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1. INTRODUCTION 

 
1.1 My full name is Mark David Stevenson.  My experience and 

qualifications are set out in my evidence in chief for the 

Commercial and Industrial Proposal (Stage 1) of the Christchurch 

Replacement District Plan dated 13 April 2015.  

 

1.2 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.    

 

2. SCOPE 

 

2.1 My rebuttal evidence is provided in response to the following 

evidence in chief filed on 18 November 2015: 

 

(a) Ken Gimblett for the Crown (#3721); 

(b) Don Miskell for the Crown (#3721); 

(c) Rachael Eaton for the Crown (#3721);  

(d) Andrew Willis for the Crown (#3721);  

(e) Daniel Thorne for Papanui Road Ltd (#3685, #FS5017); 

(f) Robert Nixon for Church Property Trustees (#3610) and 

the Roman Catholic Bishop of Christ Church (#3692); 

(g) Matthew Bonis for Pacific Park Investments Ltd (#3459, 

#5045);   

(h) Jeremy Phillips for Carter Group Limited (#3602, 

#FS5062); 

(i) Bernard Devere for Ceres New Zealand (#3334);  

(j) Andrew Willis for Canterbury District Health Board 

(#3696);  

(k) Stuart Dodd for Canterbury District Health Board (#3696, 

#FS5063); and 

(l) Kelly Andrew for Christchurch Casinos Limited (#3291) 
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2.2 I note for completeness that I have read and considered the 

following statements of evidence: 

 

(a) Maxwell Bremner for Pacific Park Investments Ltd 

(#3459, #5045); 

(b) Richard Shaw for the Crown (#3721);  

(c) Robert Manthei for Victoria Neighbourhood Association 

(#FS5020);  

(d) Matt Norwell for McDonalds Restaurants (#3699); and  

(e) John Kyle for Ryman Healthcare (#3317).  

 
2.3 My evidence has the following attachments: 

 

(a) Attachment A: Revised redline version of the 

Commercial proposal dated 26 January 2015; and  

(b) Attachment B: Updated Section 32 report. 

 

2.4 A revised proposal for the Central City Business and Mixed Use 

zones was attached to my evidence in chief of 16 December 2015.  

As explained at paragraph 2.4 of that evidence I integrated the 

relevant Central City provisions from Chapter 13 into Chapter 15 

(using the Council's latest version of the stage 2 Commercial 

proposal as attached to closing legal submissions dated 20 

October 2015, and incorporating the most up-to-date Stage 1 

Proposal which at that time was attached to closing legal 

submissions dated 11 June 2015).   

 

2.5 Since undertaking that exercise, the Panel has released Decision 

11, Commercial (part) and Industrial (part) (Stage 1) (Commercial 

Decision).  I have therefore updated the revised proposal, which 

is at Attachment A (Revised Proposal), so that the Central City 

provisions are now "integrated" into the Decision 11 text of the 

Commercial proposal rather than into the Council's final version of 

the Stage 1 and 2 Commercial proposals.   
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3. EVIDENCE OF MR KEN GIMBLETT AND MS EATON FOR THE CROWN 

 

Objectives and Policies  

 

3.1 Mr Gimblett discusses the Objectives and Policies of the revised 

proposal attached to my evidence in chief.  At paragraph 7.10 he 

supports amendments proposed to Objective 15.1.5, recognising 

that it is a reframing of Objective 13.1.1 as notified rather than 

changes to the substance of the objective. Notwithstanding this, 

the updated section 32 report provided in Attachment B to this 

evidence evaluates the objective and other objectives against the 

purpose of the Act, consistent with Section 32AA. 

 

Built form standards  

 

3.2 Mr Gimblett at paragraph 7.16 to 7.18 comments on the 

implementation of a rule requiring a minimum floor to ceiling height 

at ground floor, and is guided by urban design experts in forming a 

view.1  Similarly, I refer to paragraph 10.8 of the evidence in chief 

of Mr Nicholson for the Council on this matter.  

 

3.3 I note through the Commercial Decision that the Panel considered 

that there was insufficient justification for imposing minimum floor 

to ceiling height requirements in suburban centres.2   

 

3.4 Mr Gimblett at paragraph 7.17 of his Central City evidence 

indicates that applicants under the operative City Plan have 

sought a reduced floor to ceiling height in some circumstances. 

This suggests that developers may not consider 4m to be 

necessary and/or that buildings will be built to maximise future use 

(i.e. to enable flexibility in the use of the space).  This outcome is 

supported in paragraph 208 of the Commercial Decision. 

 

3.5 I note that Council proposed a 3.5m minimum floor to ceiling 

height in the stage 1 commercial proposal as notified. I am not in a 
                                                   
1
  Reference is made in paragraph 7.16 of Mr Gimblett’s evidence to agreement reached at conferencing on 

the retention of a 4 metre minimum height. 
2
  Paragraph 210 of the Commercial Decision. 
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position to advise of the effect that an additional 0.5 m might have 

and rely on Mr Nicholson on this matter.  

 

3.6 However, I share Mr Gimblett’s view that a reduced floor to ceiling 

height could still achieve the outcomes of the Central City 

Recovery Plan (CCRP), particularly the implementation of policy 

15.1.6.2.  

 

3.7 The inclusion of a rule will not significantly reduce reliance on 

resource consent processes (having regard to the Ministers' 

expectations set out in Schedule 4 of the Order in Council) for any 

non-compliance but this is to be balanced against the need for the 

pRDP to be not inconsistent with the CCRP.  Objective 12.3 of the 

CCRP seeks to enable the efficient use and viability of physical 

resources including buildings in the Central City. This is supported 

by Policy 12.3.4, which is to encourage a built form where the 

usability and adaptability of buildings is enhanced. The rule to 

require a minimum floor to ceiling height is therefore not 

inconsistent with Objective 12.3 of the CCRP. In my view, the 

absence of a method to achieve the policy framework would be 

inconsistent with the CCRP. 

 

3.8 Ms Eaton has put forward amendments to the rule in paragraph 

7.13 of her evidence in chief, which I consider to be appropriate. 

They provide clarity of how the rule is to be administered 

consistent with Objective 3.3.2 of the Strategic Directions chapter. 

 

Retailing in the CCMU zone  

 

3.9 Mr Gimblett from paragraph 7.60 considers the relief of 

Peterborough Village Incorporated Society for retail activity up to 

150 m2 per tenancy on a section of Colombo Street, between 

Kilmore Street and Salisbury Street. I consider the relief from 

paragraph 10.13 of my evidence in chief and recommend it is 

accepted on the east and west sides of Colombo Street.  
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3.10 At paragraph 7.63, Mr Gimblett presents his opinion that the 

section of Colombo Street, south of Peterborough Street, is 

distinct from that to the north of Peterborough Street and the relief 

should only apply to the section south of Peterborough Street.  

 

3.11 While I agree that the scale and types of activity on the west side 

of Colombo Street, north of Peterborough Street, are distinct from 

the other frontages, I see some similarities emerging between the 

uses on the west side of Colombo Street, south of Peterborough 

Street, and on the east side of Colombo Street, north of 

Peterborough Street, particularly in terms of finer grain activity.  I 

have revisited the area on multiple occasions in recent months 

and see a fine grain mix of retail activity emerging on both 

frontages including the recent opening of Whiskey Galore, who 

occupied space pre-earthquake.  

 

3.12 Mr Gimblett also comments that there is a distinction in site size 

on the block north of Peterborough Street. In paragraph 10.23 of 

my evidence in chief, I reference the size and depth of sites on the 

east side of Colombo Street between Salisbury and Peterborough 

Streets and accept that they are larger and deeper. However, 

based on the existing activities and what is emerging, this frontage 

also contributes to the character of the two blocks and I therefore 

maintain the position as set out in my evidence in chief.  

 

3.13 I do however agree with Mr Gimblett that any change should apply 

to both sides of the street if a coherent village atmosphere is to be 

achieved3, as existed pre-earthquake. 

 

4. EVIDENCE OF MR ANDREW WILLIS FOR THE CROWN 

 

4.1 At paragraphs 7.5 and 7.6 of his evidence Mr Willis comments on 

the absence of a statement in the pRDP on the purpose of the 

Guest Accommodation zone, referring to the purpose of the 

equivalent Living 5 zone in the operative plan. The purpose of the 

                                                   
3
  Paragraph 7.63 of Mr Gimblett’s evidence in chief. 
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Guest Accommodation zone (to recognise and enable ongoing 

use of sites with established guest accommodation4) is expressed 

implicitly in the section 32 report for the Stage 2 Residential 

proposal. The proposed approach evaluated on page 83 states 

"Establishment of a Guest Accommodation zone based on the 

operative Living 5 zone to recognise those areas currently zoned 

for visitor accommodation…".  

 

4.2 Furthermore, I have discussed this issue with Ms Adele Radburnd 

who is providing planning evidence to the Council at the General 

Rules and Procedures hearing (where the Guest Accommodation 

zone will be heard), and she has confirmed her current intention to 

propose amendments to the policy framework for guest 

accommodation that reflects the purpose I described in my 

evidence in chief for this hearing.  

 

5. MR DON MISKELL FOR THE CROWN 

 

5.1 I agree with Mr Miskell’s statement at paragraph 5.36 that 

industrial, motor servicing facilities and car yards are inconsistent 

with the objectives of a high amenity environment anticipated in 

the South Frame.  

 

5.2 Mr Miskell at paragraph 7.21 also conveys that improvements in 

amenity and a more concentrated activity mix will encourage more 

people to consider living in the Central City.  I agree that 

residential living will be encouraged, on the basis of these and 

other benefits, while recognising that a residential population will 

drive demand for other activities.  

 

6. EVIDENCE OF JEREMY PHILLIPS FOR CARTER GROUP  

 

6.1 In the context of  the concern I expressed in my evidence in chief 

with making amendments to the operative provisions beyond 

addressing any issues arising (paragraph 4.3), Mr Phillips at 

                                                   
4
  As expressed in paragraph 10.5 of Attachment C to my evidence in chief. 
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paragraph 17 states it is important to acknowledge the 

appropriateness of making amendments to ensure consistency 

with the CCRP that would better enable progress and recovery. I 

agree with this statement to the extent that any provisions are "not 

inconsistent with the CCRP" while according with the purpose of 

the Act and other statutory tests. 

 

6.2 Mr Phillips at paragraph 20 seeks a reference to height in Policy 

15.1.6.5(a)(i) to support a pedestrian focus. I assume he means 

clause (a)(ii). Policy 15.1.6.3(a)(ii) currently refers to the setting of 

height limits in supporting the provision of sunlight (amongst other 

matters).  However, I accept that an addition to Policy 15.1.6.5 

would provide clarity that height limits contribute to a pedestrian 

focus.  

 

6.3 The effect of the change is not significant for consenting 

processes on the basis that the policy framework continues to 

articulate the reasons for height limits and outcomes sought. I 

therefore recommend the relief is accepted. 

 

6.4  With regard to Policy 15.1.6.3 (a)(ii), which identifies the reasons 

for setting height limits, Mr Phillips identifies other reasons in the 

last sentence of paragraph 20 of his evidence including visual 

dominance, amenity in the streetscape and distribution of 

commercial activity. Visual dominance is already addressed in 

Policy 15.1.6.35 and distribution of commercial activity in Objective 

15.1.5(a)(i).  Notwithstanding this, I accept that clause (ii) under 

15.1.6.3 could be expanded to refer to the role of height limits in 

supporting an intensity of commercial activity across the 

Commercial Central City Business (CCB) zone. This would 

provide for vertical integration between the objective, policy and 

method. 

 

6.5 Mr Phillips goes on to state that Policy 15.1.6.3 (a)(ii) should be 

deleted on the basis that it skews the relevant considerations for 
                                                   
5
  Clause (a) of Policy 15.1.6.3 refers to a high standard of amenity, which encompasses the streetscape. 

Clause (a)(ii) of the same clause refers to the ‘avoidance of overly dominant buildings on the street’. This 
addresses the reason of visual dominance for a height limit.  
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over-height buildings.  I disagree.  The Policy does not state that 

over-height buildings are to be avoided.  Furthermore, the Policy’s 

reference to discouraging activities from establishing where it will 

have adverse effects on amenity values is consistent with the 

CCRP, which has similar wording (in Policy 12.2.3).  

 

6.6 Policy 15.1.6.3 still provides an opportunity for taller buildings and  

Mr Phillip's reference to the need to provide for higher buildings in 

some circumstances (paragraph 21) is not disputed, which reflects 

the CCRP (page 105). 

 

6.7 Mr Phillips at paragraph 23 states that "minimum ground floor 

heights" are not appropriate, relying on his Stage 1 evidence. I 

agree with Mr Phillips that continuity of built form will be 

considered as part of an urban design assessment. However, 

minimum floor to ceiling heights also provide greater flexibility in 

the future use of space. My paragraphs 3.2 to 3.7 above consider 

the appropriateness of the rule. I otherwise rely on the evidence of 

Mr Nicholson on this matter (see paragraph 10.8 of his evidence in 

chief). 

  

6.8 With regard to minimum unit size and outdoor space requirements 

under activity P13 of Rule 15.8.2.1, Mr Phillips conveys that 

enabling lower cost apartments through the removal of rules may 

encourage intensification (paragraph 25). I accept that costs will 

potentially be less if the relief is accepted. However, it could also 

lead to a lower level of amenity and quality environment without 

sufficient sunlight or sufficient space to enable people to provide 

for their wellbeing. This could in turn reduce or discourage the 

uptake of residential units by the market. In my opinion the option 

of removing minimum unit size and outdoor space requirements 

would not accord with the purpose of the Act and is inconsistent 

with the CCRP, which states "The development standards are 

designed to ensure an appropriate standard of residential amenity" 

(page 107). I therefore recommend that the relief is rejected. 
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6.9 In respect of active frontages, in my view the provision for a wide 

range of activities within 10m of the road boundary as proposed by 

Mr Phillips (paragraphs 32 - 33) could compromise the outcome 

anticipated of a high amenity environment in which retailing 

(defined as retail activity and commercial services) is the 

predominant activity fronting the street.  These activities promote 

pedestrian activity and attract residents and visitors to the CCB 

zone within the Central City.   

 

6.10 In my view there would be a greater risk of activities, other than 

retailing, not having visibility with the adjacent public space (e.g. 

offices, which by their nature do not attract people from the street). 

An office need not have a public interface and the pedestrian 

activity associated with such a use may be limited to people going 

to and from their work. 

 

6.11 I accept that retailing may have signage or other design responses 

which preclude lines of sight between the store and street as Mr 

Phillips suggests at his paragraph 32. Other activities may have a 

visual interface with the street but need to be managed on a case 

by case basis having regard to the outcome sought.  

 

6.12 Mr Phillips at paragraph 34 then considers the outcome of an 

enhanced pedestrian environment is achieved through an urban 

design rule, which includes "the extent to which the building or 

use: promotes active engagement with the street…". While the 

urban design assessment of new buildings enables consideration 

of the use, the design assessment is not triggered for a change of 

use.  The outcomes achieved in design of the new building may 

well be lost if a new activity replacing a previous use has no 

relationship with the adjoining public space. I therefore consider 

that both the standard and urban design assessment are required.  

 

6.13 With regard to the activity status of parking buildings, Mr Phillips 

agrees at paragraph 39 with my evidence in chief.  Council 

planner Mr David Falconer has since discussed the matter with the 

Crown. While agreement has not yet been reached, a restricted 
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discretionary activity categorisation is consistent with the 

Commercial Decision and provides certainty for applicants of the 

matters to be addressed.  

 

6.14 I have proposed, in the redline version of the proposal in 

Attachment A, the inclusion of parking buildings as a restricted 

discretionary activity with a 'non-notification' clause proposed on 

the basis that the assessment is limited to design and effects on 

the transport network. To provide clarity, there is also a need to 

add a note to direct users of the plan to rule 7.2.3.1d, which treats 

any car parking and manoeuvring area comprising more than 50% 

of the GLFA of the buildings on a site as non-complying in the 

Core, as defined on the planning maps for the Central City. 

 

7. EVIDENCE OF ANDREW WILLIS FOR CANTERBURY DISTRICT 

HEALTH BOARD  

 

7.1 Mr Willis in paragraph 12.3 of his evidence seeks the addition of a 

matter of discretion to recognise that circumstances such as poor 

accessibility to upper floors may be appropriate where consent is 

required due to a non-compliance with the activity standard for 

P10 of rule 15.8.2.1, particularly for the mobility impaired.  

 

7.2 The matters of discretion in 15.8.4.3 are focussed on the effects 

and outcomes sought rather than on circumstances when a non-

compliance is appropriate.  While I acknowledge that accessibility 

for mobility impaired may necessitate activity at ground floor, I 

consider the most appropriate response is for assessment against 

the outcomes.  If the outcomes anticipated are considered and a 

proposal is not addressing these or impacting on the extent to 

which these are achieved, then it may well be inappropriate 

regardless of the circumstances.   

