycleway network across the
neighbourhood, a high quality co-ordinated
public realm (streets and parks) and a good
standard and mix of residential properties and
community facilities. In the absence of an
overall developer, it is helpful if owners all use
the same consultants.  Residential development
is complex and specialist advice is best sought
at an early stage.

There is a real benefit for neighbouring owners
of small land parcels to work together.
Generally each lot will rely on the others for
road and service connections, it can reduce
infrastructure costs. Unless everyone is working
together in a situation where there is fractured

land ownership, it is unlikely that a single
landowner will obtain their consents if they
don’t have service connections/outfalls to their
boundaries.

The distribution of primary infrastructure such
as collector roads, stormwater facilities and
local reserves  is likely to fall unevenly on
landowners, so that cost-sharing arrangements
between owners will be necessary. For instance
stormwater is best managed with fewer, larger,
stormwater basins, so that one landowner may
need to give up a significant portion of their

land to cater for stormwater run-off from
neighbouring land parcels not in their ownership.
Obviously landowners who are able to develop
more of their land because they do not have to
provide on-site stormwater facilities need to
compensate the owner who is making
development of their land possible.

In some cases Collector Roads are shown on
ODP’s running along property boundaries.
Where owners are working together they can
share the cost of the road and decide on the best
alignment. Where only one owner wishes to
proceed the road may need to run along the
boundary but entirely on the subject land. If the
owner of the adjacent land wishes to develop in
the future they will have to pay their fair share
towards the cost of the road. CHECK with
subdivision people.

Some landowners may not be able to develop
their land until a neighbouring owner has
developed theirs. This may be due to
infrastructure requirements, such as the need to
connect to an existing wastewater main.

Minimum Development Site Area
In order to avoid sporadic development there is a minimum initial subdivision development size of 4
hectares, i.e to change from rural land to part of a new urban residential neighbourhood (Rule 8.2.3.1 A 3
Land area for subdivision). If an existing landholding is smaller than this, it is advisable to approach a
neighbouring owner/s to determine whether they are interested in developing a joint subdivision
proposal which is in excess of 4 hectares in extent. Alternatively it is possible to apply for a Restricted
Discretionary Activity Resource Consent. A proposed subdivision of less than 4 hectares may be looked at
more favourably if it is immediately adjacent to an existing built up area.



Where there are a number of owners who are
not all interested in bringing their land
forward for development at the same time, it
is helpful to have an overall plan drawn up.
This can be designed to ensure that each
owner can develop independently of the
others and are not tied to a particular
sequence. However, there may be some
owners whose land is located in the centre of
a block who will still have to wait for adjoining
land to be developed.

Residential New Neighbourhoods—Design Guide, Third draft 3.12.2015 4

Point Strips—from Selwyn District Plan
Where in the course of subdivision a new road, cycle
way or pedestrian link is constructed and vested that
will or could provide frontage to other land, that other
land (with subdivision potential) can be separated
from the new road, cycle way or pedestrian link by a
point strip, and an agreement will be entered into by
the first subdivider with the Council, to ensure the
benefiting owner pays a fair share towards the cost of
providing the frontage road, cycle way or pedestrian
link.
The point strip(s) will transfer to Council on the
deposit of the plan for each stage of the subdivision.
The point strip agreement sets the amount to be paid,
which will be updated from the date of signature of
the agreement by the Consumers Price Index.
Such agreements will be held by the Council and can
be identified by the point strip separating the
subsequent property from frontage to the road, cycle
way or pedestrian link.

REPLACE WITH CCC
WORDS

Concept plan designed so that
development doesn’t have to follow
a particular sequence. Landholdings
are outlined with dashed lines.

KEY TO DRAWING COLOURS

Lowest density residential

Middle density residential

Highest density residential

Commercial use/neighbourhood
centre

Neighbourhood or Linear Park

Stormwater management/
recreational/conservation use

Waterways and stormwater
ponds
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A thorough understanding  of the site and its
context is  necessary, prior to embarking on the
design of a subdivision. This will enable a concept
to be developed which takes advantage of the
natural and historical features of the site and
relates well to its context.  The type of matters to
be considered include the following in addition
to the requirements of the ODP:

5. Understanding the site and its context

1. Existing site features

Ground conditions, land unsuitable to be built on,
contaminated land

Site contours, changes of level

Site orientation

Climatic conditions

Trees, shelterbelts and other vegetation  and their

Potential locations of stormwater facilities (if

Watercourses and stormwater drains

Springs

Transmission lines

Easements and other restrictions

Existing buildings and structures which are to be
retained or removed

Nature and condition of site boundaries

Interfaces  where buffers will be required

Pedestrian and cycle routes  and desire lines and

Any natural, cultural or archaeological features to
be preserved or respected. Early consultation with
Tangata Whenua and Heritage New Zealand is
advised

2. Surrounding context

Availability of services (e.g sewer outfall, water
supply connections), their location and capacity

Character of surrounding area, including
streetscape

Adjoining land use zoning and  land uses

Existing pattern and nature of surrounding roads
and available access points

Adjacent or nearby pedestrian and cycle links

Location of schools, parks, libraries, and other
community and commercial facilities, bus routes
and stops

Open outlooks, near and distant views

The relationship of surrounding development to the
site, particularly adjacent houses

3. Development proposals and requirements

Advice should be sought from the City Council and
neighbouring landowners/residents.

Planned development in the area, within and
around the RNN

Planned cycle routes or pedestrian walkways

Planned road upgrades or changes

Other relevant Council projects

District Plan requirements
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6. Creating a sense of
place

Once a thorough understanding of the
site and its context has been gained
consideration needs to be given to the
‘big picture’ of the neighbourhood.
Thought needs to be given to how the
whole neighbourhood will come
together to be a place, rather than a
collection of unrelated subdivisions. A
sense of place is a combination of
characteristics that make a place
special and unique. A sense of place
may be derived from the history of the
site, existing features such as mature
trees or waterways and from the design
and elements of the new
neighbourhood. The aim is for the new
neighbourhood to be recognised as a
separate place.

Where land comprising a new
neighbourhood is largely under the control of
one developer an overall concept or theme can
be developed.  At Wigram Skies, on the site of
the former Wigram airfield ,  a masterplan was
developed with the existing runway forming a
central spine road. The past history of the site is
also remembered through the use of street
names and artworks with airforce associations.
The roads are laid out to converge on the town
centre, strengthening its role as the focus of the
new community.

Tangata Whenua values are acknowledged
through …………...

How to include Iwi Management Plan??