 

7.3 I add that the rule only applies to activities within 10m of the road 

boundary.  This provides an opportunity for health activities 

beyond 10m from the road boundary such as care facilities.  
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8. MR BERNARD DEVERE  FOR CERES NEW ZEALAND LTD 

 

8.1 Mr Devere at paragraph 5 of his evidence identifies an 

inconsistency between P13 and P14 under rule 15.8.2.1 for the 

CCB zone. The former Christchurch Teachers College Building at 

25 Peterborough Street is intended to be exempt from compliance 

with activity specific standard (a) for P13 (Residential activity), 

consistent with the exception applied in respect of P14 (Guest 

Accommodation).  This is on the basis that the intent of the rule to 

maintain an active frontage at ground floor (by requiring residential 

and guest accommodation activities to be more than 10m from the 

road boundary) is not appropriate in the context of the existing 

building.  

 

8.2 I therefore agree with Mr Devere’s evidence and have added an 

exception into the Revised Proposal in Attachment A.  

 

9. MS KELLY ANDREW FOR CHRISTCHURCH CASINO  

 

9.1 Ms Andrew at paragraph 6.4 of her evidence describes the historic 

use of part of the land sought for rezoning at 367-373 Durham 

Street and 56-72 Salisbury Street (referred to hereafter as Area 2 

consistent with Ms Andrew’s evidence) for a non-residential 

activity, in response to my evidence that the site’s rezoning would 

not support the consolidation of business activities in the CCB 

zone and would be inconsistent with the CCRP.   

 

9.2 I assume this is to support a position that the zoning simply 

enables continuation of the historic use.  For clarity, the previous 

use of land on the corner of Salisbury and Durham Street was a 

panel beaters, which is not an activity anticipated in the CCB zone.  

 

9.3 At paragraph 6.17, Ms Andrew refers to the block as 

predominantly commercial. While part of the block is zoned CCB 

and is used for commercial activity, describing the block as 

"predominantly commercial" does not have regard to the 
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anticipated outcomes or historic use of vacant space for residential 

activity. 

 

9.4 Ms Andrew explains at paragraph 6.5 that the activity mix 

proposed includes retail.  Zoning the area CCB would provide for a 

significant quantum of retailing and commercial activity, which in 

my opinion would dilute the potential demand in the CCB zone. 

This is inconsistent with Objective 15.1.5 of the redline version in 

Attachment A, particularly clause (a)(ii). She sets out the 

agglomeration benefits associated with the activities enabled (her 

paragraph 6.6) but does not then consider the potential economic 

costs of rezoning on the CCB zone as notified. As discussed by Mr 

Gimblett at paragraph 6.12 of his evidence, the reduced spatial 

extent of the developable opportunity (by reducing the business 

zone) supports the effective utilisation of available land, and it is 

my opinion that the addition of 0.6097 ha will not assist in 

achieving this. 

 

9.5 In response to the issue of loss of residential capacity, Ms Andrew 

comments at paragraph 6.9 that the opportunity for residential 

activity could not be lost when it is permitted in the CCB zone. I 

accept that it is permitted but question the likelihood of residential 

development to the extent that it could otherwise be achieved with 

a residential zoning.  Ms Andrew at paragraph 6.10 then explains 

the nature of activities proposed of hotel accommodation and 

other supporting activities, which does not indicate that residential 

activity as a permitted activity will be provided, yet she states at 

paragraph 6.11 that rezoning will not result in a loss of opportunity 

for residential development.   

 

9.6 Ms Andrew at paragraph 6.13 appears to rely on a consent path for 

consideration of traffic effects. In the absence of an assessment, 

Council cannot rely on the rules in the Transport chapter of the pRDP 

as being sufficient to manage effects on the transport network.  

 

9.7 Finally, Ms Andrew conveys at paragraph 6.15 that things will 

change from an existing or historic use and should reflect the 
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potential future state. The same can be said for residential 

development (i.e. the previous use of a site for a panel beaters 

should not preclude its development for residential). Also, Ms 

Andrew appears to not consider how the pattern of zoning within 

this block may influence future decisions or change sought on 

adjoining land.  

 

10. MR ROBERT NIXON FOR CHURCH PROPERTY TRUSTEES (CPT) AND 

THE ROMAN CATHOLIC BISHOP OF CHRIST CHURCH   

 

10.1 Mr Nixon at paragraphs 3.18 and 4.18 presents factors that 

necessitate a differentiation of the cathedrals in policy terms, 

drawing a comparison between the two cathedrals and anchor 

projects in terms of their scale and significance.  

 

10.2 As described in paragraph 4.4 of Mr Marius Ogg's evidence for the 

Crown, the effect of a delay on any decision for the Christ Church 

Cathedral has consequences for development around it (and 

therefore similarities exist with other anchor projects). I also agree 

that the cathedrals have significance (first bullet point under 3.18 

and 4.18 of Mr Ogg's evidence), consistent with my evidence in 

chief.  I would add that the Christ Church Cathedral contributes to 

the identity of the City, and distinctiveness of the Central City as 

will other projects (e.g.  the Frame). 

 

10.3 In my evidence in chief, I specify reasons for not distinguishing the 

cathedrals in policy terms (paragraph 13.4).  Mr Nixon at 

paragraph 5.3 comments on one of these reasons from my 

evidence being that the inclusion of specific policies on the 

significance of the cathedrals implies that those sites are of 

greater significance relative to other sites. His view is that "their 

future status have equal or greater significance than some of the 

anchor projects".  

 

10.4 Mr Nixon’s reference to anchor projects is narrower than I 

intended.  My comment in paragraph 5.3 of my evidence in chief is 

intended to convey the relative significance to other sites, not 
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necessarily the anchor projects (for example, the Provincial 

Chambers). However, I acknowledge that the anchor projects are 

referenced in Objective 13.1.1 as notified (15.1.5 of the redline 

version), reflecting policy 12.3.1 of the CCRP.  

 

10.5 Having considered the evidence of Mr Nixon6, I now accept some 

acknowledgement is appropriate of the two cathedrals.  While I do 

not consider a specific policy on their significance is appropriate as 

sought by the submission, should the Panel be minded to accept 

an alternative outside the scope of the submission, reference is 

proposed to the role of the cathedrals in contributing to the identity 

and distinctiveness of the Central City in clause (d) of Objective 

3.3.8 as shown in the redline version attached to this rebuttal 

evidence (Attachment A). 

 

10.6 In respect of the relief sought by CPT for a policy supporting 

reinstatement of the existing cathedral or a new cathedral 

(paragraph 3.8 of Mr Nixon’s evidence), I remain of the view that 

these activities are a matter best addressed in Proposal 9 in the 

context of broader provisions regarding heritage items. Were it not 

a heritage item, then rules on construction or reinstatement would 

not be necessary. The rules to manage such activity sit in 

Proposal 9 and the policy framework under which these rules sit 

should also be in the same proposal if appropriate. 

 

10.7 I maintain a similar position in respect of provision for partial 

restoration or replacement of the Cathedral of the Blessed 

Sacrament in Proposal 15 (as referred to in paragraph 4.6 of Mr 

Nixon’s evidence).  Mr Nixon at paragraphs 3.8 and 4.7 states the 

proposed placement of policies is on the basis that the first policy 

relates to the general framework for the Central City, and the 

second would be concerned with scheduled activities. I consider 

the approach promoted results in unnecessary repetition.  

 

                                                   
6
  At paragraph 4.15 and 4.16, Mr Nixon refers to the operative plan which has a Cultural 1 zone 

that recognises the significance of the Roman Catholic cathedral.   
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10.8 At paragraph 3.13 and 4.11, Mr Nixon lists the rules for which 

there would be a non-compliance and states that their application 

to construction of a new or modified cathedral amounts to putting a 

"saddle on a cow" (paragraph 3.14).  I refer to my evidence in 

chief where I state a number of rules are not appropriate when 

applied to a structure such as a cathedral (at paragraph 13.6). I 

then state that scheduling would enable the site to be 

distinguished from provisions for the business zone (paragraph 

13.7).  Having considered the relief further, I do not consider 

scheduling is the most appropriate method. Scheduling is to 

recognise that an activity is not provided for in a zone while 

enabling limited expansion, reflecting Objective 6.5.1.1 of (notified) 

Proposal 6. 

 

10.9 Spiritual facilities are permitted in both the CCB and Commercial 

Central City Mixed Use (CCMU) zones, subject to activity and built 

form standards. A more appropriate approach in my opinion is to 

make exemptions from standards that do not recognise the 

functional and design requirements of a cathedral including the 

following:  

 

Central City Business 

(a) Activity specific standard limiting spiritual facilities within 

10 metres of the road boundary; 

(b) Building setback and continuity;  

(c) Verandas;  

(d) Minimum number of floors;  

(e) Flexibility in building design for future use; and  

(f) Location of onsite car parking.  

 

Central City Mixed Use  

(g) Landscaping and trees; and 

(h) Flexibility in building design for future uses.  

 

10.10 While the submissions do not seek the alternative of exemptions 

from specified rules, should the Panel be minded to accept an 
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alternative outside the scope the submission, I recommend this 

approach as set out in Attachment A. 

 

11. URBAN DESIGN – CERITIFICATION AND SCOPE OF ASSESSMENT  

 

EVIDENCE OF KEN GIMBLETT FOR THE CROWN 

EVIDENCE OF RACHEL EATON FOR THE CROWN 

EVIDENCE OF JEREMY PHILLIPS FOR CARTER GROUP LTD 

 

Controlled Activity Certification 

 

11.1 Mr Gimblett from paragraph 7.29 discusses the merits of the 

certification approach as decided by the Panel in the Commercial 

Decision.  

 

11.2 The Panel at paragraph 193 of its Commercial Decision refers to 

the distinct receiving environments of centres and residential 

zones in justifying a different regulatory approach between centres 

and residential zones. The Central City (as a centre) could be 

viewed in the same light as suburban centres and a consistent 

approach applied in terms of regulation.  An alternative position is 

that the Central City is distinct from suburban centres (and other 

parts of the City) and residential zones, having regard to the 

identification of the Central City at the apex of the hierarchy, which 

I come back to below.  Mr Phillips appears to agree at paragraph 

49 of his evidence that the Central City context is distinct from 

centres.  

 

11.3 What makes the Central City distinctive is defined in part in clause 

(d) of Objective 3.3.8 but what sets it apart from other centres 

includes the following: 

 

(a) its role as the primary community focal point, attracting a 

greater concentration of people than other centres or 

other parts of the City;   

(b) the significance of public spaces and civic facilities, which 

contribute to the Central City’s identity; and 
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(c) cultural elements that reflect its origins and development 

(e.g. grid pattern, squares). 

 

11.4 I also refer to section 3 of Mr Nicholson’s rebuttal evidence where 

he sets out what contributes to the Central City’s identity and role.  

 

11.5 With either position described above, it is not a question of 

whether a regulatory approach is required or not in my opinion, 

and this is also the position of Mr Jeremy Phillips for Carter Group 

(para. 50) and Mr Ken Gimblett for the Crown (para. 7.29). Some 

regulatory intervention is required to achieve the high quality 

outcomes sought through the CCRP and other statutory 

documents referenced in paragraphs 45 and 46 of Mr Phillips' 

evidence and paragraphs 20.29 to 20.34 of my evidence in chief 

for the Stage 1 Commercial hearing (which I referred to and 

adopted in my evidence in chief).  

 

11.6 The scale of the rebuild in the Central City is significant and the 

level of public and private investment7, particularly in the public 

projects led by the Crown and Council8, highlights the importance 

of high quality developments to 'improve urban design' in the 

central city9.  In addition, Mr Miskell discusses 'betterment' as a 

key objective (paragraph 5.6) and therefore enhancement of 

space has some importance.  

 

11.7 The approach to urban design promulgated through the CCRP is 

intended to provide certainty for all landowners that their 

investment will not be undermined by poor quality outcomes (page 

105).  At paragraph 6.7, Mr Gimblett also refers to the process 

established for applications for urban design, "ensuring that the 

significant investment in the central city rebuild is protected and 

the quality of the built form enhanced".  The protection of this 

investment is a key to the Central City’s recovery. 

 

                                                   
7
  Paragraph 7.2 of Marius Ogg’s evidence. 

8
  Refer to the evidence of Don Miskell for an overview of the Anchor projects. 

9
  Page 105, CCRP. 
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11.8 The Central City’s role as the primary community focal point and at 

the apex of the hierarchy of centres10 informs my position that a 

high quality outcome is critical to its role. To achieve that, a 

consenting path is required that either enables Council to assess 

the urban design of proposals or a controlled activity path that 

allows an urban designer, external to Council to certify a proposal. 

   

11.9 While recognising the direction for a high quality outcome, an 

appropriate balance needs to be achieved between enabling 

development and achieving good urban design outcomes. This 

balancing exercise is also discussed by Mr Phillips from paragraph 

44 of his evidence.  I agree with this position as reflected in my 

evidence in chief for the Stage 1 Commercial hearing (see 

paragraph 20.39). Page 105 of the CCRP also discusses a 

balance between goals of a lower rise, better designed city, and 

providing for economically viable development.  

 

11.10 I recognise that there is no evidence to demonstrate that the 

current restricted discretionary operative urban design rule has 

curtailed demand but consider there is a need to facilitate 

investment and activity in the Central City, particularly given the 

Central City’s function,11 and competing locations.12  

 

11.11 In respect of competing locations, a factor that developers and 

landowners will consider is the extent to which the regulatory 

framework supports development in a location.  A Restricted 

Discretionary activity path in the Central City may be perceived as 

more restrictive than the certification path applied to suburban 

centres.  In my opinion, a certification path can achieve the 

balance described above of good design, while enabling 

development to occur. 

 

11.12 At the current time there is no basis for determining the 

effectiveness or otherwise of a certification approach, at least in a 

                                                   
10

  Policy 1 of Commercial chapter (through the Commercial Decision). 
11

  As a primary focal point (Objective 3.3.8(a). 
12

  E.g. Industrial Park zones at Russley (Tait campus) and Awatea. 
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suburban context, and in the absence of such information, there is 

the question of what the risk is of acting or not acting.  

 

11.13 A certification path has its risks. For example, an approved urban 

designer may reach a different position to another urban designer, 

leading to inconsistent outcomes in design under the certification 

approach. However, consistency may not be necessary, 

particularly in achieving innovative outcomes (Statement of 

Expectations (Clause (a)(ii)).  There may also be information that 

an urban designer is not aware of and a decision is made on the 

appropriateness of a proposal without the knowledge of proposed 

works in an adjoining public space. However, in my opinion, this 

comes back to the duty of the urban designer to have an 

understanding of the site and its context and to make an objective 

and informed decision. 

 

11.14 These risks will have been considered by the Panel in their 

decision but my opinion, these risks are minor. As stated in 

paragraph 189 of the Commercial decision, "it should not matter 

whether an urban design professional is in the employ of a 

developer or the Council on such matters of judgement, so long as 

the Plan’s specified principles are addressed in the design".  While 

there are issues associated with establishment and administration 

(including associated costs for the Council), the certification path 

allows the Council to decide who can certify that a development is 

acceptable.  

 

11.15 The certification path as a controlled activity will provide greater 

certainty for applicants of the outcome, consistent with Objective 

3.3.2(b) of the Strategic Directions proposal, and encourages 

involvement by an urban designer in the development process. I 

also consider a certification approach to be consistent with 

Objective 3.3.2 in minimising reliance on consenting processes for 

assessment of urban design. 

 

11.16 The alternative path of consent as a restricted discretionary 

activity can also achieve a balance between enablement and high 
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quality outcomes, while giving Council the opportunity to refuse 

applications that do not adequately address the matters of 

discretion.  Relative to a controlled activity path, it does not 

provide the same level of certainty and does not necessarily 

achieve a better urban design outcome. 

 

11.17 As stated in paragraph 14.8 of my evidence in chief for this 

hearing, it is my opinion that consistency is important and as such, 

a similar method to that in suburban centres should be adopted in 

the Central City. 

 

11.18 Mr Gimblett comments on the consistency of a certification 

approach with the procedural decision-making approach of the 

CCRP at paragraph 7.34.  Under the controlled activity approach, 

the Joint Management Board’s (JMB) discretion would be limited 

to whether the building or addition is in accordance with that 

certified, as opposed to enabling the Board to consider whether 

the principles have been achieved.  

 

11.19 The CCRP’s rationale for establishing the JMB and the current 

process with the JMB's involvement includes a 'swift response' 

(page 103). The certification process of enabling a number of 

designers to certify a proposal can support a timely response but 

given the limited role of the JMB in such a process, I propose the 

removal of the requirement for decisions to be made by the JMB 

for the CCB zone on the basis of the following evaluation. Any role 

the JMB has thereafter would be similar to their role for 

assessment of urban design in the South Frame, where it is at the 

discretion of the applicant. This is subject to any issue of  not 

being inconsistent with the CCRP.   

 

11.20 The CCRP requires the JMB to consider and decide urban design 

and ODP breaches in the Core and is optional in the South Frame 

where the applicant or consent authority can request the decision 

is made by the JMB.  It would be preferable if there was 

consistency within the central city where the JMB could be 
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requested by either the applicant or consent authority.  This would 

again support the removal of unnecessary process and cost. 

 

11.21 I am also aware that concerns have been raised with costs to date 

of the JMB approval process. While a change in the role of the 

JMB to a 'reviewer' is anticipated to reduce costs, I consider that 

use of the JMB in the future is potentially inconsistent with 

Objective 3.3.2 of the Strategic Directions chapter in not 

minimising transaction costs.   

 

11.22 To ensure a swift response continues, a requirement could be 

imposed that Council is to issue a decision within a specified 

timeframe. 

 

11.23 Whether the role of the JMB is retained as a reviewer or is 

removed, requires consideration of the extent to which this with is 

appropriate in achieving Objectives. Through the JMB for which 

Ngai Tahu are a representative, Ngai Tahu/ manawhenua are able 

to actively participate in decision-making including influencing the 

development outcomes in the Central City (Objective 3.3.3(a) of 

the Strategic Directions chapter). Notwithstanding this, the 

proposal retains reference to the consideration of cultural values in 

the matters of discretion for urban design (15.8.4.1), supporting 

Objective 3.3.3 (c).  

 

11.24 The proposal of a reduced role for the JMB on balance is more 

appropriate in that it better achieves Objective 3.3.2 (a) as 

discussed above.    

 

11.25 I note that Ngai Tahu have not made a further submission on the 

relief of Carter Group and have sought leave to be excused from the 

hearing.  

 

11.26 Notwithstanding the extent to which the proposed certification path 

is consistent with Objective 3.3.3, I recommend the Panel applies 

a certification approach to urban design in the CCB in response to 

the relief of Carter Group. While there is no specific relief seeking 
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that the same approach is applied to the CCMU (South Frame) 

zone13, should the Panel be minded to accept amendments 

outside the scope of the submission, I recommend the certification 

path for consistency. 

 

11.27 I confirm that I have taken into account Mr Nicholson's rebuttal 

evidence for the Council in coming to this position. However, an 

issue will need to be addressed in administering the certification 

process, which is identified in paragraph 3.21 of Mr Nicholson’s 

rebuttal evidence. Where a non-compliance with a built form 

standard arises, an assessment will be made by the Council 

without an assessment of the design in its entirety.  To address 

the risk of a disjointed approach, I propose that certification as a 

controlled activity does not apply where a non-compliance arises 

with a built form standard.  In these circumstances, the 

assessment of urban design would be a restricted discretionary 

activity.  

 

11.28 The alternative is for the urban designer certifying the urban 

design of a proposal to also make a recommendation on the non-

compliance with a built-form standard.  However, this raises an 

issue in my mind of a perceived conflict for the certifier. If the 

certifier has been giving input to an applicant early in the process 

as suggested in paragraph 7.33 of Mr Gimblett’s evidence, there 

may be a perceived conflict of interest if they are making a 

recommendation to Council on a non-compliance arising from the 

final design, particularly if the non-compliance e.g. height, affects 

other parties. There is also an issue that the urban designer 

approved to certify a development may not be appropriate to be 

making a recommendation on a non-compliance with a built form 

standard and the assessment requires a broader assessment by a 

planner  

 

11.29 My recommendation is for a Restricted Discretionary activity status 

on urban design where there is a non-compliance with one or 

                                                   
13

 There is no requirement for an urban design assessment in the CCMU. 
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more built form standards for the reasons above and this is 

reflected in the redline version attached (Attachment A). 

 

11.30 Mr Gimblett at paragraph 7.36 states "these assessment matters 

(in 15.8.4.1) would presumably (and in my view should) inform the 

certifier". I agree that the matters covered should be addressed in 

any assessment for certification, ensuring a consistent approach. 

Ms Eaton also discusses the need for agreed criteria at paragraph 

6.18 of her evidence in chief. 

 

Scope of assessment including clarity of what is 'public space' 

 

11.31 Mr Gimblett comments in clause (b) of paragraph 7.35 that "The 

trigger for the rule (15.8.2.3 RD1) essentially limits the assessment 

to that extent" with reference to the relief to refer to "interface with 

publicly owned and accessible space" in the context of clause (ii) 

to 15.8.4.1.  He therefore considers an addition to the matters of 

discretion sought by Carter Group to not be inconsistent with the 

CCRP. 

 

11.32 This rule comes from Rule 2.2.2 in the operative City Plan (which 

was inserted through the CCRP statutory direction), and I consider 

that the operative rule is ambiguous.  With regard to the rule, one 

interpretation is that the trigger of buildings "visible from a public 

space" is not limiting the assessment to what is visible from a 

public space, and "the building" as a whole is to be assessed 

against the matters of discretion. However, I understand from Mr 

Gimblett’s evidence (paragraph 7.38) that the JMB has concluded 

that "visible from a public space" is limited to an assessment of 

what is visible from publicly owned and accessible space. I 

understand from paragraph 5.9 of Mr Nicholson’s evidence that 

with the exception of the Crossing, a broader interpretation has 

been applied to other developments.  

 

11.33 From my review of the CCRP (and as described in more detail 

below), the interpretation that clause (ii) of 15.8.4.1 is limited to 
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what is visible from publicly owned and accessible space would 

appear to be a reasonable one.  

 

11.34 Under 'Urban design' on page 41 of the CCRP, it states "The 

interface of buildings and their surroundings, including streets and 

public spaces, is an important component in creating a distinctive 

city that is attractive to all. For this reason, all buildings in the Core 

will be assessed to ensure this critical urban design aspect is 

achieved". In addition, page 103 of the same document states "A 

limited number of criteria are identified for assessment and these 

relate principally to matters such as the connection between the 

building and the surrounding area" (underlining is my emphasis). 

 

11.35 My interpretation of this is that a narrower focus was intended in 

promoting active engagement with the street, community safety, 

human scale and visual interest as opposed to consideration of all 

matters of urban design. The reference on page 41 to "interface of 

buildings and their surroundings" may be interpreted as including 

the interface between a building and an internal courtyard/ 

laneway, or alternatively, between a building and space external to 

the development (i.e. not including internal courtyards/ laneways). 

I consider the latter to be the intent given the reference on page 

103 to "surrounding area". While not clear, ‘surrounding area’ 

implies a space beyond a site rather than an internal space within 

a development.  

 

11.36 Mr Nicholson states at paragraph 5.4 of his rebuttal evidence that 

a new building, alteration or use of the site should be assessed in 

an integrated manner. I agree that good urban design practice 

should consider the whole of a building including spaces such as 

courtyards and laneways. However, I agree with Mr Gimblett on 

the interpretation of clause (ii) of 15.8.4.1,  based on the excerpts 

taken from the CCRP.   

 

11.37 In my view, an interpretation that considers space not visible from 

"publicly owned and accessible space" is not consistent with what 

was intended and increases the scope of assessment, potentially 
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adding to compliance costs. In coming to this view, I have taken 

into account the Statement of Expectations and also Strategic 

Directions Objective 3.3.2.    

 

11.38 To provide clarity and to avoid further debate regarding the scope 

of what is assessed, I propose amendments to the rule and clause 

(ii) of 15.8.4.1, so the assessment is limited to a building, addition 

or activity that is visible from publicly owned and accessible space. 

Clarifying rule 15.8.2.3 RD1 would provide clarity for a user of the 

plan, consistent with Objective 3.3.2 of the Strategic Directions 

chapter. 

 

11.39 I agree with Mr Gimblett that clarity is required of what is "public 

space" (paragraph 7.39 of his evidence) and the appropriate place 

for it is the rule rather than a new definition. The addition of a 

definition would create confusion given the definition of "publicly 

accessible space" in Proposal 214. 

 

11.40 With regard to the specific wording of the matters of discretion in 

15.8.4.1 and relief of Carter Group, Mr Nicholson comments in his 

rebuttal that the 'interface' may not necessarily be the same as 

what is visible from public space, the terminology used in rule 

15.8.2.3.  I agree with Mr Nicholson with respect to this point and 

therefore propose alternative wording as included in the redline 

version of the proposal attached to this rebuttal evidence.  

 

11.41 With regard to the other matters of discretion under 15.8.4.1, I 

agree that the scope of assessment requires consideration of 

spaces not visible from publicly owned and accessible space, 

particularly clause (v). I draw on the position reached by Mr 

Nicholson on how CPTED principles are incorporated in a 

development.    

 

11.42 In respect of the matters of discretion for urban design, Mr 

Gimblett also discusses the importance of maintaining the 

                                                   
14

  Means courtyards, laneways, access ways or areas that are in private or public ownership, through which 
the public can commonly pass, and which are free of physical barriers such as gates.  
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assessment of cultural elements at his paragraph 7.24.  Mr Phillips 

at paragraphs 53 and 54 considers there is uncertainty and 

inconsistency in respect of the reference to cultural elements. He 

supports clarification of the term and the proposed amendments in 

my evidence in chief that seek to address this in respect of Ngai 

Tahu values.  However, I disagree that the proposed amendments 

could elevate the status of Ngai Tahu values ahead of other 

cultural values. The alternative is to have guidance outside the 

plan on incorporation of cultural elements into development and 

good practice. In this regard, I agree with paragraph 6.30 of Ms 

Eaton’s evidence in chief. 

 

11.43 The suggestion Mr Phillips makes at paragraph 55 to replace 

"cultural elements" with "natural, heritage or cultural assets" does 

not in my view provide any additional clarity. I agree with Mr 

Gimblett that reference to "cultural elements" should be 

maintained to acknowledge the relationship of Ngai Tahu, 

European and other cultures with the City.  

 

12. LATE NIGHT SALE OF ALCOHOL – OBJECTIVE 15.1.5 

 

EVIDENCE OF MATTHEW BONIS FOR PACIFIC PARK INVESTMENTS 

LIMITED 

EVIDENCE OF STUART DODD FOR CANTERBRUY DISTRICT HEALTH 

BOARD (CDHB) 

EVIDENCE OF KEN GIMBLETT FOR THE CROWN 

 

12.1 Mr Gimblett at paragraph 7.11 states that any final conclusions 

regarding the relevant objectives and policies in respect of 

managing entertainment and hospitality activities should be 

informed by decisions ultimately made on Proposal 6. I agree that 

the methods to achieve Objective 15.1.5 (a)(iv) are outside the 

scope of this hearing and there is a need for alignment between 

the policy framework and rules. With this in mind, the Panel may 

wish to consider deferring consideration of the wording of clause 

(iv) until the decision on Proposal 6.  
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12.2 Notwithstanding this, I consider the points made by other 

witnesses, including Mr Bonis for Pacific Park, and Mr Dodd for 

CDHB on the proposed wording below.  

 

12.3 In the redline version of the proposal dated 16 December 2015 I 

proposed amendments to state "Encouraging entertainment and 

hospitality activity (including late-night sale of alcohol) in defined 

precincts…" (underlining is highlighting the addition). Paragraph 

8.2 of my evidence in chief provided a basis for this amendment. 

 

12.4 Mr Bonis at paragraph 19 of his evidence proposes a definition of 

"Late-night sale of alcohol", being the sale of alcohol until 4 am. I 

agree with Mr Bonis at paragraph 51 that there is ambiguity 

around the words "Late night sale of alcohol" in Objective 15.1.5. 

However, I do not consider a definition to be appropriate for the 

reasons discussed below. 

 

12.5 Mr Bonis at paragraph 52 states that the definition reflects default 

trading hours in the Sale and Supply of Alcohol Act 2012. 

However, the Council’s Provisional Local Alcohol Policy introduces 

limits on hours of trading for the Category 1 and 2 precincts, which 

are more restrictive than the Sale and Supply of Alcohol Act 2015. 

The provisions in the pRDP, namely in Proposal 6, also limit the 

sale of alcohol as a permitted activity in the category 2 precinct of 

Victoria Street until 11 am and other category 2 precincts until 1 

am. The methods in the pRDP and CCRP therefore do not 

'encourage' the sale of alcohol in the Victoria Street area or other 

parts of the Entertainment and Hospitality Precinct beyond 11 am 

or 1 am.  

 

12.6 While Mr Bonis states at paragraph 53.1 that the definition would 

provide an upper limit, there is the potential for a user of the plan 

to use Objective 15.1.5 as worded in the redline proposal dated 16 

December (and based on the definition sought of “late-night sale 

                                                   
15

  The maximum trading hours for on-licences is 8 am to 1 am for the Category 2 precinct in Victoria 
Street and 8 am to 3 am in the Category 1 precinct and the balance of the Category 2 precinct. 
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of alcohol”) to seek consent for longer hours beyond 11 pm and to 

find policy support for longer hours.  

 

12.7 There is no indication in the definition that 4 am is an upper limit 

and it could be interpreted that the late night sale of alcohol (until 

4am) is encouraged in all the precincts. This concern is articulated 

in paragraph 11 of the evidence in chief of Mr Stuart Dodd for the 

CDHB.  

 

12.8 Having regard to the evidence above and methods in the pRDP 

described above, I propose that the Objective is amended to state:  

 

 Encouraging entertainment and hospitality activity 

(including thelate-night sale of alcohol) in defined 

precincts…  

 

12.9 In this regard a stronger nexus is achieved with provisions in 

Proposal 6.  

 

12.10 The alternative is for the wording to be retained from the redline 

version dated 16 December but the definition to be amended to 

recognise that late night sale of alcohol constitutes different times 

depending on the context. However, this will create unnecessary 

confusion and I therefore do not recommend it as appropriate.  

 

12.11 The wording recognises that the sale of alcohol is a part of the 

entertainment and hospitality activity that occurs or is anticipated 

to occur in the precincts, and in order to manage effects of such 

activity, it is encouraged within the precincts. While the mediation 

report states that the policy framework will need to be revisited as 

informed by provisions in Proposal 6, I have made my 

recommendation above on the basis of the provisions in Proposal 

6 as notified.    
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13. EVIDENCE OF DANIEL THORNE FOR PAPANUI ROAD LIMITED  

 

13.1 Mr Thorne recommends rejection of the relief of his client for the 

CCB Zone to be extended to include the Carlton site at 1 Papanui 

Road.  At paragraph 23, he refers to the issue of consistency and 

giving effect to higher order documents if the zone is extended 

beyond the Central City.  Although the reference to Central City in 

the zone name 'Central City Business zone' is not defined for the 

purposes of the pRDP, a user of the plan would assume the zone 

is only within the extent of the area deemed to be the Central City. 

In this regard, the addition of the relevant site(s) would result in a 

lack of clarity, inconsistent with Objective 3.3.2 of the Strategic 

Directions chapter and would not have particular regard to 

Schedule 4 of the Statement of Expectations. 

 

13.2 With regard to the Entertainment and Hospitality Precinct, I agree 

with Mr Thorne that a precinct need not be solely defined by the 

zoning of an area (his paragraph 26).  In terms of the reasons Mr 

Thorne puts forward, he refers to its identification with a Precinct 

Accord.  

 

13.3 I question whether its inclusion in the accord in itself justifies the 

same approach in the pRDP. The risk of using the accord as a 

reason for defining the boundary is that others beyond this site or 

in other locations may also choose to enter the accord yet may not 

have the same recognition in the pRDP. Similarly, the fact that 

activities on the eastern side of Papanui Road are not part of the 

accord is not in my view a valid resource management reason to 

extend the zoning over a single site.  

 

13.4 I accept the scale and nature of activity and zoning are distinct on 

the Carlton site relative to the eastern side of Papanui Road. 

However, the same applies when the Carlton is compared to sites 

within the precinct. I disagree with Mr Thorne’s statement in 

paragraph 32 that the site’s inclusion would ensure a coherent and 

integrated framework to manage entertainment and hospitality 

activities in this locality, having regard to the fact that other 
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entertainment and hospitality activity is beyond the precinct and 

not managed under the same framework and for the reasons 

conveyed in my evidence in chief.   

 

13.5 I also add that under the operative City Plan provisions, noise 

insulation is required for any residential unit, elderly persons 

housing, or guest accommodation by way of an 'external to 

internal' reduction in noise on any site in a Category 3 area 

adjoining a Category 1 area, or for a Category 3 area zoned 

residential if within 75 m of a Category 1 or 2 area.  This is carried 

forward into the pRDP (Rule 6.1.4.2.10).  While the Carlton site 

adjoins land to the north and west zoned Commercial in Council’s 

stage 2 proposals, there are potential effects on residential units 

and guest accommodation within 75 m of the Carlton site 

associated with the activity. The submission does not seek to 

extend the requirements of 6.1.4.2.10 to land to the north and 

west, which is outside the Category 3 precinct and were the Panel 

to accept the relief to extend the category 2 precinct to include the 

Carlton, I would recommend that noise insulation requirements are 

also extended. 

 

 

Mark David Stevenson 

26 January 2016 
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Attachment A 

 

Revised redline version of the Commercial Proposal dated 26 January 2015 
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Attachment B 

 

Updated Section 32 report 
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Section 32 Addendum to Commercial Proposal for the Central City 

1. STRATEGIC CONTEXT  
 

BACKGROUND  
 
The Christchurch Central Recovery Plan (CCRP) amended the provisions in the Operative 
Christchurch City District Plan following the earthquakes of 2010 and 2011. The Christchurch 
Central Recovery Plan was notified in the New Zealand Gazette on 31 July 2012 and had effect 
from that date. It introduced Objectives, Policies and Rules for a Central City Business zone and 
Mixed use zone, together with policies and rules for the Business 1 zone in the operative plan.  
 