NEIGHBOURHOOD LAYOUT

East Belfast RNN concept plan. Roads run along the
edge of the Kaputone Stream corridor and are aligned
to provide a view towards it. Houses overlook the
public space and the two sections of the stream are
linked by public access along the motorway corridor.
This design means that the stream becomes a major
feature of the neighbourhood.

Where land is in a number of ownerships and an
overall developer is not developing to a
masterplan, it will be more difficult to nurture an
overall sense of place. The ODP’s give guidance
on the elements that can be used to create a
sense of place. Early developers will set a
pattern, such as creating the collector road as a
boulevard, establishing a consistent treatment
for a river corridor, selecting street trees and
furniture,  which may need to be continued by
subsequent developers.



Designing around collector roads
Where a collector road runs right through a
neighbourhood it can act as a main structuring
device. Each individual subdivision can link to it
as the spine of the neighbourhood. Higher
density development can be located along it.

William Brittan Avenue, Halswell, a collector
road, was constructed in stages as part of four
separate subdivision developments. It now forms
a central co-ordinating  and orientating feature
of the neighbourhood.

Designing around stormwater facilities
Where stormwater management is a large
component of a new neighbourhood it can be
used as the focus of the design .

A linear reserve incorporating stormwater
management facilities provides the centre piece
of the new neighbourhood of Prestons (right).

Similarly Longhurst, Halswell West is
distinguished by the  linear stormwater and
recreational reserve running through the
neighbourhood.
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William Brittan Avenue, Halswell
William Brittan Avenue links subdivisions at
Halswell, providing a sense of place for the
neighbourhood

Longhurst

Prestons New Neighbourhood (North)



Residential New Neighbourhoods—Design Guide, Third Draft 3.12.2015 8

Designing to take advantage of views
Many of the  RNN  Zones have views out to rural
land and hills beyond or river corridors. These
can be taken advantage of to create a sense of
place. Roads can be aligned so that they focus on
the view. Reserves can be located on the edge so
that there is a view out of the neighbourhood.

At Redwood Springs, Redwood,  a large linear
park is located on the edge of the
neighbourhood, along the Styx River corridor.
Roads within the neighbourhood are aligned to
provide views along them to the reserve and
rural land beyond.

Acknowledging site history
The Te Whāriki neighbourhood at Lincoln is
located on what was Te Waihora lakebed and its
associated wetlands. The traditional name for
the area is Tauhinu; taken from a variety of shrub
that grew abundantly in the area.

Te Taumutu Rūnanga have worked closely with
Ngāi Tahu Property to restore old waterways, re-
establish native plants, integrate modern
stormwater treatment systems and bring to life,
through street and reserve names, a number of
place and species names associated with Te
Waihora.

Taking advantage of character buildings
White House Black, Halswell is an 1880’s
homestead which has been renovated as part of
the Te Repo Oaks subdivision and now operates
as a  café and restaurant for the surrounding
community.

PHOTO of Te Whariki

Redwood Springs, road aligned to provide view
towards  the reserve

Redwood Springs, Redwood

White House Black, Halswell Road
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Creating a new character
In some neighbourhoods
where there are few
distinctive existing features, a
sense of place has to be
created through the design
and layout of the
development. At Northwood,
Belfast former apple orchards
have been replaced with a
new community, structured
around a central boulevard,
large open spaces and a lake.

Taking advantage of mature trees
At Linden Grove, Hillmorton, the trees which
grew on the former hospital site have been
incorporated into reserves to become a feature
of the new neighbourhood.

Central park at Linden Grove Linden Grove, Hillmorton

Northwood, Belfast
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Residential new neighbourhoods need to achieve
a higher density of housing development than
has traditionally been the case in Christchurch.
The District Plan requires each new
neighbourhood to achieve a density of at least 15
houses per hectare. Older suburbs of
Christchurch such as Westlake, Halswell  are built
to a densities of less than 10 to the hectare
(Westlake is  9.7 hhs/ha)

There are many advantages of higher density
housing. It makes better use of land to
counteract urban sprawl; it can provide more
affordable housing; can provide a critical mass to
support a bus route and local shops and services;
provide a more interesting and vibrant
neighbourhood and a more balanced
community.

Achieving higher densities does not mean
compromising on the quality of the residential
environment. However, it does require a lot
more thought at the design stage.  It is not just a
matter of making section sizes smaller.

Each new neighbourhood is to include a good
range of homes to suit many sectors of the
market. Attractive older Christchurch suburbs,
such as St Albans, provide a good model for a

7. Achieving a higher density of development
new neighbourhood. They have a diversity of
properties, including stand alone houses,
townhouses, apartments and retirement options,
and a full range of community facilities.

Location of higher density areas
The first challenge is to utilise the density in a
creative way to foster placemaking. Variations in
density can be used to structure a subdivision
with higher densities around focal points, such as
community facilities or alongside spine roads.
Smaller lots may be located closer to a bus route
or adjacent to open outlooks.

Consideration needs to be given to whether
smaller properties should be concentrated in one
area, located in small clusters or dispersed
throughout the development. While there is a
logic to increasing densities towards the centre
of a neighbourhood, concentration of density
can lead to poor urban design outcomes if not
carefully handled. For example long rows (more
than about 6) of terraced units can be
monotonous, large areas of dense development
can be visually dominant, issues with lack of
space for on-street parking can arise and it can
be difficult to achieve good orientation and
access to sunlight.

District Plan Density Requirement
Policy  8.1.4.3. – Development Density requires a minimum net density of 15 households per hectare to be
achieved when averaged across the whole of the residential development area within the relevant
Outline Development Plan. There is an exception for areas shown on an Outline Development Plan as
being subject to development constraints, where either an alternative minimum net density may be
specified in the Outline Development Plan or else no minimum applies. There is also an exception for the
RNN (Prestons) Zone.

Where a subdivision and/or or comprehensive housing development will result in a residential net density
lower than 15 households per hectare for that site, there is a need to demonstrate, through the use of
legal mechanisms, how the lost density will be offset elsewhere in the Outline Development Plan area
such that the residential net density required across the whole Outline Development Plan area can
still be achieved.

Net density includes residential lots, neighbourhood parks and local roads and excludes stormwater
retention and treatment areas, geotechnically constrained areas, community and retail facilities, major
roads,  larger reserves and land set aside to protect significant ecological, cultural, historic heritage or
landscape values.
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Greenfield sites on the edges
of urban areas will often abut
lower density residential
development, in which case it
will be more acceptable and
appropriate to have similar size
lots adjoining the existing ones,
with higher densities located
within the new subdivision.  At
Cairnbrae Drive, Prebbleton,
the smallest lots are in the
centre.  Larger lots abut
existing  suburban residential
development. The largest lots
are along the western
boundary adjacent to much
larger lifestyle lots.