An addendum to the Recovery Plan was introduced in December 2014 for the South Frame 
including objectives, policies and rules to ensure the vision for the South Frame was achieved. 
 
Given the level of damage and rebuilding required in the Central City, the provisions introduced 
through the CCRP and carried forward into the proposed Replacement District Plan (pRDP) are 
considered to be necessary to provide for the sustainable management of the Central City as a 
resource (including the land, buildings and infrastructure) over the recovery period, in accordance 
with Section 5 of the Act. This is particularly important given the role of the Central City as the 
primary focal point for the community and in serving the needs of the wider City and region.  
 
 

PURPOSE AND SCOPE OF THE CENTRAL CITY PROPOSAL (BUSINESS, MIXED 
USE, SOUTH FRAME AND COMMERCIAL LOCAL ZONES) 
 
The scope of the proposal in the context of this section 32 evaluation is:  

i. Objective 15.1.5 of the Commercial Proposal; 
ii. Objectives, policies and rules for the; 

a. Central City Business zone; 
b. Central City Mixed use zone; 
c. Central City Mixed use (South Frame) zone; and 
d. Central City Commercial Local zone. 

 
The purpose of the Central City provisions for the Central City Business, Mixed use, South Frame 
and Commercial Local zones is to provide a framework for the recovery of the Central City and to 
support its role as the primary focal point of the community. It is also to clearly articulate the 
outcomes sought in different parts of the Central City and to provide certainty and clarity on the 
anticipated location and scale of activities and the built form.  
 
The proposal reflects the provisions of the CCRP, with the exception of those matters described in 
the section 32 report notified with Proposal 13. The basis for those amendments is discussed in the 
same document while achieving consistency with the CCRP. 
 
There is also a need to have particular regard to the Statement of Expectations (Schedule 4) of the 
Order in Council and to be consistent with the Strategic Directions chapter as decided by the Panel, 
introduced since the CCRP was gazetted. These documents form part of the statutory framework 
and this evaluation considers the broader framework.  
 

OVERVIEW AND SYNOPSIS 
 
The provisions notified for the Central City (Proposal 13) and subsequently incorporated into 
Proposal 15 for the Business, Mixed Use, South Frame and Commercial Local zones provide 
direction in respect of:  

i. How the distribution of commercial activities is to be managed including the 
consolidation of retail and office activities in the Business zone; 
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ii. The function that different parts of the Central City will serve including the role of the 
Business zone as a focus of retail and office activities, supported by a range of other 
activities; 

iii. The range of activities anticipated in the Central City Mixed use zone, Central City 
Mixed use (South Frame) and Commercial Local zones; 

iv. The design outcomes sought and activities anticipated to achieve the vision for different 
areas e.g. the South Frame; and 

v. The form and scale anticipated in the Central City, which provides for a distribution of 
commercial activity across the Business. 

 

CONSULTATION AND NOTIFICATION 
 
There have been on-going discussions with the Crown prior to and since notification on the 
proposed wording of provisions, particularly the parts of the proposal that differ from the CCRP. 
This included consideration of the wording of Objective 3.3.8 of the Strategic Directions proposal 
and the most appropriate method to achieving comprehensive and integrated development in the 
retail precinct.  
 
Following notification of the proposal in stage 3 of the District Plan Review in August 2015, there 
were meetings enabling the public to discuss the notified proposals with staff. 
 

STRATEGIC PLANNING DOCUMENTS 
 
Those strategic matters and provisions specifically given effect to or had particular regard to in this 
proposal are summarised in the table below. These documents broadly identify the resource 
management issues for the Central City and provide the higher level direction.  
 

Document Relevant 
provisions 

Relevant direction  

Recovery 
Strategy 

Section 13 The Recovery Strategy lists six components of recovery each 
with associated goals. As part of the Economic recovery, a 
goal is to revitalise greater Christchurch by  
“planning for a well-functioning Christchurch city centre”.  
 
Other goals also relevant to the Central City but generic to 
the City as a whole include:  
i. Renewing the region’s brand and reputation as a safe, 
desirable and attractive place to live, study, visit and invest;  
ii. Ensuring a range of employment options to attract and 
retain a high-calibre, appropriately skilled workforce;  
iii. Enabling a business-friendly environment that retains and 
attracts business;  
iv. Rebuilding infrastructure and buildings in a resilient, cost- 
effective and energy-efficient manner; and 
v. Zoning sufficient land for recovery needs within settlement 
patterns consistent with an urban form that provides for the 
future development of greater Christchurch.  
 
Economic recovery involves two streams of  activity including  
1. Reconstruction of the central city; and 
2. Economic stimulus to encourage sustainable growth in the 
local economy. 
 
The Built environment recovery framework is framed by the 
goal of developing resilient, cost-effective, accessible, 
integrated infrastructure, buildings, housing and transport 
networks, which is particularly important in this context given 
the role of the Central City as the primary community focal 
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Document Relevant 
provisions 

Relevant direction  

point and at the centre of the urban area.  

Christchurch 
Central 
Recovery Plan 
(CCRP) 

 The CCRP provides a spatial framework for the recovery and 
rebuild of central Christchurch. It describes the anticipated 
form and ‘structure’ to the Central City by, amongst other 
methods, defining the locations of ‘anchor’ projects, which will 
stimulate further development.  
Key components of the vision established in the CCRP 
include:  

i. A consolidated business area that fosters 
investment and growth; 

ii. A lower rise built environment with a diverse 
range of activities in well-designed buildings; 

iii. A greener city-scape; 
iv. High quality inner city housing options; and 
v. Places and spaces that attract people from 

through the Greater Christchurch area.  
 
Consideration was given to how recovery is enabled in the 
immediate to medium term with amendments in the CCRP 
that simplify the rules framework and permit a range of 
activities in appropriate locations (p103). 

Land Use 
Recovery Plan 

3.3 
4.1.1 
4.1.2 
4.4.2 

There are a number of outcomes sought in the LURP of 
relevance to the Central City including – 

i. A clear planning framework directing where and 
how development should occur;  

ii. Land use recovery integrating with and 
supporting wider recovery activity, particularly 
within the central city;  

iii. RMA plans and regulatory processes enabling 
rebuilding and development to go ahead without 
unnecessary impediments; and 

iv. A supportive and certain regulatory environment 
providing investor confidence to obtain the best 
outcomes from resources used in the recovery. 

 
Other excerpts from the LURP of relevance include:  
- recognition that the ‘Christchurch central city remains the 
prime urban centre in the region’ (p24); 
- recognition that ‘attracting people to live within and around 
the central city in high quality housing will be critical to 
supporting the recovery of the central city’ (p18); and 
- introduction of a new model for transport to support 
transition to recovery by supporting economic recovery of the 
central city (p32). 

Canterbury 
Regional 
Policy 
Statement 

Chapter 6  
Objectives 
6.2.1,6.2.2, 
6.2.5, 6.2.6 

Key outcomes sought include:  
- reinforcing the role of the CBD (Objective 6.2.2(3); 
- providing higher density living and a greater range of 
housing types in and around the Central City (Objective 
6.2.2(2); 
- supporting and maintaining the existing network of centres 
as focal points during the recovery period including the 
Central City (Objective 6.2.5); 
- Directing new commercial activities primarily to the Central 
City and other centres (Objective 6.2.6); and 
- Optimising the use of existing infrastructure (Objective 
6.2.1).  
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Document Relevant 
provisions 

Relevant direction  

Iwi 
Management 
Plan (IMP)  
 

6.5 Ihutai Relevant objectives: 
i. Ngāi Tahu have a prominent and influential role in 

the rebuild and redevelopment of Ōtautahi, post-
earthquake. 

ii. Ngāi Tahu has a more visible cultural presence in the 
urban environment, both in the physical landscape 
and in city planning and decision making processes. 

iii. Ngāi Tahu’s sense of place and identity is enhanced 
through the restoration of the cultural health of the 
Ihutai catchment. 

iv. Mahinga kai values and associations with the Ihutai 
catchment are re-established, alongside the urban 
built environment. 

v. The restoration and enhancement of indigenous 
biodiversity is an essential part of the image and 
brand of Ōtautahi, and an improved balance between 
exotic and indigenous plant species is achieved 

vi. Urban development reflects low impact urban design 
principles and a strong commitment to sustainability, 
creativity and innovation with regard to water, waste 
and energy issues. 

Schedule 4 
(Statement of 
Expectations) 

 Key outcomes sought are to: 
i. Clearly articulate how decisions about resource use 

and values will be made, consistent with an intent to 
significantly reduce: 
- reliance on consent processes; 
- the number, extent and prescriptiveness of 
development and design standards; and 
- requirements for notification. 

ii. Clearly state outcomes for Christchurch in objectives 
and policies; 

iii. Provide for the effective functioning of the urban 
environment; 

iv. Facilitate an increase in the supply of housing 
including intensification opportunities to support the 
Central City; and 

v. Ensure sufficient and suitable development capacity 
and land for commercial activities.  

Strategic 
Directions 
chapter 

Objectives 
3.3.1, 3.3.2, 
3.3.5, 3.3.7, 
3.3.8 

Directions in the Strategic Directions chapter include:  
 
i. Ensuring an expedited recovery and enhancement of the 
City in a way that meets immediate and long term needs of 
the community and fosters investment certainty (Objective 
3.3.1); 
 
ii. Minimising transaction costs and reliance on consent 
processes, and the number, extent and prescriptiveness of 
development controls and design standards (Objective 3.3.2); 
 
iii. Setting objectives and policies that clearly state the 
intended outcomes (Objective 3.3.2); 
 
iv. Using concise language (Objective 3.3.2); 
 
v. Recognising the critical importance of business and 
economic prosperity to Christchurch’s recovery and 
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Document Relevant 
provisions 

Relevant direction  

community wellbeing (Objective 3.3.5); 
 
vi. Supporting a well-integrated pattern of development, a 
consolidated urban form and high quality environment by 
(amongst other matters) maintaining and enhancing the 
Central City as a community focal point (Objective 3.3.7); 
 
vii. Revitalising the Central City as the primary community 
focal point (Objective 3.3.8); and 
 
viii. Facilitating enhancements to amenity values, function 
and viability of the Central City  (Objective 3.3.8). 

 
 

2. RESOURCE MANAGEMENT ISSUES  
 
RESOURCE MANAGEMENT ISSUE 1: The recovery of the Central City and re-establishment 
of its role as the primary focus for the City  
 

The recovery of the Central City and its role as the focus for investment and activity in a broader 
Christchurch context is of critical importance to the recovery of the City as a whole, particularly 
given the wider influence that the CBD has on:  
 

i. Access to a  range of activities and goods and services to meet the needs of the wider 
community; 

ii. Connectivity to all parts of the City and region given its central location; 
iii. The wider economy and growth, having regard to the levels of activity and employment 

anticipated; and 
iv. The contribution the central city makes to cultural and social well-being through the 

provision of facilities, public spaces and civic functions. 
 
The evidence of Mr Phil Osborne for the Central City hearing summarises the issue of dispersed 
activity from the Central City prior to the earthquakes, which has become more pronounced since 
February 2011 as a consequence of significant damage to land or buildings. This has impacted on 
the revitalisation of the Central City in both a pre-earthquake and post-earthquake environment as a 
part of its recovery.  
 
Proposed direction in addressing the issue  
 
There is strategic direction in the Strategic Directions and Commercial chapters of the pRDP to 
direct commercial activities to the Central City amongst other centres, while giving primacy to the 
Central City ahead of those centres. This is consistent with the operative plan (and CCRP).  
 
The proposed direction is therefore to provide for a range of activities and investment to enable the 
Central City to become the primary community focal point, while consolidating commercial activity in 
the Central City Business zone. The latter is to support the revitalisation of the core of the Central 
City and its recovery. 
 
Scale and significance  
  
For the purposes of this evaluation, the policy direction of supporting the Central City as the primary 
focal point, of enabling a range of activities and limiting the location of commercial activities is not a 
significant change from the operative plan. The former is also not inconsistent with the Recovery 
Strategy, LURP and CCRP while also giving effect to the CRPS. 
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The limiting of office and retail activity outside the business zone is of significance for landowners 
and developers with an interest outside the Business zone, which is evaluated below. However, to 
not limit commercial activity in the CCMU and South Frame is not consistent with the CCRP. 
 

RESOURCE MANAGEMENT ISSUE 2: Achieving high quality outcomes in the built form of the 
Central City  

Section 2.5 (Resource Management Issue 4 ) in the Section 32 for the Commercial Chapter
1
 

describes the issues at a City wide level in respect of urban design. 

The Central City suffered extensive earthquake damage with more than 1,250 buildings being 
demolished (January 2015) and more demolitions still to occur.  

The provisions for the Central City Business zone in the CCRP introduced a requirement for new 
buildings, alterations and the use of sites to be assessed as a restricted discretionary activity with 
discretion limited to specified urban design criteria. An issue has arisen in implementation regarding 
the extent that the matters of discretion apply to developments, which is addressed in the evidence 
of Mr Mark Stevenson and Mr Hugh Nicholson. 

The CCRP also establishes a fast-track decision making body (Christchurch Central Joint Design 
Approvals Board (JDAB)) with a representative from CERA, Christchurch City Council, and Te 
Rūnanga o Ngāi Tahu.  This process is intended to provide a swift response to applications while 
ensuring that the significant investment in the Central City is protected and the quality of the built 
form is enhanced

2
.   

The JDAB has approved 65 resource consents for new developments in the CCBZ since the 
gazettal of the CCRP, and there has been approximately $1.3 billion of commercial construction 
activity in the Central City with 158,900m

2
 of new office floorspace either completed or under 

construction3.  The evidence of Mr Nicholson for the Central City Hearing summarises the high 
quality of built outcomes evident under the operative plan.  

 

Proposed direction in addressing the issue 

The Statutory Directions in the CCRP set out a vision for "a lower rise built environment with a 
diverse range of activities in safe well-designed buildings within an attractive cityscape", and 
outlines a range of provisions to ensure that all buildings in the CCBZ "are able to fulfil their desired 
function while ensuring that a high level of amenity and urban design is provided".

4
   

 

Scale and Significance 

For the purposes of this evaluation, maintaining urban design controls in the central city to support 
the quality of the built environment is not a significant change from the operative plan. 

The alternative certification approach with a controlled activity status is a significant change from 
the operative plan with advantages and disadvantages that are summarised in the evidence of Mr 
Nicholson and Mr Stevenson for the Central City hearing. 

The clarification of the application of the urban design rule is also a change from the operative plan.  
The advantages and disadvantages are also summarised in the evidence of Mr Nicholson and Mr 
Stevenson for the Central City hearing.  

                                                      

1 Section 32 Commercial Chapter publicly notified on 27 August 2014 pages 21-25. 
2 Christchurch Central Recovery Plan, page 103. 
3 Evidence of Benjamin King for the Crown paragraphs 7.3 and 7.4. 
4 Christchurch Central Recovery Plan, page 103. 
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EVALUATION OF OBJECTIVES  
 
The objectives in the proposal are evaluated below as to whether they are appropriate in 
achieving the purpose of the Act.  

 
Issue 1 Function of the Central City and the role of zones  
 
To assist the Panel, the following four options have been considered:  
 

Proposal  Objectives and Policies as attached to Rebuttal evidence  

 

Alternative 1 Rely on objectives in the Commercial proposal to support the Central City’s  
  recovery 

 

Alternative 2 Roll-over the provisions of the operative plan i.e. the CCRP with no change 

 

Alternative 3 Non-Regulatory Methods 

 

Objective most appropriate way to achieve the purpose of the Act 

Objective Summary of Evaluation  

Proposal 

Objective 3.3.8  

Objective 15.1.5 Diversity and 
distribution of activities in the Central 
City 

Objective 15.1.6 Role of the Central 
City Business Zone  

Objective 15.1.7 Role of the Central 
City Mixed use zone 

Objective 15.1.9 Role of the Central 
City (South Frame) Mixed use zone 

Objective 15.1.11 Role of the Central 
City Commercial Local zone 

The six objectives provide clarity of the role of the Central 
City and each of the four zones.  

 

Objective 3.3.8 provides the strategic context by setting out 
the role of the Central City, the outcomes sought in terms of 
amenity values and housing, as well as articulating what 
makes the Central City distinctive.  

 

Objective 15.1.5 sets a broader context of how commercial 
activity is to be managed across the Central City as a 
whole, which is then articulated in the objectives on the role 
of each zone.  

 

As discussed in evidence, Objective 15.1.5 draws on a 
number of strands in the CCRP and is therefore consistent 
with the CCRP.  

As stated in Evidence in chief (paragraph 7.3), the notified 
objective 15.1.5 did not articulate the outcome as clearly as 
it could on the how the spatial distribution of commercial 
activity is to be managed. The revisions proposed in the 
redline version filed 16 December therefore seek to provide 
clarity by focusing on the key messages, consistent with 
Objective 3.3.2 of the Strategic Directions proposal.  