At Longhurst smaller lots are
concentrated around a local
centre and a large reserve and
stormwater basin and along the
bus route.

Cairnbrae Drive, Prebbleton

Add in surrounding lots
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The Northwood, Belfast masterplan was
designed to accommodate about 1000 homes on
a 100 hectare site. The inclusion of additional
higher density developments in the later stages
has led to an overall net density of around 12.25
hhs/ha. There is a wide variety of lot sizes
ranging from 160m²to 1400m². House types
include large standalone houses, semi-detached
two-storey houses, small single storey units,
short two storey terraces and a retirement
village.

With higher densities care needs to be taken to
ensure  that development does not feel
cramped, oppressive and monotonous.
A more open, spacious feel can be achieved by:
 Allowing sufficient space between the

fronts of houses across a road (at least
20m)

 Taking advantage of open outlooks
 Maximising the profile of reserves
 Strategic placement of trees
 Open front gardens
 A good balance between house and

garden size
 Use of light coloured wall finishes
 Breaking up terraces into short sections to

allow views through of open sky
 Separation at first floor level, such as by

interspersing single storey garaging
between the housing or having smaller
upper floors than ground floors.

Small groups of higher density housing can work
well, adding variety and interest to the
streetscape. They can provide a scale of
development which can be taken up for
comprehensive development by house building
companies.

Northwood

Northwood

Delamain

Hobsonville, Auckland
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8. Vehicle, pedestrian and cyclist network

Future development area

Bus route

Connection to existing

road

Pedestrian/cyclist

link

Connection to
neighbouring
residential
area

Note: For more detailed and technical advice,
reference should be made to the Infrastructure
Design Standard,  Part 8– Roading. And the
Construction Standard Specification REF

A connected road network
A well connected network of roads increases
accessibility for residents, allows for safer and
more efficient infrastructure provision and is
more adaptable to changes.

A self-explanatory road hierarchy
The design of the road corridor in terms of
carriage way width, surface materials, planting
and traffic calming  will convey to users the
status of the road, e.g collector,  local  through
road, cul-de-sac  in order to  aid orientation
within the neighbourhood.

The road layout  needs to:

 Be simple and logical so that it is easy for people to work
out where they are and where they are going

 Make allowance for longer term growth
 Make allowance  for a bus service
 Connect to existing roads
 Support connectivity of services between existing

and future development

Existing
houses
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Network for pedestrian and cyclist
movement
New neighbourhoods are to be
designed to encourage walking and
cycling. Pedestrians and cyclists will
use the roads, but off-road
connections can often provide
shortcuts and a choice of routes,
encouraging residents to walk and
cycle more. This requires relatively
small block size (see Walkable
blocks below). Frequent connections
to linear parks and bus routes will
also be important.

In some neighbourhoods provision
will be need to be made for strategic
cycle routes and on-road cycle lanes
may be required.

Walkable blocks
The District Plan Rule 8.2.3.1.A (9)  Walkable block size, requires every subdivision layout to
comprise or complete blocks with a perimeter of no more than 800m. A residential block
comprises a group of lots. Its perimeter is defined as the shortest distance which it is possible to
walk entirely around on publically accessible land (roads, paths and reserves).

The subdivision layout should be designed to
minimise pedestrian/cyclist links which run
between the side boundaries of residential
properties. These can compromise the privacy of
private gardens or feel unsafe if they are not
overlooked. Where they are necessary they
should be short, straight and at least 8 metres
wide.

A walkway reserve which runs away from property
boundaries, is overlooked and has a clear view
through.

Walkable block =

Existing residential area

Future  extension to netw
ork
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Catering for bus services
In most cases collector roads will need to be
capable of accommodating a bus route, although
the use of the route may be delayed until the
neighbourhood is more fully developed. In some
cases an existing route can be extended
incrementally. Roads need to cater for the
manoeuvring requirements of public transport
vehicles. Bus services need to follow a direct
route through the neighbourhood, without the
need to double back.  Ideally, all houses should
be within 500 metres walk of a bus stop.

The provision of bus routes in new
neighbourhoods must be discussed with
Canterbury Regional Council (Environment
Canterbury) staff, at an early stage.

It is important to consider the location of bus
stops and shelters when designing the
subdivision layout. Opposition to them can arise
if potential purchasers are not alerted to their
probable location at the outset.

Culs-de-sac
Culs-de-sac can provide safe, quiet living
environments and a strong connection with
other neighbours in the cul-de-sac. However, the
liberal use of culs-de-sacs could increase travel
distances and limit pedestrian and cycling
connections.  Where they are employed they
should ideally be short in length, unless there are
special site circumstances that necessitate a
longer cul-de-sac.

A crescent street form can be used instead of two culs
-de-sac

Drawing to be replaced

Cul-de-sac length
District Plan Rule 8.2.3.1.A (6) - Maximum cul-de-sac length requires culs-de-sac to be no more than 100
metres in length or 150 metres if there is a footpath/cyclist link from the cul-de-sac head to a
neighbouring street or reserve.
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9. Vegetation, open space and stormwater facilities
Note: For more detailed and technical advice,
reference should be made to the IDS,  Part 5-
Stormwater and Land drainage and Part 10– Reserves,
Streetscape and Open Spaces.  Early discussion with
Council staff is recommended to ensure agreement
on the location, design and detail of reserves.

Type and size of open spaces
Open spaces within the new neighbourhood
provide greenery and spaciousness  in contrast
to the built form. They should contribute to a
wider green space network. Where existing open
spaces adjoin the RNN, they should be taken
advantage of to provide an asset for the new, as
well as the existing community. They may need
to be extended or enhanced in conjunction with
new development.

Neighbourhood Parks are the first priority for
park provision and using development
contribution funds.  They serve the immediate
neighbourhood and should be suitable for
accommodating substantial tree planting, open
space and  children’s play equipment, i.e. they
should be relatively flat and square in shape and
around 3000m² in area. In choosing a location for
a playground consideration needs to be given to
the potential impact on surrounding properties

Linear Parks can be developed alongside
watercourses or form a buffer between
residential development and less compatible
activities. They need to be sufficiently wide to
accommodate a shared path for pedestrians and
cyclists and landscaping.  They can form
ecological corridors if they are of at least 50
metres wide.

Planting  and hard landscaping in public space
(recreational and stormwater reserves and
streets) should be simple, for efficiency and ease
and cost of maintenance.

Locating parks
All residential development should be within 400
metres walking distance of a Neighbourhood
Park.  These should be located in central, high
profile locations so that the maximum number of
people benefit from the visual and spatial
contrast they provide.  This might be in a
location which  is passed by many residents as
they come and go from their  neighbourhood, as
in the example below.

It is not acceptable to nominate a group of lots
as the reserve after the layout has been
designed. Nor will the Council accept land which
clearly profits only the immediate neighbours
and the prime function of which is to add
saleability to those properties.

Subdivision Standards for Reserves
District Plan Rule 8.2.3.1.A (8) - Reserve width requires reserves for utility, pedestrian access or
stormwater conveyance to have a minimum width of 8 metres.

Delamain, Yaldhurst
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Indicative locations of reserves are shown on
Outline Development Plans. The exact location
and configuration will  need to be discussed with
Council at the time of subdivision. In some cases
a reserve may be located on the site boundary,
so that it can be extended when adjacent land is
developed or provides a view to countryside
beyond.

Co-location of  Neighbourhood/Linear Parks  and
drainage reserves is highly desirable. A
surrounding drainage reserve can provide a
valued setting and significantly add to amenity
values for park users.

Subdivision Standards for Reserves
District Plan Rule 8.2.3.1.A (7) —Road frontage to public reserves requires the minimum road frontage to
a public reserve to be at least 25% of the length of the perimeter of the reserve.

Existing vegetation should be inspected by an
aborist and/or botanist and remnant native
vegetation identified, so that the subdivision can
be designed to safeguard that which is worthy of
protection.

Delamain, Yaldhurst

add value to neighbouring properties.  Where
mature trees exist on a site, their suitability for
retention should be investigated. Farm trees and
shelter belts are often not compatible with
residential development due to their size,
tendency to drop branches and cause shading.  If
they can be retained they should be located in
open spaces or road reserves and not in private
gardens. Because of their fixed location the
layout will need to be designed to respond to
their position and size.

Freedom from crime
Parks and playgrounds
need to be designed and
located in accordance with
Crime Prevention through
Environmental Design
principles (CPTED). This
means  locating them so
they can be easily seen
from surrounding houses
and roads. To enable
casual surveillance at least
25% of the reserve
boundary is to have a road
frontage.

Providing clear sightlines
along paths from one end
to the other, lighting
walkways if they are
intended to be used after
dark and avoiding dead
ends and places of
entrapment all help in
creating a safe
neighbourhood.  Further
information is provided in
Safer Canterbury, Creating
Safer Communities (REF).

Incorporating trees and existing vegetation
Trees and vegetation add points of difference
and contrast to a new neighbourhood and can

Total reserve
perimeter = 322m.
Road frontage = 88m
Percentage road
frontage = 27%
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Care needs to be taken where there are
watercourses or swales to ensure that they are
not disrupted by frequent property accesses.
This may be achieved by pairing accesses, rear
access, running watercourses/swales along the
centre of the road or along the side boundaries
of properties.

Street trees
Tree lined streets are highly valued and can
create an identity for a neighbourhood. Where
located along primary streets they contribute to
the legibility of the neighbourhood.  Careful
thought needs to be given to street trees at the
subdivision design stage to ensure that road
design and street tree placement is co-ordinated
and that proposed locations do not conflict with
services or individual property accesses. Advice
on choice and location of street trees is provided
in the IDS.

One option is for trees to be planted in kerb
buildouts, with intervening parking spaces. An
alternative approach is to plant small trees on
private property frontages  instead of the street.
This provides a more informal character to the
street scene.

Stormwater  management
Stormwater management (quantity and quality)
and low impact design needs to be considered
early in the site planning process, as this will
usually influence the design of the subdivision.
Reference should be made to CCC Stormwater
Management Plans which provide details on
specific design solutions (REF).

Indicative locations of stormwater facilities are
shown on the ODP’s. The amount of land
required needs to be calculated at the site
analysis stage and the most suitable locations
identified having regard to land levels, soil
conditions, hydrology, public safety and down-
gradient land owners.

A progressively staged and co-ordinated
treatment approach, to serve a wider area is
preferable to a single treatment measure in
isolation.

Management of stormwater could include the
use of swales, raingardens, stormwater first flush
and retention basins and ponds, wetlands and
riparian planting. This provides opportunities for
enhancing the amenity and distinctiveness of the
subdivision and can have ecological benefits
(such as providing habitat).

Milns Estate, Halswell

Delamain, Yaldhurst

Redwood Springs, Redwood
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The way in which new residential development
relates to adjacent public spaces—roads,
footpaths/cycleways, reserves, waterways, rural
land, proposed and existing development, needs
to be considered early in the design process.
Good interfaces are attractive and encourage
community pride.  Visibility between the fronts
of houses and public space allows for natural
surveillance. People are usually less likely to
commit a crime if they think they may be being
watched. Conversely people are likely to feel
safer if they think someone is watching out for
them.  Ideally houses should front onto roads
and reserves. This can be difficult to achieve in
some situations, but there are a variety of design
solutions.

Interface between residential properties and
roads
In most circumstances houses will have direct
access from the road in front of them. An open
interface with the road (low fences and planting
helps) to provide a connection between the
occupants of that house and the wider
community, it also makes for an attractive street
scene. Having direct access from individual
properties limits traffic speeds (this is known as
‘side friction’).

Where there is to be no direct property access
with a road, consideration needs to be given,
early in the design process to how the interface
will be handled If the layout is designed so that
private rear gardens  are adjacent to the road,
the new owners will understandably want high,
solid, fences for privacy and noise attenuation
reasons. This results in an unsatisfactory
outcome for the community. Achieving a good
interface can be difficult when the lots are on the
south side of a road. Wider shallower lots mean
that there are less lots abutting the south side of
the road and houses can be placed to one side so
that the garden is not unduly shaded  by the
house.
Houses can front the road by:

10. Interfaces
 Providing access from within the subdivision—

Buchanans Road, Delamain

 Running a right of
way between the
road or a reserve
and the front of
properties—
Dunbars Road,
Aidanfield

Sw
ale

Buchanans Road
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In some cases such as where:

 the road is heavily trafficked
 development is on the south side of the road
 there is no likelihood of residential

development having direct access onto the
opposite side of the road

 there is already mature tree planting along the
road boundary which is worthy of retention

 there is a waterway between the road and the
development

 the boundary of the RNN is with a Rural Zone

It may be appropriate to provide ‘a green screen’
to obscure a line of back fences from the road.

 A green screen interface

Linden Grove, Hillmorton

 Using a cul-de-sac head coming from behind.
Good for lots on the south side of a road.

Main North Road, Northwood

Main Road

Main Road

 Using rear access lots
M

ain Road

Local Road
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Interface with open spaces
All public open spaces should be well overlooked
from houses and roads to allow for natural
surveillance. A  road along the boundary of a
park is a good solution. It can be narrower as
development is only on one side and the second
footpath can run within the park.