 

The following explains how the objectives accord with the 
purpose of the Act. 

a. The objectives recognise the Central City and CC 
Business zone as the principal focal point and 
commercial centre for Christchurch (Objective 3.3.8 
and 15.1.6), supporting a range of activities. 
(Objective 15.1.5). 

This accords with the purpose of the Act in so far as 
the recognition of the Central City as a focal point of 
employment, cultural facilities, and other activities 
enables people and communities to provide for their 
economic, social and cultural well-being (Section 
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5(2)).  

 

b. Objectives to recognise the role of the Central City 
Business zone as the focus of commercial activity 
(Objective 15.1.6) and support for that (in 15.1.7, 
15.1.9 (a)(ii) and 15.1.11) minimises the  effects of 
dispersed commercial activity, which accords with 
section 5(2)(c).  
 

Focussing commercial activity in a consolidated 
area supports accessibility to employment, goods 
and services as well as enabling the use of and 
participation in a range of community services and 
facilities that support the social and economic well-
being of people and communities (Section 5(2)).  
 

c. Supporting a range of activities in concentrated 
area, accessible to the wider city and region by a 
range of modes of transport (Objective 3.3.8(d)(vi) 
and 15.1.5(a) also enables people to obtain goods 
and services by more sustainable means and 
promotes linked trips, i.e. visiting a centre for 
multiple purposes. This accords with Section 5(2) in 
enabling wellbeing and 7b.  

 

Reducing reliance on the motor vehicle to access 
goods and services that could otherwise be in less 
sustainable locations can reduce carbon emissions 
and contribute to maintaining the quality of the 
environment (Section 7f).  

   

d. Recognition of the role of the Central City Business 
zone as the principal commercial centre (Objective 
15.1.6) and supporting this through limiting retail/ 
office activity outside the Business zone (Objective 
15.1.5 and 15.1.7) is a means of managing the use, 
development and protection of physical resources, 
being the land, buildings and infrastructure in the 
core of the Central City.  
 

e. Greater certainty on the distribution of commercial 
activities in the Central City (Objective 15.1.5) and 
the roles of the different zones provides confidence 
for investors, and business owners and occupiers 
enabling them to provide for their economic well-
being (Section 5(2).  

 
f. The objective of supporting a range of activities to 

enhance the viability and vitality of the Central City 
(Objective 15.1.5) accords with Section 7(c) and (f) 
in enhancing amenity values and quality of the 
environment. Similarly, the support given to 
investment in Objective 15.1.5(a)(iii) accords with 
section 7 on the basis that key anchor projects 
provide for enhancements to amenity values. 

 

g. Support for intensification and associated activities 
in the Central City  enhances the efficiency of 
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resources (Objective 15.1.5) consistent with Section 
7(b), as well as section 5(2) in sustaining the 
potential of resources to meet future needs.  
 

h. Support for enhancements to viability and vitality of 
the physical resource of the Central City, including 
buildings and infrastructure, promotes its use for 
current and future generations (Section 5(2)).  

 

i. The Objective of focusing commercial activity in the 
business zone requires existing commercial 
businesses in the Mixed-use zone to rely on 
existing use rights, which may not provide the same 
degree of long-term economic certainty and 
flexibility for businesses to expand. This may 
therefore compromise people’s ability to provide for 
their wellbeing (Section 5(2)).   

 

Alternative 1  

 

Rely on objectives in the Commercial 
proposal  and the methods to 
support the Central City’s recovery 

 

The Commercial proposal as decided (Decision 11) 
recognises the role of the Central City as the principal 
employment and business centre for the city and wider 
region (Table 15.1 referenced in Objective 15.1.2(a)(v)), 
gives primacy to the Central City (Objective 15.1.2 (a)(iv), 
and support to recovery of the Central City (15.1.2(a)(vii)).  

 

This accords with the purpose of the Act in so far as the 
recognition of the Central City as a focal point of 
employment, cultural facilities, and other activities enables 
people and communities to provide for their economic, 
social and cultural well-being (Section 5(2)).  

 

Supporting a range of activities in a concentrated area, 
accessible to the wider city and region by a range of modes 
of transport (Table 15.1 referenced in Objective 15.1.2 
(a)(v)) enables people to obtain goods and services by 
more sustainable means and promotes linked trips, i.e. 
visiting a centre for multiple purposes. This accords with 
Section 5(2) in enabling wellbeing and section 7b.  

 

The Objectives of the Commercial proposal do not however, 
articulate how activity in the Central City is to be managed, 
the amenity outcomes anticipated or the role of different 
zones. In this regard, alternative 2 does not provide 
sufficient direction in enabling people and communities to 
provide for their wellbeing (Section 5(2)) nor does it accord 
with the sustainable management of resources (Section 5) 
i.e. in the absence of a policy framework for managing the 
distribution of commercial activities, there is a risk of 
dispersed commercial activity across the Central City.  

 

Alternative 2 

 

Roll-over the provisions of the 
operative plan i.e. the CCRP with no 
change  

 

The operative objectives are as  

The effectiveness and efficiency of this option would be 
similar to that for the proposed Objectives, reflecting a 
number of the objectives being the same or similar. 
However, the operative provisions are not considered as 
appropriate in achieving the purpose of the Act as 
discussed below. I begin by comparing the operative 
objectives with those in the proposal.  

The Objectives in the CCRP and operative plan are set out 
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follows (their equivalent in the 
Proposal is in brackets) 

 

 

 

 

 

 

 

Business Zone 

Objective 12.2 Role of the Central 
City (Objective 3.3.8 and Objectives 
15.1.5, 15.1.6) 

 

 

 

 

 

 

 

 

 

 

 

Objective 12.3 Efficiency and 
Viability (Objective 3.3.8 and 
Objective 15.1.5) 

 

 

 

 

 

 

 

 

Objective 12.4 Distinctiveness and 
Sense of Place (Objective 3.3.8) 

 

 

 

 

 

 

 

 

 

 

Mixed use and South Frame 

Objective 12.5 Role of the Central 
City Mixed use zone (Objective 
15.1.7) 

 

Objective 12.5a Role of the Central 
City (South Frame) Mixed use zone 
(Objective 15.1.9) 

 

under zone headings i.e. there are no overarching 
objectives and those that relate to the distribution of 
commercial activity across the whole of the Central City sit 
under the section of the operative plan/ CCRP on the 
Business zone. This does not provide clarity for a user of 
the plan, inconsistent with Objective 3.3.2 of the Strategic 
Directions proposal. 

 
Objective 12.2 in the CCRP is reflected in Objective 3.3.8 of 
the Strategic Directions proposal and Objective 15.1.5, 
15.1.6 of the Commercial proposal. While the inclusion of 
Objective 12.2 in addition to Objective 3.3.8 would give 
heightened awareness of the outcome sought, it is 
unnecessary repetition. This is not concise, having 
particular regard to Schedule 4(i) of the Statement of 
Expectations, or consistent with Objective 3.3.2 of the 
Strategic Directions chapter (Clause c). 
 

The operative objective also seeks to manage adverse 
effects arising from activities, which is addressed under 
Objective 15.1.6.3 of the proposal. The operative objective 
accords with section 5(2)(c) of the Act in this regard. 

 

 

Objective 12.3 of the CCRP is reflected in Objective 3.3.8(b) 
and 15.1.5 of the Commercial proposal. 

In terms of efficiency and viability, Objective 12.3 enables 
people and communities to provide for their economic 
wellbeing (Section 5(2). While it is refers to viability, which 
may be economic, social or environmental, the latter part 
focuses on economic success. The Act’s purpose refers to 
social, economic and cultural wellbeing (Section 5(2) and 
therefore this alternative does not accord with it to the same 
extent as the proposal (Objective 3.3.8 (b)). 

 

 

The objective is reflected in Objective 3.3.8 (d) of the 
Strategic Directions proposal, which as decided by the 
Panel, refers to the Central City’s unique identity and sense 
of place. 

The operative objective (12.4) refers to characteristics, 
features and areas that contribute to identity, distinctiveness 
and sense of place. It accords with the purpose of the Act to 
a similar extent as Objective 3.3.8(d). However, in having 
regard to schedule 4(i) (Statement of Expectations) and 
Objective 3.3.2, it does not provide clarity in not articulating 
those matters.  

 

 

Objectives 12.5 and 12.5a are identical to Objectives 15.1.7 
and 15.1.9 as notified and provide clarity of the outcome for 
the Mixed use zone. They therefore accord with the Act’s 
purpose to the same degree as the proposal. 
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Alternative 3 Non-regulatory 
approach within the Central City 

This option is enabling of development in the Central City to 
support its recovery. It provides for flexibility and choice but 
may not be effective or appropriate in achieving the purpose 
of the Act. This is on the basis that non-regulatory methods 
do not provide an effective framework for managing the 
distribution of commercial activities. There is a risk of 
dispersed commercial activity across the Central City in the 
absence of a clear framework, which may give rise to 
adverse effects (Section 5(2)(c) e.g. inefficient use of the 
transport network) . This will not support the social, cultural 
and economic well-being of the community (Section 5(2)) to 
the same extent as the alternatives. 

 

While amenity outcomes can be supported through public 
sector investment, the lack of certainty may result in 
reduced levels of private investment and therefore not 
achieve enhancements to amenity values to the same 
extent as the proposal or alternatives. This would not 
accord with Section 7(c) 

The alternative may also result in the inefficient use of 
resources due to a lack of regulatory management of 
resources (Section 7(b) i.e. where activities are anticipated 
may not be achieved due to a lack of regulatory control.  

 

 

 
Issue 2 Scale, form and design of development 

 
To assist the Panel, the following four options have been considered:  

 
Proposal  Objectives and Policies as attached to Rebuttal evidence  

 

Alternative 1 Rely on objectives in the Commercial proposal to support the Central City’s  
  recovery 

 

Alternative 2 Roll-over the provisions of the operative plan i.e. the CCRP with    
  no change 

 

Alternative 3 Non-Regulatory Methods 

 

 

Objective most appropriate way to achieve the purpose of the Act 

Objective Summary of Evaluation  

Proposed Objectives  

Objective 15.1.8 Built form and 
Amenity in the Central City Mixed 
Use zone 

 

Objective 15.1.10 Built form and 
amenity in the South Frame 

The proposed objectives as notified are identical to the 
Objectives in the operative plan and are therefore assessed 
together.  

 
The Objectives accord with the Act’s purpose. Objective 
15.1.8 in referring to the contribution of development to 
amenity values of the area, and Objective 15.1.10 in 
seeking to improve the amenity and attractiveness of the 
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Alternative 2 

 

Roll-over the provisions of the 
operative plan i.e. the CCRP with no 
change  

 

Central City Mixed Use zone, 
Operative 12.6 Built form and 
Amenity  

 

Central City Mixed Use (South 
Frame) zone, Objective 12.6a Built 
form and Amenity in the South 
Frame 

South Frame, accords with section 7(c) and (f).  

 

In seeking a positive contribution to amenity values 
(Objective 15.1.8) and improvements to amenity and 
attractiveness of the South Frame (Objective 15.1.10), the 
objectives sustain the potential of resources to meet future 
needs (Section 5(2)(a)). Their enhancement contributes to a 
longer life, therefore serving to fulfill needs of future 
generations.  

 

In addition, the objectives recognition of people’s safety 
(Objective 15.1.8 and 15.1.10), and the enjoyment of the 
environment for residents, workers and visitors (Objective 
15.1.8) accords with enabling people and communities 
seeking to provide for their social wellbeing, and for their 
health and safety.   

 

Alternative 1  

 

Rely on Objectives in the 
Commercial proposal to support the 
Central City’s recovery 

 

Objective 15.1.4 of the Commercial proposal relates to 
form, scale and design outcomes for commercial centres, 
and is relevant to the Central City in so far as it ‘recognises 
the Central City as a strategically important focal point for 
investment’. Clauses (ii), (iii), (iv) and (v) can also be 
applied in a Central City context.  

 

The objective accords with the purpose of the Act. In 
seeking an environment that is conveniently accessible and 
visually attractive (clause (ii)), it enables people and 
communities to provide for their well-being (e.g. by having 
ease of access to goods and services) while minimising 
effects on the surrounding environment that may otherwise 
arise (e.g. through lack of integration with surroundings, 
development may have an adverse effect on the use of 
space).  

 

The Objective is not explicit about seeking enhancements to 
amenity values or the quality of the environment (Section 
7(c) and (f)( although this is implicit in (a)(ii) of 15.1.4 which 
seeks an environment that is visually attractive (on the basis 
that the existing environment is not due to vacant sites and 
damaged/vacant buildings) .  

Alternative 3  

Non-regulatory approach within the 
Central City 

This option like regulation may achieve enhancements to 
amenity values and the quality of the environment (Section 
7 (c) and (f) through private and public sector investment 
(e.g. implementation of anchor projects). However, the 
absence of regulation removes certainty over the outcomes 
anticipated in terms of scale, form and design, particularly 
private development.  
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EVALUATION OF PROPOSED POLICIES AND METHODS 

a. Policies and methods on activities provided for and the role of different 

areas/ precincts 

 
Provisions (Policy, Rule, Method Most Appropriate to achieve the Objectives  

Relevant objectives 

Objective 15.1.6 Role of the Central City Business zone 

Objective 15.1.7 Role of the Central City Mixed use zone 

Objective 15.1.9 Role of the Central City (South Frame) Mixed use zone 

Objective 15.1.11 Role of the Central City Commercial Local zone 

Provision(s) considered most appropriate Effectiveness and Efficiency 

Policy 15.1.6.1 Diversity of activities and 
concentration of built development  

Policy 15.1.6.4 Residential Intensification  

Policy 15.1.7.1 Diversity of activities  

Policy 15.1.8.3 Residential Development 

Policy 15.1.9.1 Diversity of activities  

Policy 15.1.10.2 Residential Development 

Policy 15.1.10.3 Health Precinct  
Policy 15.1.10.4 Innovation Precinct  

Policy 15.1.11.1 Range of activities  

Policy 15.1.11.2 Community facilities  

Policy 15.1.11.3 Residential activity  

 

Policies enable the widest range of activities in 
the Business zone (Policy 15.1.6.1), while 
providing for a range of activities in the Mixed 
use zone (15.1.7.1).  

In the South Frame and Commercial Local 
zones, the policies are more specific about the 
activities enabled (Policies 15.1.9.1 and 
15.1.11.1, 15.1.11.2). 

 

Policies on residential development and 
intensification across the CCB, CCMU and 
South Frame provide for/ encourage a range of 
types of residential activity while achieving an 
appropriate level of amenity (also see the next 
section on evaluation of policies in respect of 
amenity).  

Finally, the remaining two policies referenced  
(Policies 15.1.10.3 and 15.1.10.4) are 
concerned with the anticipated function/ 
outcome for two precincts either end of the 
South Frame. 

 

Methods to implement policies including  

1. Permitting a range of activities in the 
CCB, CCMU and South Frame 

2. Permitting residential activity 

3. Restricting/ not providing for some 
activities e.g. motor servicing facilities in 
the South Frame 

4. Limits on the total floorspace per site 

Effectiveness  

The policies and methods are consistent with 
Objective 3.3.8 of the Strategic Directions 
proposal and Objective 15.1.2(a)(v) of the 
Commercial proposal by enabling a range of 
activities across different zones, which 
contribute to the Central City as a primary focal 
point. 

 

Policy 15.1.6.1 in seeking the greatest 
concentration and range of activities in the 
Business zone relative to other locations is 
supporting the objective for the CCB to be the 
primary focal point in the context of the wider 
environment of the Central City (Objective 
15.1.5(a)(i)). 

 

The policies for the Central City are also 
consistent with Objective 15.1.2 (a)(iv) (primacy 
to the Central City) by providing an enabling 
framework that supports activities. This in turn 
can facilitate private sector investment to a 
greater extent than other locations.  

 

Policies on enabling a diversity of activities are 
consistent with Objective 3.3.1 in meeting the 
community’s needs and well-being, and 
contribute to the expedited recovery of the 
Central City. Encouraging residential 
development is also appropriate in achieving 
15.1.2(a)(vii) and consistent with Objective 3.3.8 
(b) of the Strategic Directions chapter.  
 

The policies and methods are not inconsistent 
with the Recovery Strategy which provides for a 
well-functioning city centre (p9). In order to be 
well-functioning (performing its role), a range of 
activities are required. Similarly, the outcome 
anticipated in the statement of expectations 
(Schedule 4) of “effective functioning of the 
urban environment” (clause c) is supported by 
enabling a range of activities.  

 

Policies on encouraging/ providing for residential 
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and tenancy for retailing and office 
activities in the CCMU and South Frame  

5. Permitting a range of activities in the 
Commercial Local zone, commensurate 
with the role of these centres 

6. Limits on tenancy size in the 
Commercial Local zone  

 

 

development has particular regard to clause (d) 
of the Statement of Expectations, particularly 
subclause (ii) and (iii) and (v).  