Where side or rear boundaries of properties abut
open space, low or see through fences can be
employed. However consideration needs to be
given  to the privacy of private gardens.

Rights of way can also be used to enable
properties to front onto reserves.

Interface between residential properties
As a general rule fronts of houses should face
each other across a road, while backs should
adjoin backs. This makes it possible to create
attractive semi-public frontages with  private
rear gardens.  Care should betaken to avoid a
road layout where  properties have dual road
frontages, resulting in backs facing fronts. Also, it
is very difficult to create a satisfactory interface
with the street where corner sections have road
frontages on three sides.

Adjoining properties have low fences and windows
overlooking the open space, Beach Grove, Kaiapoi

Milns Estate, Halswell

Interface of Caleb Place, Northwood
with Styx Mill Conservation Reserve

Lots arranged like this will likely result in properties
which have a poor interface from house to house and
with the road.
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Interface directly with rural land
The edges of subdivisions are often highly visible
where they abut rural land.  Edge that are  ‘open
and soft’ rather than hard and urban generally sit
more comfortably in the landscape.

This may be achieved by hedging or low or open
fencing, which should be consistent along the
length of the boundary. Larger sections on the
rural boundary enable greater amounts of
garden planting and possibly views through to
the countryside from within the neighbourhood.

A sinuous alignment of the boundary between
the residential development area and adjacent
rural land  will provide a less harsh edge to
development

Interface with an existing rural road, where rural
zoning remains to the east of it
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11. Incorporating existing properties on the site
In some cases existing properties such as large
houses on lifestyle blocks will need to be
incorporated within a new subdivision.  The
subdivision will need to be designed so that the
house and its remaining garden sits comfortably
with its new neighbours and is easily accessed.
At the same time allowance needs to be made to
ensure that the property can be redeveloped in
the future to a much higher density.

Calculating density
Retaining an existing house is likely to make it
difficult to meet the minimum density
requirements for the subdivision, depending on
the size of the existing house lot and the
proportion it occupies of the whole subdivision.
Where drawings are provided to demonstrate
how many smaller lots could be accommodated
on the existing house lot at a future date, those
lots can be included in the density calculation.

Mature gardens
Gardens of existing properties may well include
mature planting. This can become a feature of
new development even if it is retained within a
private garden. This may mean designing the
layout of new development such that the
planting is a focal point and is visible from
surrounding areas.

At Cassinia Gardens, Aidanfield, Halswell a garden
with mature trees has been retained and is now a
reserve, serving the existing and new community.

Comfortable relationship between new and
existing houses
Where existing properties remain, consideration
must be given to how adjacent new houses will
relate to the existing house. They may need to
have larger or longer lots or screen planting. This
is especially so where the remaining house is not
in the same ownership as the developer of the
adjacent land.

Property
not being

developed at
this stage
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A range of lot sizes and types within a
neighbourhood  facilitates a more interesting
residential environment, attracts a mix of
residents and potentially results in a more
balanced community.  As densities increase
section sizes will reduce, however, skilled layout
design can provide section shapes and
orientations which not only accommodate a
good variety of housing, but also maximise the
appeal, liveability and efficiency of the
neighbourhood.

Lot sizes
Where land is to be comprehensively developed
lot sizes may be as small as 120m² but for
development on a lot by lot basis, 300m² is about
the smallest size which is workable to allow for
setbacks from the boundaries and recession
planes.  Large blocks of identical section sizes
and shapes are to be avoided, especially long
lines of lots for terraced housing.

Smaller lot sizes are intended for smaller houses.
The garden size is to be proportionate to the size
of the house with a standard maximum site
coverage of 40%.

Lot dimensions
Lots need to be wide enough to accommodate a
house and garage and garage where the house
frontage is at least as wide as the garage, to
avoid garages dominating the street scene. For a
standalone house with a double garage this
translates to a lot width of at least 13.5 metres
(5.5m garage, 6m house frontage, 1 metre
setback from each side boundary) or 8 metres
for a single garage. Standalone two storey
houses will need to have wider lot widths in
order to allow for recession plane limits. This
width can obviously be reduced if houses are to
be attached or have garages accessed via a rear
lane.

12. Lot size and shape and house types

SITE AND BUILDING DESIGN

District Plan standards for lots
Rule 14.6.3.2. Site Coverage
The maximum area of a site which can be
covered by buildings is:

40% for lots of 300m² and over
45% for lots  under 300m²

Rule 8.2.3.1 A (4) Minimum lot size
The minimum lot size for corner lots is 400m²
For all other lots the minimum size is 300m²
Except that 20% of lots in a subdivision may be
between 180² and 300m².

Rule 8.2.3.1 A (5) Minimum lot width
Lots  for terraced houses:
Corner lots and end of terrace lots are to have a
minimum lot width of 10m .
Mid terrace lots are to have a minimum width of
7m.

All other lots:
Corner lots are to have a minimum lot width on
both road boundaries of 14 metres.
All other lots are to have a minimum  lot width
on the road boundary of 10 metres.

Lots with a boundary to public open space:
Are to have a minimum frontage to the space of
10m except for mid-block terrace lots  which
may have a frontage of 7m
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Where small lots are intended for standalone
single storey houses a squarer lot shape is
appropriate. Two storey houses require longer
lots to ensure sufficient privacy at first floor
level, a minimum distance of 16m between
windows is recommended. This is important
both for back to back distance and where houses
are to face each other across a narrow road or
right of way.

Lots intended for standalone two storey houses
will need to be wider to allow for recession
planes from side boundaries. Attached houses
with narrower lot frontages use land, roading
and services more efficiently and help to achieve
the required density for the neighbourhood.

In some situations longer lots may be required
for buffering purposes. The additional length of
the rear garden can provide:
 distance between new and existing houses
 a setback from transmission lines, an airport

noise contour, motorway, railway line or for
other amenity reasons

 A transition from urban to rural land

Corner lots
As corner lots have two street frontages,  they
are more prominent in the street scene. They
can be problematic to develop as they have a
greater proportion of the site required for the
front yard setback and the driveway access
needs to be sited away from the corner. It can be
particularly difficult to design a house for a small
lot situated on the south east side of a road
junction, so that the house does not unduly
shade its rear garden.

In order to enable a house design which
presents an attractive frontage to the street and
provides a sunny and private garden area, corner
sites need to be larger. Developers may wish to
build, or provide house designs, for corner lots
themselves, to ensure an overall high quality for
the  neighbourhood. Larger two storey houses on
corners can act as minor landmarks.

NORTH

350m² 350m²500m²

450m²

550m²

SOUTH

Longer lots help integrate transmission lines

Lot 20m x 20m = 400m²

160m2 single storey
house.

140m² garden

Lot 12m x 33m = 396m²
140m2 two storey house, 240m2 garden.
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Openness and
space within
block interior

Good for two
storey houses

Depth of sections
creates
separation, even
for single storey
houses

Orientation and relationship of lots to each
other
Achieving sun in private gardens and habitable
rooms becomes more difficult as density
increases. Layouts should be designed to avoid
the need for private garden space to be located
between the front of the house and the street.
This means that lot shapes and sizes need to vary
according to their orientation, e.g small narrow
sections suitable for two storey terraced houses
are best located on the north side of a road,
where they have a sunny rear garden and do not
unduly shade neighbouring properties. Lots on
the south side need to be wide enough to
accommodate a garden to the side of the house.

A street layout which forms blocks with a
predominantly north-south orientation, creates
mostly east-west orientated lots. Lots with south
facing rear gardens can be avoided or minimised.
The interior of the block is open, providing space
and access to light and sun for all rear gardens.

It is important to consider the interface between
large and small lots. For example if the rear
boundaries of a row of narrow lots intended for
a two storey terrace, interfaces with the side
boundaries of two larger lots, the terraced block
can be overly dominant and lead to a lack of
privacy and an unacceptable level of shading for
the occupants of houses on the larger lots.

NORTH

SOUTH

ROAD EASTWEST

Make north side
lots narrower and
longer

This layout means that eight two storey terraced
houses will overlook two single storey houses
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Rear lots
Houses on rear lots lack a connection with
the street (and therefore the community)
and, if two storey, can cause privacy and
amenity issues for surrounding
neighbours. Rear lots are useful for
awkward shaped site shapes or where
they are used to create a good interface
with a road or open space.

House types
Changing from conventional subdivisions
built at less than 10 houses to the hectare,
to new neighbourhoods where densities
are at least 15 houses per hectare,
necessitates a change from conventional
house types.  New neighbourhoods are
likely to include at least some of the
following typologies: narrower frontage
designs; two storey houses with fewer
windows in the side elevations; duplexes
(i.e. a pair of houses with a common wall);
terraces; two and three storey
apartments; integral garages, and garages
not attached to the house. Such a variety
will not only achieve higher densities but
also offer more choice including lower cost
properties.

Care must be taken to make sure higher
density and higher rise housing is
compatible with its immediate neighbours.
For example a two storey terrace may
need to step down at the end so that it
relates well to adjacent single storey
housing. Or new housing immediately
adjoining older single storey housing may
need to be single storey.

Balconies
Upper floor balconies can be very intrusive
on neighbours privacy and are best
confined to elevations facing roads or
reserves, unless they are for decorative
purposes.

North facing front yards
Where front yards are north facing,
privacy and can provide a larger area of
garden which receives the sun can be
achieved through setting the house further
back on the lot .

Very little two
storey potential
on rear lots

Difficult to
achieve
separation and
privacy.  Most
windows have
views of fences
and roofs. Not
enough distance
between houses
for two storey
types

Two storey terrace
stepping down to
single storey

Good balance of windows and garage on house
frontage
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First floor balcony facing the road

Two storey house types
Smaller single storey house types

Single storey terraced housing with rear access. Houses are elevated  a
little from the street
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Cul-de-sac heads
Cul-de-sac heads should be shaped to ensure
that space is available for on-street parking. Each
property is required to have a minimum frontage
to it of 10 metres or 7m for a terrace. Rights of
way from the end of a cul-de-sac can be
problematic unless extra provision is made for
parking within the cul-de-sac head.

Rear lanes
Rear lanes are useful in situations where vehicle
access to properties from the frontage road is
not desirable e.g if the road is a main boulevard
with a central green strip or to enable much
narrower lots (as little as 4m wide) by placing the
vehicle access at the rear. They do however
require a larger area of land to be devoted to
roads. This can be at the expense of private
gardens in higher density areas.

Rear access lanes which are practical, attractive
and safe environments :
 Are wide enough to allow planting , vehicle

manoeuvring  and parking
 Do not provide rear access for properties

on one side and front access for properties
on the other side of the lane

 Have frontage to either a road or a
reserve , with a footpath running in front
of the house

The Council will only adopt a rear access lane if it
is ???, otherwise they will need to be maintained
by a body corporate.

Rights of Way (RoW)
Rights of way may be needed to access awkward
areas. They can create a more private, secluded
environment and, because they minimise the
amount of hard surface can look very attractive.
However, they can create a feeling of being
hemmed in in higher density areas and lead to
disputes between neighbours in relation to illegal
parking and maintenance (due to shared private
ownership rather than Council ownership). The
inclusion of a turning space in the RoW helps
reduce the need for on-site turning which takes
up space on the lot.

13. Access and Parking

An attractive rear access lane

Narrow lots, served by a rear access lane

An attractive right of way

An elongated cul-de-sac head provides a good street
frontage length to each property

DIAGRAM NEEDED
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Property access
Frequent driveways can impair the visual and
physical continuity of the street scene.
Narrowing down driveways at the street
frontage or pairing them helps to minimise this
effect and also results in a safer environment for
pedestrians.

Attention needs to be given at an early stage to
the details of the road in front of the property.
Consideration will need to be given to the
placement of driveways  where the property is
adjacent to:
 Cross roads which are to be controlled by

a roundabout, as the associated approach
island  is likely to restrict the location of
the driveway

 Pedestrian crossing facilities
 A bus stop

Driveways  should be sited away from street
corners, for traffic safety and to ensure that the
garage is not prominent in the street scene.

Garages and parking
In order to achieve higher densities there will
need to be a reduction in on-site parking
provision, off-set by more on-street parking.
Garages may be single, in some cases they may
not be attached to the house, shared parking
may be provided in private parking courts. Extra
on-street angle parking and associated planting
can be provided through localised road-
widening.

A practical arrangement is to set the house back
4 metres from the road and the garage at least
5.5 metres. This allows a car to be parked in
front of the garage.

Driveway and garage sited away from corner

Built form standards for garages and parking
Parking areas are required to be separated from
adjoining roads by either planting, and/or
fencing. Rule 14.6.3.9 Parking areas.

Garages are not to comprise more than 50% of
the ground floor elevation, nor be more than
6.5m wide. The minimum setback of garage
doors facing the road is 5.5m. Rule 14.6.3.10
Garages

Integral garage

Integral garages can allow a narrower plot width,
but should not occupy more than half the width
of the building frontage.

Houses linked by their garages create separation
distance between habitable rooms and help to
break up the mass of attached buildings.