 

Providing for commercial activity in the Central 
City and limiting it outside the Business zone 
provides capacity to accommodate future retail 
and office growth, which has particular regard to 
clause (e) of the Statement of Expectations.  

 

Method – Limits on office, retail activity outside 
the CCB zone  

Limiting office, retail activity outside the Central 
City is appropriate in achieving Objective 15.1.5 
(a)(iii) and supports the implementation of policy 
15.1.6.1. It is consistent with Objective 3.3.1 
(Strategic Directions chapter) of an expedited 
recovery and enhancement of the City by 
providing a strong focus for the wider 
community.  

In respect of Objective 3.3.2, the provisions do 
not minimise reliance on consent processes any 
more than the operative plan where retail or 
office activity outside the CCB zone is proposed. 
However, the proposal still enables choice 
(Objective 3.3.2(a)(ii) by continuing to allow for 
office and retail activity outside the CCB zone, 
albeit of a limited scale.  

 

Method – Limits on tenancy size in the 
Commercial Local zone 

Limiting tenancy size in local centres retains a 
scale/ grain of development anticipated in local 
centres, consistent with Objectives 15.1.2 (a)(v), 
15.1.4 and 15.1.11 of the proposal attached to 
my rebuttal.  

Limiting tenancy size will not minimise 
consenting requirements and associated 
transaction costs relative to the operative plan. 
However, other locations continue to provide 
choice for the development of activities in the 
Central City, consistent with other policies.  

 
Efficiency  
Benefits 

The policies and methods: 

a. support economic growth and 
employment in the Central City, 
particularly the Business zone; 

b. support the vitality and viability of the 
Central City by attracting people and 
activity, which contribute to higher levels 
of amenity; 

c. Facilitate residential activity, which can 
result in more sustainable travel e.g. 
people living closer to work and reduced 
journey times as a consequence; and 
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d. Provide for/encourage  residential 
activity in the Central City, which can 
result in increased activity and the 
purchase/ use of goods/ services, in 
turn, promoting growth.  

 

Costs 

a. Consolidation of retail and office activity 
in the Business zone results in 
potentially higher land costs for 
businesses in the CCB zone; 

b. Limiting retail and office activity outside 
the CCB may also result in reduced 
growth and associated employment in 
other areas of the Central City;  

c. Reduced demand for land in the CCMU 
and South Frame due to restrictions on 
some activities may result in land 
remaining vacant. This may adversely 
affect the amenity of the site and its 
surrounds; and 

d. Providing for a range of activities across 
different zones may  potentially result in 
reverse sensitivity effects, having regard 
to the existing activity in some areas. 

Provisions less appropriate in achieving objectives  

Alternative 1 Rely on the policy framework and 
methods of the Commercial proposal  

 

Policy 15.1.2.1 of the Commercial proposal 
(Decisions version) is to “maintain and 
strengthen the Central City …as the focal points 
for the community and business through 
intensification within centres that reflects their 
functions and catchment sizes…” 

Table 15.1 also sets out the role of the Central 
City.  

 

This option recognises the function of the 
Central City as the principal centre for a range of 
activities including high density residential 
activity (Policy 15.1.2.1 including Table 15.1(a)). 
It is therefore consistent with Objective 3.3.8 (a) 
and (c) and Objective 15.1.5 of the Commercial 
proposal. However, the Commercial proposal 
does not articulate the differences between the 
roles of different zones (CCB and CCMU), 
therefore not being the most appropriate in 
achieving Objective 15.1.5, which seeks to limit 
the extent that retail, office activities occur 
outside the CCB. 

 
The methods supporting policies in the 
Commercial proposal include limits on tenancy 
size for offices and retail activity in suburban 
centres, which are for the purpose of directing 
activity to the Central City and supporting its 
recovery. However, this does not achieve a 
concentration of activity in a defined area of the 
Central City. This is inconsistent with the CCRP.    

Alternative 2 Roll-over the provisions of the 
operative plan i.e. the CCRP with no change 

The operative provisions achieve the objectives 
specific to the Central City to the same extent as 
the proposal. However, the proposal introduces 
wording to policies to better articulate the 
outcomes anticipated/reasons. 

In this regard, the proposal is more consistent 
with Objective 3.3.2 by making the plan easy to 
understand (clause c). 
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Alternative 3 Non-Regulatory Methods 

 

Non-regulatory methods do not foster 
investment certainty of the outcomes sought or 
provide clear direction. This can impede 
recovery of the Central City, inconsistent with 
Objective 3.3.1 of the Strategic Directions 
proposal, and Objective 15.1.2(a)(vii) of the 
Commercial proposal.  

 

This option is not considered to be consistent 
with the Recovery Strategy which seeks the 
revitalisation of greater Christchurch by 
“planning for a well-functioning Christchurch 
central city…” (underlining is added emphasis). 
Planning requires some intervention or clarity of 
direction. A non-regulatory approach may set 
out the direction but it has no legal weight to 
ensure its achieved.  

 
Risk of acting/ not acting 

There is sufficient information to support the position taken in policy and therefore no further 
assessment is required of the risk of acting/ not acting. 

 

 

b. Amenity and built form outcomes  

Provisions (Policy, Rule, Method Most Appropriate to achieve the Objectives  

Relevant objectives 

Objective 15.1.5 Diversity and distribution of activities in the Central City 

Objective 15.1.6 Role of the Central City Business zone 

Objective 15.1.7 Role of the Central City Mixed use zone 

Objective 15.1.8 Built form and amenity in the Central City Mixed Use zone 

Objective 15.1.10 Built form and amenity in the South Frame  

Provision(s) considered most appropriate Effectiveness and Efficiency 

Policy 15.1.6.1 Diversity of activities and 
concentration of built development  

Policy 15.1.6.2 Usability and Adaptability  

Policy 15.1.6.3 Amenity  

Policy 15.1.6.4 Residential Intensification 

Policy 15.1.6.5 Pedestrian Focus 

Policy 15.1.6.6 Comprehensive Development   

Policy 15.1.8.1 Usability and Adaptability  

Policy 15.1.8.2 Amenity and Effects 
Policy 15.1.8.3 Residential Development  

Policy 15.1.10.1 Amenity 
Policy 15.1.10.2 Residential Development  

 

Policy 15.1.6.1 seeks that the greatest 
concentration and overall scale of development 
is in the Business zone. 

Policies on usability and adaptability encourage 
a built form where usability, adaptability are 
enhanced with methods specified including 
ground floor heights, a minimum number of 
floors and prescribed unit sizes. 

 

Policies on amenity seek a high standard of 

Effectiveness 

Policy 15.1.6.1 and associated methods, namely 
height limits, are appropriate in achieving 
Objective 15.1.5, which seeks an intensity of 
commercial activity across the business zone. 

 

Policies on adaptability and associated methods 
support changes in use, therefore providing for a 
range of activities. Policies on usability also 
ensure sufficient and useable space for 
residents (in residential development).  

These policies are appropriate in achieving 
Objectives 15.1.5, 15.1.7 and 15.1.9, which 
anticipate a range of activities. The usability of 
space, particularly in residential development is 
also appropriate in achieving Objective 15.1.8, 
and 15.1.10 which seeks to provide for people’s 
health and a form of development that 
contributes to amenity values.  

 

Policies on amenity and the associated methods 
(as referenced in the policies) are appropriate in 
achieving Objective 3.3.8 of the Strategic 
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amenity and discourage activities where they will 
have adverse effects.  Similarly, policies on 
residential development seek an appropriate 
level of amenity for residential development, 
consistent with the intended built form.  

 

Finally, policies 15.1.6.5 and 15.1.6.6 are 
concerned with the qualities of public space and 
good design outcomes to achieve a pedestrian 
focus, and the integration of development in the 
retail precinct.  

 

Methods 

Requirement for an urban design assessment in 
the Core of the CCB and in the South Frame 

Activity specific standards for residential activity 
including minimum unit size, outdoor living 
space, and outdoor service space requirements 

Built form standards  

 

Directions chapter. For example, the high 
standard of amenity sought through policies 
supports clause (d) of Objective 3.3.8 of a high 
amenity urban environment including a built form 
that reflects the values of Ngai Tahu (clause 
d)(iv). A method to achieve this is the 
consideration of cultural values in assessment of 
urban design.  

 

Policies on an appropriate level of amenity in 
residential development are appropriate in 
achieving Objective 3.3.8 (c), which anticipates 
a high amenity environment for residents to 
enjoy.  

 

Finally, policies 15.1.6.5 and 15.1.6.6 contribute 
towards Objective 15.1.7 of an environment that 
is attractive, and Objective 3.3.8 (of the Strategic 
Directions chapter), which seeks a high amenity 
environment. 

 

The proposal reflects the operative provisions 
and is therefore not inconsistent with the CCRP.  

The policies and methods are also not 
inconsistent with the Recovery Strategy, which 
seeks a well-functioning CBD. To achieve this, 
development needs to be of a form, scale and 
design that enables people and businesses to 
meet their needs including access to goods and 
services.  

 

Similarly, the outcomes anticipated in the 
statement of expectations (Schedule 4) of 
“effective functioning of the urban environment” 
(clause c) is supported by good design in new 
development and its integration with the 
surroundings, as sought in policies.  

  

Efficiency  
Benefits 

a. A high quality built environment is 
attractive to business and investment; 

b. A Central City with a high level of 
amenity and where adverse effects are 
managed contribute to people’s well-
being;   

c. Spaces that are usable and adaptable 
provides for longevity in use, supporting 
the efficient use of resources over time; 
and 

d. An environment where the CCB zone 
has the greatest concentration and 
scale of activity supports the 
community’s well-being by ensuring 
goods and services are accessible and 
meet the needs of those living, working 
and visiting the Central City and wider 
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population. 

 

Costs 

 A policy framework that seeks a high 
level of amenity as well as usability and 
adaptability in new development will 
have greater upfront costs for 
developers;  

 Methods including a design 
assessment, minimum floor to ceiling 
heights and other rules have associated 
costs for developers to achieve 
compliance or alternatively to obtain 
consent. This has the effect of not 
minimising consenting and not being 
consistent with Objective 3.3.2 of the 
Strategic Directions chapter; and  

 Policy 15.1.6.1 seeking the greatest 
scale of built development in the CCB 
zone potentially reduces demand in 
other areas. This may result in reduced 
amenity and growth in areas outside the 
CCB, compromising the outcomes 
sought in those areas.  

Provisions less appropriate in achieving objectives  

Alternative 1 Rely on the policy framework and 
methods of the Commercial proposal   

Policy 15.1.4.2 (Design of new development) 
requires new development (including residential 
development) to be well-designed and laid out 
and sets out how a high quality residential 
environment is achieved. 

Policy 15.1.4.1 (Scale and form of development) 

seeks a scale and form of development 
reflecting the context, character and scale of the 
zone and centre’s function  

 

These provisions are appropriate in achieving 
the Objectives to a similar degree as the 
proposal on the basis that a number of the same 
themes come through.  

 

However, there is an absence of policy direction 
on achieving a pedestrian focus and a 
comprehensive approach to development in the 
retail precinct. In this regard, alternative 1 does 
not provide the same level of clarity as the 
proposal, inconsistent with Objective 3.3.2 of the 
Strategic Directions proposal. 

Alternative 2 Roll-over the provisions of the 
operative plan i.e. the CCRP with no change 

The operative policies achieve the objectives 
specific to the Central City to the same extent as 
the proposal as the policies are the same for the 
most part. 

The methods to achieve a high quality outcome 
in the retail precinct (including integration and 
connectivity) differ from the CCRP and this is 
addressed in the section 32 report as notified. 
The proposed method for managing 
development in the retail precinct is to assess 
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proposals triggering a design assessment 
against additional matters of discretion to 
achieve the same outcome as intended by the 
operative plan.  

Alternative 3 Non-Regulatory Method This option could include the preparation and 
provision of guidelines, and advice from Council 
to achieve specific outcomes in terms of scale 
and design.  

 

There is a risk without regulation that poor 
quality outcomes arise due to landowners/ 
developers not being required to comply with 
guidance/ rules in the District Plan. For example, 
a proposed building that serves functional 
requirements but does not support or have 
regard to the wider community’s aspirations for 
the Central City e.g. recognition of cultural 
values or a building that does not support 
people’s well-being due to effects such as 
shading a public space.  

Risk of acting/ not acting 

There is sufficient information to support the position taken in policy and therefore no further 
assessment is required of the risk of acting/ not acting.  
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Objective 3.3.8 – Revitalising the Central City 

Chapter 15 – Commercial 

Key: 

This Revised Proposal is prepared for the purposes of the Central City hearing. 
 
The base of this Revised Proposal is the clean Stage 2 Commercial proposal as attached to Closing 
Legal submissions for the Commercial and Industrial Stage 2 hearing (dated 20 October 2015).  The 
following provisions from 13.1 to 13.5 of the Central City Proposal have been integrated into this Revised 
Proposal.   
 
Text is colour coded as follows: 
 
grey text Text considered in an earlier Stage or in another hearing. This text is 

NOT open for consideration and provided in this proposal as context 
only. 

black text Existing text in the latest version of the parent chapter which is the same 
as or equivalent to a Central City provision that needs to be accounted 
for.  The equivalent Central City provision is referred to in square 
brackets, or in a comment bubble. 

black underlined text Amendments to ensure provisions make sense in the context of the city 
wide parent chapter.  These amendments do not change the effect of 
the provisions.  In some cases there is a submission point giving scope 
to this change, and that is identified in square brackets. Black text is only 
open for amendment from a Central City perspective. 

dark blue text 
[provision number] 

This text has been copied into this Chapter from the Central City 
chapter, because there was no equivalent provision in the parent 
chapter.  The relevant Central City provision is identified in square 
brackets after the text.  The text is un-amended unless shown in 
strikethrough and underlining (see below). 

dark blue bold 
underlined text or 
dark blue 
strikethrough text 
[submission 
number] 

This text is marked up with strikethrough and deletions which indicates 
amendments have been made as a result of submissions on the relevant 
Stage 3 Central City provision. The relevant Stage 3 submission on the 
Central City giving scope for the amendment is in square brackets after 
the amendment. 
 

green text Definitions that are relied on. (Note that only integrated text shows the 
definitions, ie definitions are not identified in the grey text). 

purple underlined for 
additions and purple 
struck through for 
deletions 

Further amendments to this proposal resulting from the Evidence in 
Chief for the Council. 

black underlined for 
additions and black 
strikethrough for 
deletions 
[with comment bubble 
stating: "Decision 13"] 

Amendments to this proposal resulting from Decision 11, Commercial 
(part) and Industrial (part) of the Independent Hearings Panel dated 18 
December 2015.  These changes are only open for amendment from a 
Central City perspective.  