Houses linked by their garages
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A car port can be provided instead of a garage.
This can often allow more light into the house
and garden and the space can be utilised as an
extension to the garden when a car is not parked
there.

Grouped parking
Grouped car parking facilitates higher densities
and allows for more varied development forms.

□ Each parking area should serve a limited
number of houses (a maximum of 10) as large
car parks or rows of garages can be unsightly.

□ Grouped car parking should be close to each
residence, should be overlooked by adjacent
housing and well lit at night

To cater for more cars a tandem garage can be
provided or the garage can have doors at both
ends, so that an additional car can be
accommodated in the rear garden.

R
e
a
r a

c
c
e
s
s

In some situations the garage of one house can
back onto the garage of the adjoining house.
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14. Comprehensive housing

District Plan provisions for comprehensive
housing
The District Plan requires a comprehensive
housing site to be a minimum of 6000m². Rule
8.2.3.1A 3(b) Land area for subdivision . There
are development benefits for a site of this size as
follows:
 There is no minimum lot size. Rule

8.2.3.1A 4 (d) Minimum lot size .
 The maximum building height is 11

metres. Rule 14.6.3.1 (b) Building height
 The maximum site coverage is 50%. Rule

14.6.3.2(c). Site coverage
 Recession planes apply only at the site

perimeters 14.6.3.4 Daylight recession
planes.

Sites of at least 6000m²may be set aside for
comprehensive development by others or
developed at a later date.

Statistics
Site area including half of perimeter road = 7140m²
Site width =
No of houses = 23 (12 x 2 bed, 10 x 3 bed, 1 x 4 bed
Density = 32 houses per hectare

Residential development can be
comprehensively developed, with the sites and
residential properties designed as a package or
through the conventional means of subdivision
followed by house building by others. The former
approach is by far the superior means of
achieving good quality urban design in higher
density development.  To ensure good levels of
privacy, amenity and outlook houses can be
designed in relation to each other, taking into
account window placement, separation between
buildings, shading, location of gardens,
balconies, garages and parking. The District Plan
encourages comprehensive housing
development through relaxation of some
subdivision and built form standards.

Comprehensive development provides more
scope for clustered housing and irregular lot
shapes allowing innovative layouts.  Stonefields
at Mount Wellington, Auckland, Addison in
Takanini, South Auckland and Hobsonville Point,
N.W. Auckland are three examples of large
comprehensive housing developments, achieving
densities of up to 30 hhs/ha.

Garage court aids privacy
between backs of houses

2B

2B

2B

2B

2B

2B

3B

3B

3B

3B

3B

3B

3B

2B 2B
2B 2B 2B 2B3B

4A

3C

3C

Need to check
dimensions
and site size
and adjust
where
necessary

Replace with new drawing

On  a smaller scale small development blocks of
6000—10, 000 m2 give sufficient scope for a
group of houses to be designed as a whole. This
means the benefits of comprehensive housing
can be maximised, for example by an open area
in the centre of the block providing a spacious
feel and good access to sunlight and daylight.
Efficiency in access and parking can be realised at
this scale, such as with grouped parking or rear
access.
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Areas within a subdivision for comprehensive
housing should not just be determined by
selecting a street block or (worse) a left over
space, without carefully considering whether
they are of workable dimensions.  A minimum
width of 50m allows for back to back
development or houses to face each other across
a road.

Although the subdivider is unlikely to be the
housebuilder thought needs to be given at
subdivision stage to the design within the
comprehensive housing lot, such as potential
building footprints, no. of storeys, access and
parking arrangements and any on-site communal
open space. The aim being to establish that
houses of a good standard of amenity which
meet District Plan requirements are capable of
being accommodated. The use of standard house
types can assist in this regard.

With comprehensive housing more interesting
and varied urban form can be created.

The sinuous street
Houses jut in and out along the street, to form a
sequence of spaces rather than one long
corridor. This form can be useful for long narrow
sites or where collector roads run through the
site.

Good back to back separation distance between
houses

1
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3

Single storey and 1.5 storey house types
with no rear windows on upper floor enable
houses to be located close to rear boundary

Statistics
Site area including half of perimeter road = 7000m²
Site width =
No of houses = 22 (4 x 1 bed, 7 x 2 bed, 10 x 3 bed, 1 x
4 bed
Density = 31 houses per hectare
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The crescent
Crescent forms can be created using splayed
lots. If terraced, the house or the garage can
have angled walls.

Henley Green, Northwood, incorporates a
variety of higher density house typologies.

Diagram of Crescent form

The courtyard
Squarer site shapes can be used to
accommodate internal shared parking
areas or public space. A sense of
spaciousness is achieved while
maintaining a higher density. Small
groups of apartments within a
comprehensive housing development
provide another housing choice.
Dividing the comprehensive housing
block in this way provides opportunities
for smaller builders.
Developing apartments or terraced
houses in small blocks, keeps work-in-
progress to manageable levels.

Site size =8500m2
No. of lots = 29
Lot size range Individual lots 260 –625 m2
Pro rata for grouped apartments = 190m2
Average lot size 293m2
Density = 34 hh’s/ha net—need to
calculate including the road and open
space
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Further advice regarding higher density housing
design can be found in Exploring New Housing
Choices for changing lifestyles, Christchurch City
Council/Jasmax and Building Multi-unit Housing
in Living 3 Zones, Christchurch City Council.

House and land packages
House and land packages allow lots and house
types to be matched and give the developer
more control over the relationship of houses to
each other, yet still provide purchasers with
choices.  With standard house types there can be
savings through building to standard dimensions
and bulk purchase of materials. Developers may
pre-determine which house is to be built on
which lot (SEE BACK COVER) or provide a range
of types suitable for  each lot type.



When Council receive an application for a subdivision or a comprehensive housing development,
experienced Council Staff (or occasionally consultants) will assess your application  against the District
Plan provisions. Some of these can be quantified, such as minimum site size, but others need a level of
professional judgement. In order to be clear about the extent of discretion your application will be
assessed again a list of pre-determined criteria. Those applying specifically to RNN’s are listed in the table
below.

Assessment Criteria

8.2.4.2.A. Subdivision
Whether the subdivision:
1. Integration, context and placemaking
(a) integrates with the existing context including retention of existing natural and

built features, adjacent patterns of development and potential visual and
physical connections;

(b) responds to and complements the design and layout of adjacent blocks, streets
and open spaces;

(c) provides for adjoining land within the Outline Development Plan to be
developed in accordance with Residential New Neighbourhood standards and
the Outline Development Plan; (

d) contributes to the sense of place envisaged in the Outline Development Plan,
drawn from its context and delivered through the block, street and open space
layout, to the configuration of lots and elements of the open space.