Orange underlined 
for additions and 
orange struck 
through for deletions 

Further amendments to this proposal resulting from the Rebuttal 
Evidence for the Council. 
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Please note: amendments from Decision 11 that affect the grey text are not shown in this proposal as 
they are not open for consideration in the Central City hearing and are provided for context only.   
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Index to location of Central City Provisions from 13.1 to 13.5 in Chapter 15: 

 
Central City Provision Chapter 15 Provision 

13.1.1 Objective: Retail and Commercial Activity 15.1.5 

 

Central City Provision Chapter 15 Provision 

13.2 Central City Business Zone 15.8 (Rules) 

13.2.1.1 Objective: Role of the Central City Business Zone 15.1.6 

13.2.1.1.1 Policy: Diversity of Activities and Concentration of Built 
Development 

15.1.6.1 

13.2.1.1.2 Policy: Usability and Adaptability 15.1.6.2 

13.2.1.1.3 Policy: Amenity 15.1.6.3 

13.2.1.1.4 Policy: Residential Intensification 15.1.6.4 

13.2.1.1.5 Policy: Pedestrian Focus 15.1.6.5 

13.2.1.1.6 Policy: Comprehensive Development 15.1.6.6 

13.2.2 Rules 15.8 

13.2.2.1 How to use the Rules 15.8.1 

13.2.2.1.1 15.8.1.1 

13.2.2.1.2 15.8.1.2 

13.2.2.2 Activity Status Tables – Central City Business Zone 15.8.2 

13.2.2.2.1 Permitted Activities 15.8.2.1 

13.2.2.2.2 Controlled Activities 15.8.2.2 

13.2.2.2.3 Restricted Discretionary Activities 15.8.2.3 

13.2.2.2.4 Discretionary Activities 15.8.2.4 

13.2.2.2.5 Non-complying Activities 15.8.2.5 

13.2.2.3 Built Form Standards 15.8.3 

13.2.2.3.1 Building Setback and Continuity 15.8.3.1 

13.2.2.3.2 Verandas 15.8.3.2 

13.2.2.3.3 Sunlight and Outlook for the Street 15.8.3.3 

13.2.2.3.4 Minimum Numbers of Floors 15.8.3.4 

13.2.2.3.5 Flexibility in Building Design for Future Uses 15.8.3.5 

13.2.2.3.6 Location of Onsite Car Parking 15.8.3.6 

13.2.2.3.7 Fences and Screening Structures 15.8.3.7 

13.2.2.3.8 Screening of Outdoor Storage and Service Areas or 
Spaces 

15.8.3.8 

13.2.2.3.9 Sunlight and Outlook at Boundary with Central City 
Residential or Guest Accommodation Zone 

15.8.3.9 

13.2.2.3.10 Minimum Separation from the Boundary with a Central 
City Residential or Guest Accommodation Zone 

15.8.3.10 

13.2.2.3.11 Building Height 15.8.3.11 

13.2.2.3.12 Maximum Road Wall Height 15.8.3.12 

13.2.3 Matters of Discretion for Non-Compliance with Activity Specific 
Standards 

15.8.4 

13.2.3.1 Central City Business Zone Urban Design 15.8.4.1 

13.2.3.2 Central City Retail Precinct 15.8.4.2 

13.2.3.3 Activity at Ground Floor Level 15.8.4.3 

13.2.3.4 Residential Activity 15.8.4.4 

13.2.4 Matters of Discretion for Built Form Standards 15.8.5 

13.2.4.1 Building Setback and Continuity 15.8.5.1 

13.2.4.2 Verandas 15.8.5.2 

13.2.4.3 Sunlight and Outlook for the Street 15.8.5.3 

13.2.4.4 Minimum Number of Floors 15.8.5.4 

13.2.4.5 Flexibility in Building Design for Future Uses 15.8.5.5 
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13.2.4.6 Location of Onsite Care Parking 15.8.5.6 

13.2.4.7 Fencing and Screening Structures 15.8.5.7 

13.2.4.8 Screening of Outdoor Storage and Service Area/Spaces 15.8.5.8 

13.2.4.9 Sunlight and Outlook at Boundary with a Central City 
Residential or Guest Accommodation Zone 

15.8.5.9 

13.2.4.10 Minimum Separation from the Boundary with a Central City 
Residential or Guest Accommodation Zone 

15.8.5.10 

 

Central City Provision Chapter 15 Provision 

13.3 Central City Mixed Use Zone 15.9 (Rules) 

13.3.1 Objectives and Policies Section heading. Absolute 

13.3.1.1 Objective: Role of the Central City Mixed Use Zone 15.1.7 

13.3.1.1.1 Policy: Diversity of Activities 15.1.7.1 

13.3.1.2 Objective: Built Form and Amenity in the Central City Mixed 
Use Zone 

15.1.8 

13.3.1.2.1 Policy: Usability and Adaptability 15.1.8.1 

13.3.1.2.2 Policy: Amenity and Effects 15.1.8.2 

13.3.1.2.3 Policy: Residential Developments 15.1.8.3 

13.3.2 Rules 15.9 

13.3.2.1 How to Use the Rules 15.9.1 

13.3.2.1.1 15.9.1.1 

13.3.2.1.2 15.9.1.2 

13.3.2.2 Activity Status Tables – Central City Mixed Use Zone 15.9.2 

13.3.2.2.1 Permitted Activities 15.9.2.1 

13.3.2.2.2 Controlled Activities 15.9.2.2 

13.3.2.2.3 Restricted Discretionary Activities 15.9.2.3 

13.3.2.2.4 Discretionary Activities 15.9.2.4 

13.3.2.2.5 Non-Complying Activities 15.9.2.5 

13.3.2.3 Built Form Standards – Central City Mixed Use Zone 15.9.3 

13.3.2.3.1 Landscaping and Trees 15.9.3.1 

13.3.2.3.2 Maximum Building Height 15.9.3.2 

13.3.2.3.3 Flexibility in Building Design for Future Uses 15.9.3.3 

13.3.2.3.4 Fencing and Screening Structures 15.9.3.4 

13.3.2.3.5 Screening of Outdoor Storage and Service Areas/Spaces 15.9.3.5 

13.3.2.3.6 Sunlight and Outlook at Boundary with a Central City 
Residential, Guest Accommodation, Community Parks, Water and 
Margins or Avon River Precinct (Papa o Otakaro) Zone 

15.9.3.6 

13.3.2.3.7 Minimum Separation from the Boundary with a Central City 
Residential or Guest Accommodation Zone 

15.9.3.7 

13.3.3 Matters of Discretion for Non-Compliance with Activity Specific 
Standards 

15.9.4 

13.3.3.1 Residential Activity 15.9.4.1 

13.3.4 Matters of Discretion for Built Form Standards 15.9.5 

13.3.4.1 Landscaping and Trees 15.9.5.1 

13.3.4.2 Maximum Building Height 15.9.5.2 

13.3.4.3 Flexibility in Building Design for Future Uses 15.9.5.3 

13.3.4.4 Fences and Screening Structures 15.9.5.4 

13.3.4.5 Screening of Outdoor Storage and Service Areas / Spaces 15.9.5.5 

13.3.4.6 Sunlight and Outlook at Boundary with a Central City 
Residential, Guest Accommodation, Community Parks Zone, Water 
and Margins or Avon River Precinct (Papa o Otakaro) Zone 

15.9.5.6 

13.3.4.7 Minimum Separation from the Boundary with a Central City 
Residential or Guest Accommodation Zone 

15.9.5.7 

13.3.5 Appendices 15.10.9 
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Central City Provision Chapter 15 Provision 

13.4 Central City (South Frame) Mixed Use Zone 15.10 (Rules) 

13.4.1.1 Objective: Role of the Central City (South Frame) Mixed Use 
Zone 

15.1.9 

13.4.1.1.1 Policy: Diversity of activities 15.1.9.1 

13.4.1.2 Objective: Built Form and Amenity in the South Frame 15.1.10 

13.4.1.2.1 Policy: Amenity 15.1.10.1 

13.4.1.2.2 Policy: Residential Development 15.1.10.2 

13.4.1.2.3 Policy: Health Precinct 15.1.10.3 

13.4.1.2.4 Policy: Innovation Precinct 15.1.10.4 

13.4.2 Rules 15.10 

13.4.2.1 How to Use the Rules 15.10.1 

13.4.2.1.1 15.10.1.1 

13.4.2.1.2 15.10.1.2 

13.4.2.2 Activity Status Tables – Central City (South Frame) Mixed 
Use Zone 

15.10.2 

13.4.2.2.1 Permitted Activities 15.10.2.1 

13.4.2.2.2 Controlled Activities 15.10.2.2 

13.4.2.2.3 Restricted Discretionary Activities 15.10.2.3 

13.4.2.2.4 Discretionary Activities 15.10.2.4 

13.4.2.2.5 Non-Complying Activities 15.10.2.5 

13.4.2.3 Built Form Standards 15.10.3 

13.4.2.3.1 Building Height  15.10.3.1 

13.4.2.3.2 Flexibility in Building Design for Future Uses 15.10.3.2 

13.4.2.3.3 Sunlight and Outlook 15.10.3.3 

13.4.2.3.4 Street Scene, Landscaping and Open Space 15.10.3.4 

13.4.2.3.5 Outdoor Storage, Fencing and Screening Structures 15.10.3.5 

13.4.2.3.6 Active Frontage on Colombo and High Streets 15.10.3.6 

13.4.2.3.7 Verandas on Colombo and High Streets 15.10.3.7 

13.4.2.3.8 Minimum Number of Floors on Colombo and High Streets 15.10.3.8 

13.4.3 Matters of Discretion for Non-Compliance with Activity Specific 
Standards 

15.10.4 

13.4.3.1 Urban Design 15.10.4.1 

13.4.3.2 Retail Activities in the Innovation Precinct 15.10.4.2 

13.4.3.3 Offices and Commercial Services in the Innovation Precinct 15.10.4.3 

13.4.3.4 Residential Activities 15.10.4.4 

13.4.4 Matters of Discretion for Built Form Standards 15.10.5 

13.4.4.1 Building Height 15.10.5.1 

13.4.4.2 Flexibility in Building Design for Future Uses 15.10.5.2 

13.4.4.3 Sunlight and Outlook for Neighbours 15.10.5.3 

13.4.4.4 Street Scene, Landscaping and Open Space 15.10.5.4 

13.4.4.5 Outdoor Storage, Fencing and Screening Structures 15.10.5.5 

13.4.4.6 Active Frontage on Colombo Street and High Street 15.10.5.6 

13.4.4.7 Verandas on Colombo Street and High Street 15.10.5.7 

13.4.4.8 Minimum number of floors on Colombo Street and High 
Street 

15.10.5.8 

 
Central City Provision Chapter 15 Provision 

13.5 Central City Commercial Local Zone 15.3 (Rules) 

13.5.1.1 Objective: Role of the Central City Commercial Local Zone 15.1.11 

13.5.1.1.1 Policy: Range of Activities 15.1.11.1 

13.5.1.1.2 Policy: Community Facilities 15.1.11.2 

13.5.1.1.3 Policy: Residential Activities 15.1.11.3 

13.5.2 Rules 15.3 

13.5.2.1 How to Use the Rules 15.3.1 
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13.5.2.1.1 15.3.1.1 

13.5.2.1.2 15.3.1.3 

13.5.2.2 Activity Status Tables – Central City Commercial Local Zone 15.3.2 

13.5.2.2.1 Permitted Activities 15.3.2.1 

13.5.2.2.2 Controlled Activities 15.3.2.2 

13.5.2.2.3 Restricted Discretionary Activities 15.3.2.3 

13.5.2.2.4 Discretionary Activities 15.3.2.4 

13.5.2.2.5 Non-Complying Activities 15.3.2.5 

13.5.2.3 Built form Standards 15.3.3 

13.5.2.3.1 Sunlight and Outlook at Boundary with a Central City 
Residential or Guest Accommodation Zone 

15.3.3.4(a) and (b) 

13.5.2.3.2 Minimum Building Setback from Central City Residential or 
Guest Accommodation Zones 

15.3.3.3 

13.5.2.3.3 Visual Amenity and External Appearance 15.3.3.5(b), 15.3.3.6(b) 

13.5.2.3.4 Street Scene 15.3.3.2(b) 

13.5.2.3.5 Fences and Screening Structures 15.3.3.7 

13.5.2.3.6 Maximum Building Height 15.3.3.1(a) 

13.5.3 Matters of Discretion for Non-Compliance with Activity Specific 
Standards 

15.11.2.3 (a), (b)(iii) and (iv), (d)(v) 
and (h) 
 
 

13.5.4 Matters of Discretion for Built Form Standards 15.11.3 

13.5.4.1 Sunlight and Outlook at  Boundary with a Central City 
Residential or Guest Accommodation Zone 

15.11.3.5(a)(iv), (c) 

13.5.4.2 Minimum Building Setback from Central City Residential or 
Guest Accommodation Zone 

15.11.3.4 (b) 

13.5.4.3 Visual Amenity and External Appearance 15.11.3.15 

13.5.4.4 Street Scene 15.11.3.3 (d) 

13.5.4.5 Fences and Screening Structures 15.11.3.16 

3723 CCC - Rebuttal Evidence of Stevenson
Page 59 of 148



Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 7 of 95 

 
3.3.8 Objective  Revitalising the Central City 

a. The Central City is revitalised as the primary community focal point for the people of Christchurch; and 

b. The amenity values, function and economic [Crown 3721.185], social and cultural viability of the Central 

City are enhanced through private and public sector investment, and  

c. A range of housing opportunities are provided enabled to support at least minimum of 5,000 additional 

households in the Central City between 2012 andby 2028 with good access to public spaces. [Crown 

3721.186] 

d. The Central City has a unique identity and sense of place, which retains the following elements: 

incorporating the following elements, which can contribute to a high amenity urban environment for 

residents, visitors and workers to enjoy: [Crown 3721.188] 

i. a strong green edge and gateway to the City defined by the Frame and Hagley Park; [Crown 

3721.188] 

ii. significant public spaces including the Avon River, supporting a highly connected environment 

for walking and cycling; [Canterbury Regional Council 3629.1] 

iii. a variety of public spaces including the Avon river, squares and precincts for leisure and civic 

facilities; [Canterbury Regional Council 3629.1] 

iv. a grid pattern of streets, and public spaces, built form and heritage  reflecting its origins that 

reflects the identity and values of Ngai Tahu, and the City's history as a European settlement; 

[Crown 3721.191, Canterbury Regional Council #3629.5, Te Runaga o Ngai Tahu #3722.64] including 

Christ Church cathedral and the Cathedral of the Blessed Sacrament; [Church Property 

Trustees #3610.10 ; Roman Catholic Bishop of the Diocese of Christchurch #3692.17] 

v. a wide range diversity and concentration of activities that reflect enhance its role as the primary focus 

of the City and region;. [Crown 3721.190] 

vi. A range of options for movement within and to destinations outside the Central City that are 

safe, flexible, and resilient and which supports the increased use of public transport, walking 

and cycling. [Crown 3721.192; Canterbury Regional Council 3929.6] 

 

 
  

Comment [MSVN11]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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Chapter 15 – Commercial (excludes Central City and 
New Brighton commercial provisions) 
 

Contents 

 

15.1 Objectives and policies 

15.1.1 Objective 1 - Focus of commercial activity 

15.1.2 Objective 2 - Achieving high quality urban design outcomes 

15.1.5   Objective: Retail and Commercial Activity 

15.1.6 Objective: Role of the Commercial Central City Business Zone 

15.1.7 Objective: Role of the Commercial Central City Mixed Use Zone 

15.1.8 Objective: Built Form and Amenity in the Central City Mixed Used Zone 

15.1.9 Objective: Role of the Commercial Central City (South Frame) Mixed Use Zone  

15.1.10 Objective: Built Form and Amenity in the South Frame 

15.1.11 Objective: Role of the Central City Commercial Local Zone [Christchurch City Council 

3723.874; Crown 3721.585] 

 

15.2 Rules - Commercial core zone 

15.2.1 How to use the rules 

15.2.2 Activity Status Tables - Commercial Core Zone 

15.2.3 Built Form Standards - Commercial Core Zone 

 

Area specific rules 

15.2.4 Rules - Commercial Core Zone (Belfast) 

15.2.5 Rules - Commercial Core Zone (Ferrymead) 

15.2.6 Rules - Commercial Core Zone (North Halswell) 

15.2.7 Rules - Commercial Core Zone (Prestons) 

15.2.8 Rules - Commercial Core Zone (Yaldhurst) 

  

15.3 Rules - Commercial Local Zone 

15.3.1 How to use the rules 

15.3.2 Activity Status Tables - Commercial Local Zone 

15.3.3 Built Form Standards - Commercial Local Zone 

15.3.4 Matters of Discretion for Commercial Local Zones in greenfield areas 

 

15.4 Rules - Commercial Banks Peninsula Zone 

15.4.1 How to use the rules 

15.4.2 Activity Status Tables - Commercial Banks Peninsula Zone 

15.4.3 Built Form Standards - Commercial Banks Peninsula Zone 

 

15.5 Rules - Commercial Retail Park Zone 

15.5.1 How to use the rules 

15.5.2 Activity Status Tables - Commercial Retail Park Zone 
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15.5.3 Built Form Standards - Commercial Retail Park Zone 

 

15.6 Rules - Commercial Office Zone 

15.6.1 How to use the rules 

15.6.2 Activity Status Tables - Commercial Office Zone 

15.6.3 Built Form Standards - Commercial Office Zone 

 

15.7 Rules - Commercial Mixed Use Zone 

15.7.1 How to use the rules 

15.7.2 Activity Status Tables - Commercial Mixed Use Zone 

15.7.3 Built Form Standards - Commercial Mixed Use Zone 

 

15.8 Rules - Commercial Central City Business  

 
15.8.1 How to use the rules 

15.8.2 Activity Status Tables - Commercial Central City Business 

15.8.3 Built Form Standards - Commercial Central City Business 

 

15.9 Rules - Commercial Central City Mixed Use  

 

15.9.1 How to use the rules 

15.9.2 Activity Status Tables - Commercial Central City Mixed Use 

15.9.3 Built Form Standards - Commercial Central City Mixed Use 

 

15.10 Rules - Commercial Central City (South Frame) Mixed Use Zone 

 

15.10.1 How to use the rules 

15.10.2 Activity Status Tables - Commercial Central City (South Frame) Mixed Use Zone 

15.10.3 Built Form Standards - Commercial Central City (South Frame) Mixed Use Zone 

[Christchurch City Council 3723.874; Crown 3721.585] 

 

15.811. Matters of discretion 

15.811.1 Urban design 

15.811.2 Matters of Discretion for noncompliance with Activity Specific Standards 

15.811.3 Matters of Discretion for Built Form Standards 

 

15.912 Rules - Other methods 

15.912.1 Non-regulatory Methods 

 

15.1013 Appendices 

15.1013.1 Commercial Core Zone (Belfast) - Outline Development Plan 

15.1013.2 Commercial Core Zone (Ferrymead) - Outline Development Plan 

15.1013.3 Commercial Core Zone (North Halswell Key Activity Centre) - Outline 

Development Plan 

15.1013.4 Commercial Local Centre Zone (St Albans) 

15. 1013.5 Design guidelines - Akaroa Commercial Banks Peninsula Zone 
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15.1013.6 Design guidelines - Lyttelton Commercial Banks Peninsula Zone 

15.1013.7 Lyttelton Master Plan Overlay area 

15.1013.8 Outline Development Plan for Wigram  

15.1013.9 Recession plane diagrams 

15.1013.10 Outline Development Plan for land between Huxley Street and King Street
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15.1 Objectives and policies 

15.1.1 Objective 1 – Recovery of commercial activity  
 

a. The critical importance of commercial activity to the recovery and long term growth of the City is 

recognised and facilitated in a framework that supports commercial centres.  