2. Subdivision design (including provision for range of housing typologies)
(e)      provides lots that will enable diversity of housing typologies;
(f) provides lots that are orientated to provide for solar gain;
(g) distributes lots for higher density building typologies to support community and

commercial facilities and public transport, and create a critical mass of activity
and focus for development, and provide a logical and legible development form;

(h) locates larger lots on corner sites to provide for larger scale building typologies
to assist neighbourhood legibility;

(i) has dimensions and orientation which will provide for efficient vehicle access
and parking that is safe for pedestrians and cyclists, and that does not
compromise the quality of current or future public or private space;

(j) provides lots that retain the central areas of blocks for open space or shared
vehicle accesses;

(k) provides a lot pattern that will promote complementary housing typologies to
protect the privacy and outlook of adjacent sites and existing residential
properties;

(l)    provides a lot pattern that will promote a consistent built interface with the street
and minimises the use of rear lots.
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HOW YOUR PROPOSAL WILL BE ASSESSED
15. Residential New Neighbourhood Matters of Discretion

Section of this
guide

5,6,8,9,10

13

4,6

6,8,9,10,12

12
12
10

12

10,13

12, 14

7,10,11,14

10,12
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3. Movement networks
(m) provides for a comprehensive network of vehicle, cycle and pedestrian routes

that provide, maintain or enhance safe and efficient physical and visual links
within the neighbourhood and to surrounding neighbourhoods;

(n) includes road widths which are sufficient for the current and any identified
future function of the road;

(o) includes road design which contributes toward a speed environment that is
compatible with street function and adjacent land uses;

(p) minimises the use of rights of way.

4. Public spaces (including interaction between private and public spaces)
(q)    provides public open space that can incorporate large scale tree planting, and low

impact design features;
(r) provides lots that enable a high level of visual interaction with the street and

other public open spaces, without unnecessary visual barriers.
(s)      promotes a cohesive street scene and neighbourhood;

5. General
(t)      will be adequately serviced by infrastructure with reference to the matters in
8.2.4.2(11);
(u) gives recognition to the Christchurch City Council’s Residential New

Neighbourhood Design Guide.

14.9.9 Residential design principles
New developments shall be assessed against the seven residential design principles set
out in the table below.
Each residential design principle is accompanied by relevant considerations to guide
applicants and consent officers when considering an application against the residential
design principles. The relevance of the considerations under each residential design
principle will vary from site to site and, in some circumstances, some of the
considerations may not be relevant at all. For example, 1 b. is likely to be highly
relevant to a development adjacent to a heritage building, whereas 1 b. might be less
relevant to a development in an area void of heritage buildings (or 1b. might be
relevant for different reasons).

Building Multi-unit Housing in Living 3 Zones, Christchurch City Council provides more
advice on the detail of housing design than this guide.

R.1. City context and character
Whether the design of the development is in keeping with or complements the scale
and character anticipated for the surrounding area and other relevant built, natural,
heritage and cultural features.
Relevant considerations are the extent to which the development:
a. includes, where relevant, reference to the characteristic patterns of

development such as common building dimensions, forms, set backs and
alignments;  and secondarily

b. retains or adapts features of the site that contribute significantly to local
neighbourhood character, potentially including existing character buildings, site
contours and mature trees; and

c. provides for large scale trees where they are a defining feature of local
neighbourhood character.

Section of this
guide

8 and
Infrastructure
Design
Standard

6,9,10 and
Building multi
-unit housing
in Living 3
zones

5,6

Assessment Criteria



Assessment Criteria
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R.2. Relationship to the street and public open spaces
Whether the development engages with and contributes to the street, and any other
adjacent public open space to contribute to them being lively, safe and attractive.
Relevant considerations are the extent to which the development:
a. orientates building frontages including entrances and windows to habitable

rooms toward the street and adjacent public open spaces;
b. designs buildings on corner sites to address the corner; and
c. avoids street facades that are blank or dominated by garaging.

R.3. Built form and appearance
Whether the development is designed to minimise the visual bulk of the buildings and
provide visual interest.
Relevant considerations are the extent to which the development:
a. subdivides and/or otherwise separates unusually long or bulky building forms

and limits the length of continuous rooflines;
b. utilises variety of building form and/or variation in the alignment and placement

of buildings to avoid monotony;
c. avoids blank elevations and facades dominated by garage doors; and
d. achieves visual interest and a sense of human scale through detailed façade

uses, modelling, expression of openings and architectural detail and variation of
materials.

R.4. Residential amenity
In relation to the built form and amenity of the site, whether the development
provides a high level of internal and external amenity for occupants and neighbours.
Relevant considerations are the extent to which the development:
a. provides for outlook, sunlight and privacy in the site layout, orientation of

dwellings and internal layouts;
b. directly connects private outdoor spaces to living spaces within the dwellings;
c. ensures any communal private open spaces are accessible, usable and attractive;

and
d. includes tree and garden planting particularly relating to the street frontage,

boundaries, accessways, and car parking.

R.5. Access, parking and servicing
Whether the development provides for good access and integration of space for
parking and servicing.
Relevant considerations are the extent to which the development:
a. integrates vehicle access in a way that is safe for all users and offers convenient

access for pedestrians to the street, any nearby parks or other public recreation
spaces;

b. provides for car parking and garaging in a way that does not dominate the
development, particularly when viewed from the street or other public open
spaces;

c. provides for:
i. storage suitable to accommodate a typical range of maintenance

and recreational equipment such as bicycles; and
ii. service space, including for washing lines, which is conveniently located, safe

and/or secure for use by building occupants;

Section of this
guide
10,12,13

12,13,14

10,12,13

13
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d. ensures rubbish and recycling provision is conveniently accessible, does not
dominate the street edge,  and is designed to minimise adverse effects on
occupants, neighbours and public spaces.

R.6. Safety
Whether the development incorporates Crime Prevention Through Environmental
Design (CPTED) principles as required to achieve a safe, secure environment.
Relevant considerations are the extent to which the development:
a. provides for passive surveillance with windows oriented to all adjacent public

and publicly accessible private open spaces, and boundary treatments which
allow views over these open spaces;

b. clearly demarcates public and private space;
c. makes pedestrian entrances and routes legible;  and
d. provides for good visibility with clear sightlines and effective lighting.

R.7. Environmental design
Whether the development incorporates environmental efficiency measures.
Relevant considerations are the extent to which the development:
a. integrates passive solar design principles for heating, natural lighting and

ventilation;
b. is designed for efficient water use and management; and
c. includes climate appropriate/lowinput planting.

Rule 14.9.26 Provides assessment criteria for comprehensive developments

Section of this
guide

9, 10,12
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To be continued……….
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