 

15.1.2 Objective 2 - Focus of commercial activity 
 

a. Commercial activity is focussed within a network of centres (comprising the Central City, District, 

Neighbourhood, Local and Large Format centres) to meet the wider community’s and businesses' 

needs  in a way and at a rate that:  

i. supports intensification within centres;  

ii. enables the efficient use and continued viability of the physical resources of commercial 

centres and promotes their success and vitality, reflecting their critical importance to the local 

economy; 

iii. supports the function of District Centres as major focal points for commercial, employment, 

transport and community activities, and Neighbourhood Centres as a focal point for 

convenience shopping and community activities;  

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

identified as Key Activity Centres;  

v. is consistent with the role of each centre as defined in  Policy 1 Table 15.1; 

vi. supports a compact and sustainable urban form that provides for the integration of 

commercial activity with community, residential and recreational activities in locations 

accessible by a range of modes of transport;   

vii. supports the recovery of centres that sustained significant damage or significant population 

loss from their catchment including the Central City, Linwood, Shirley, and neighbourhood 

centres subject to Policy 11.  

viii. enhances their vitality and amenity and provides for a range of activities and community 

facilities; 

ix. manages adverse effects on the transport network and public and private infrastructure;  

x. is efficiently serviced by infrastructure and is integrated with the delivery of infrastructure; and 

xi. adverse effects on sites of significance to Ngai Tahu and natural waterways (including 

waipuna) are managed in recognising their values. 

 

15.1.2.1 Policy 1 - Role of centres 

 

a. Maintain and strengthen the Central City and commercial centres as the focal points for the 

community and business through intensification within centres that reflects their functions and 

catchment sizes, and in a framework that:  

i. gives primacy to and supports the recovery of the Central City;   

ii. supports and enhances the role of District Centres; and  

iii. maintains the role of Neighbourhood, Local and Large Format centres as set out in Table 15.1 - 

Centre's role. 

 
Table 15.1 - Centre's role 
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 Role Centre/ Principal catchment 

and size (where relevant) 

A.  Central Business District  

Principal employment and business centre for the city and 

wider region and to become the primary destination for a 

wide range and scale of activities including comparison 

shopping, dining and night life, entertainment, guest 

accommodation, events, cultural and tourism activities.  

Provides for residential activity at higher densities, 

recreational and community activities and facilities (including 

health and social services)  as well as civic and cultural 

venues/ facilities (including museums, art galleries)  

Serves the City’s population and visitors to the City. 

The focus for City, sub-regional and wider transport services 

with a central Transport interchange), provding access to 

large areas of the city and the surrounding districts of Selwyn 

and Waimakariri by public transport.  

Centre: Central City 

 

 

B.  District Centre - Key Activity Centre 

Major retail destination for comparison and convenience 

shopping and a focal point for employment (including offices), 

community activities and facilities (including libraries, meeting 

places), entertainment (including movie theatres, restaurants, 

bars), and guest accommodation.  

 

Suitable for medium density housing in and around the 

centre. 

Anchored by large retailers including department store(s) and 

supermarket(s).  

Serves a sector of the City’s population and in some cases, 

the greater Christchurch area e.g. Riccarton. 

Accessible by a range of modes of transport, including 

multiple bus routes. Public transport facilities/ interchange 

proposed. 

The extent of the centre:  

a. is the Commercial Core and Commercial Retail Park 

zones at Hornby and Belfast/ Northwood; and 

b. is the Commercial Core zone in all other District centres; 

Centres: Riccarton, Hornby, 

Papanui/Northlands, 

Shirley/Palms, 

Eastgate/Linwood, Belfast/ 

Northwood, North Halswell 

(emerging)   

(All Key activity centres) 

 

Size: Greater than 30,000 m2  
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 Role Centre/ Principal catchment 

and size (where relevant) 

and  

c. includes community activities within walking distance (400 

m) of the commercial zone. 

C. Neighbourhood Centre  

A retail destination for weekly and daily shopping needs as 

well as community activities e.g. health providers.  

In some cases, Neighbourhood centres offer a broader range 

of activities including comparison shopping, entertainment 

(cafes, restaurants and bars), residential activities, small 

scale offices and other commercial activities. 

Anchored principally by a supermarket(s) and in some cases, 

has a second or different anchor store e.g. a department 

store. 

Serves the immediately surrounding suburbs and in some 

cases, residents and visitors from a wider area e.g. 

Ferrymead.  

Surrounded by low to medium density housing. 

Accessible by a range of modes of transport, including one or 

more bus services.  

The extent of the centre is the  

a. Commercial Core zone in the identified centres, 

Commercial Local zone at Wigram and Beckenham and 

Commercial Banks Peninsula zone at Lyttelton and Akaroa; 

and 

b. Community activities within walking distance (400 metres) 

of the centre. 

 

Centres: Spreydon/ Barrington 

(Key activity centre), New 

Brighton (Key activity centre), 

Bush Inn/Church Corner, 

Merivale, Bishopdale, Prestons 

(emerging), Ferrymead, 

Sydenham (Colombo Street 

between Brougham Street and 

Moorhouse Avenue),;  

Addington, Avonhead, Sumner, 

Akaroa, Colombo/Beaumont 

(Colombo Street between 

Devon Street and Angus 

Street), Cranford, Edgeware, 

Fendalton, Beckenham, 

Halswell, Lyttelton, Ilam/Clyde, 

Parklands, Redcliffs, 

Richmond, St Martins, 

Stanmore/Worcester, 

Sydenham South (Colombo 

Street between Brougham 

Street and Southampton 

Street), Wairakei/Greers Road, 

Wigram (emerging), Woolston, 

Yaldhurst (emerging), West 

Spreydon (Lincoln Road), 

Aranui, North West Belfast. 

 

Size: 3,000 to 30,000 m2. 

D. Large Format centre  

Standalone retail centre, comprising stores with large 

footprints, yard based suppliers, trade suppliers including 

building improvement centres, and other vehicle oriented 

activities. 

Provision of other commercial activities and residential and 

Centres:   Moorhouse Avenue, 

Shirley Homebase, Tower 

Junction, Langdons Road, 

Harewood Road. 
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 Role Centre/ Principal catchment 

and size (where relevant) 

community uses is limited. This includes limiting office activity 

to an ancillary function. 

Serves large sectors of the City. 

 

Some centres are separated from their residential catchment. 

Primarily accessed by car with limited public transport 

services.  

The extent of the centre is the Commercial Retail Park zone. 

F. Local Centres 

A small group of primarily convenience shops and in some 

instances, community uses e.g. a local health provider, 

serving the needs of the immediately surrounding residential 

area. Accessible by walking, cycling from the area served 

and on a bus route in some instances.  

Also includes standalone supermarkets serving the 

surrounding residential community, which are accessed 

primarily by private vehicle. 

The extent of the centre is the Commercial Local zone unless 

specified below. 

At Wainoni and Peer Street - Commercial Core zone. 

 

Centres: Wainoni (174 Wainoni 

Road, 

Upper Riccarton (57 Peer 

Street), both zoned 

Commercial Core,  

All other commercial centres  

 

Size: Up to 3,000 m2 

(Excluding Wainoni and Upper 

Riccarton) 

 

 

15.1.2.2 Policy 2- Comprehensive approach to development of the Halswell and 

Belfast Key Activity Centres 

 
a. Require development within the Halswell and Belfast/Northwood Key Activity Centres to:  
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i. be planned and co-ordinated in accordance with an Outline Development Plan; 

ii. provide for a high quality, safe commercial centre which is easily accessible by a range of 

transport modes and well connected to the surrounding area; and 

iii. be integrated with the transport network and developed in a manner aligned with improvements 

to the transport network to avoid adverse effects on the safe, efficient and effective functioning of 

the road network. 

b. Require development within the Halswell Key Activity Centre to: 

i. be developed to a scale that gives primacy to the central city as the region’s primary commercial 

area and ensures the role of District and Neighbourhood centres within the city and commercial 

centres in Selwyn District is maintained;  

ii. provide high quality public open spaces, a strong Main Street with a concentration of finer grain 

retailing, and strong linkages between key anchor stores; 

iii. achieve a supply of both large and finer grain retail activity that provides for the long term needs 

of the population in the south west.  

c. Require development within the Belfast/ Northwood Key Activity Centre to:  

a. provide for Ngai Tahu/ Manawhenua values through  a high quality of landscaping and avoid 

adverse effects on the natural character, ecology and amenity values of the Styx River corridor; 

and  

b. discourage the development of office and retailing at the Styx Centre in excess of the identified 

total retailing and office caps so as to ensure:  

A that the central city's role as the region's primary commercial area is protected following the 

Canterbury earthquakes of 2010 and 2011; and 

B that the role of other district centres within the city and commercial centres in   Waimakariri 

District is maintained. 

 

15.1.2.3 Policy 3 - New   centres in residential greenfield areas 

 
a. In new greenfield residential areas, land identified through zoning and/or on an Outline Development 

Plan for a commercial centre shall be developed and used for primarily commercial and community 

activity including health care facilities to serve the needs of existing and future residents.    
b. The development of new centres in greenfield areas shall recognise and provide for Ngai Tahu/ 

manawhenua values while not impacting on the character, coherence or amenity of the adjoining 

residential area.  

 

15.1.2.4 Policy 4 – Accommodating growth  
 

a. Growth in commercial activity is focussed within existing commercial centres.  

 

b. Any outward expansion of a commercial centre must:   

1. ensure the expanded centre remains commensurate with the centre’s role within a strategic 

network of centres while not undermining the function of other centres; 

2. be integrated with infrastructure including the transport network;  

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

adjoining  zone; and   

4. be consistent with objectives of  

a. increasing housing development opportunities to meet intensification targets in and 

around centres, and 

b. revitalising the Central City as the primary community focal point.  
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15.1.2.5 Policy 5 - Banks Peninsula commercial centres 
 

a. Recognise and protect the special character and role of the commercial areas in Banks Peninsula, 

including Lyttelton and Akaroa, which provide a range of activities and services meeting the needs of 

their respective communities as well as visitors to the townships and the wider area of Banks 

Peninsula. 

 

15.1.3 Objective 3 Office Parks and Mixed Use Areas  
 

a. Recognise the existing nature, scale and extent of commercial activities within areas zoned 

Commercial Office and Commercial Mixed Use, but avoid the expansion of existing, or the 

development of new Office Parks and/or mixed use areas. 

 

15.1.3.1 Policy 7 - Office Parks 
 

a. Recognise and enable office activities in the existing office parks in Addington and Russley, zoned 

Commercial Office.   

 

15.1.3.2 Policy 8 – Mixed use areas 

 
a. Recognise the existing nature, scale and extent of retail and office activities in Addington, New 

Brighton, off Mandeville Street and adjoining Blenheim Road, while limiting their future growth and 

development to ensure commercial activity in the City is focussed within the network of commercial 

centres.   

 

15.1.4 Objective 4- Urban form, scale and design outcomes  
 

a. A scale, form and design of development that is consistent with the role of a centre, and which:  

i. recognises the Central City and District Centres as strategically important focal points for 

community and commercial investment; 

ii. contributes to an urban environment that is visually attractive, safe, easy to orientate, 

conveniently accessible, and responds positively to local character and context;  

iii. is integrated with the surroundings, where practicable;  

iv. recognises the functional and operational requirements of activities and the existing built form; 

v. manages adverse effects on the surrounding environment; and 

vi. recognises Ngāi Tahu/ manawhenua values through landscaping and the use of low impact 

design, where appropriate.  

 

 

15.1.4.1 Policy 9 - Scale and form of development 
 

a. Provide for development of a significant scale and form in the core of District and Neighbourhood 

centres, and of a lesser scale and form on the fringe of centres.  

b. The scale and form of development in centres will:  

i. reflect the context, character and the anticipated scale of the Zone and centre’s function; 

ii. increase the prominence of buildings on street corners;  
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iii. for Local Centres, maintain a low rise built form to respect and integrate with their suburban 

residential context;  

iv. for Key Activity Centres and Large Format Centres, enable larger floor plates while maintaining a 

high level of amenity in the Centre; and  

v. manage adverse effects on the surrounding environment, particularly at the interface with 

residential areas, sites of significance to Ngai Tahu/ manawhenua, natural waterways and other 

more sensitive areas. 

 

15.1.4.2 Policy 10 - Design of new development 
 

a. Require new development to be well-designed and laid out by   

i. encouraging pedestrian activity and amenity along streets and in adjoining public spaces, to a degree 

that is appropriate to the location and function of the road;  

ii. providing a principal street facing façade of visual interest that contributes to the character and 

coherence of a centre; 

iii. integrating with adjacent sites and buildings around it, where practicable; 

iv. facilitating movement within a site and with the surrounding area for people of all mobilities and ages, 

by a range of modes of transport through well-defined, convenient and safe routes;  

v. enabling visitors to a centre to orientate themselves and find their way with strong visual and physical 

connections with the surrounding area; 

vi. promoting a safe environment for people and reflecting principles of Crime Prevention through 

Environmental Design;  

vii. enabling re-use of buildings and sites while recognising the use for which the building is designed;  

viii. incorporating principles of environmentally sustainable low impact design including energy efficiency, 

water conservation, the reuse of stormwater, on-site treatment of stormwater and/or integration with 

the wider catchment based approach to stormwater management, where practicable; 

ix. achieving a visually attractive setting when viewed from the street and other public spaces while 

managing impacts on adjoining environments.  

x. providing adequate and convenient space for storage while ensuring it is screened to not detract from 

the site's visual amenity.  

b. Recognise the scale, form and design of the existing built form within a site and the immediately 

surrounding area and the functional and operational requirements of activities.   

c. In addition to the above, require residential development to be well-designed and laid out by 

ensuring:  

1. a high quality healthy living environment through: 

A the provision of sufficient and conveniently located internal and outdoor living spaces;  

B good accessibility within a development and with adjoining areas; and  

C minimising disturbance from noise and activity in a centre (and the potential for reverse 

sensitivity issues to arise). 

 

15.1.4.3 Policy 11 - Suburban centre master plans 

 

a. Have regard to the actions in Suburban Centre Master Plans that necessitate regulatory methods to 

ensure the built form and activities in the following centres support their recovery, long term growth 

and a high level of amenity:  

i. Lyttelton; 

ii. Sydenham; 

iii. Linwood Village; 

iv. Selwyn Street shops; 
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v. Sumner; 

vi. Edgeware; 

vii. Ferry Road 

viii. Main Road; and 

ix. New Brighton. 

 

15.1.4.4 Policy 12 - Recognition of Ngāi Tahu/ manawhenua values 

 
a. To encourage the use of indigenous species, appropriate to the local environment, in landscaping 

and tree planting to recognise sites and landscapes of significance to Ngai Tahu manawhenua and 

their cultural values. 

 

15.1.4.5 Policy 13 – Greenfield development/ Strategic Infrastructure 

 
1. Support a comprehensive and multi-value approach to the planning, design and implementation of 

development and infrastructure in greenfield areas, including stormwater management. This may be 

achieved through low impact design.  

2. Provide for the effective development, operation, maintenance and upgrade of strategic 

infrastructure and avoid adverse effects of development on strategic infrastructure through 

managing the location of activities and the design of stormwater areas. This includes but is not 

limited to avoiding sensitive activities within commercial zones located within the 50 dBA Ldn air 

noise contour line, and the Port noise overlay.  
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15.1.5   Objective: Retail and Commercial Activity Diversity and 
distribution of activities in the Central City 

 
a. Retail and commercial activity is a primary function underpinning the vitality and viability of the 

Central City by: 
 
i. creating a consolidated area as the primary focus for retail, offices and commercial 

activities, the Central City Business Zone, to promote agglomeration benefits through 
proximity and intensity of a diverse mix of activities and providing a vibrant and active place 
for residents, workers and visitors; 

ii. limiting the extent to which retail, offices and other commercial activities can occur within 
the Central City in areas outside of the Central City Business Zone; 

iii. providing for key anchor projects within and around the Central City Business Zone, 
comprising the Convention Centre Precinct, Stadium, Health Precinct, Metro Sports Facility, 
Innovation Precinct, Bus Interchange, Performing Arts Precinct, Justice and Emergency 
Services, Central Library, Residential Demonstration Project, The Frame, the Papa o Ōtākaro/ 
Avon River  Precinct, The Square and memorials; 

iv. providing for entertainment and hospitality activity in identified precincts and managing the 
extent to which these activities can occur outside of the identified precincts; and 

v. setting height limits that provide for a distribution of commercial activities across the 
Central City.  

[Objective 13.1.1] 

 
a. A range of commercial, community, cultural, residential and guest accommodation activities 

are supported in the Central City to enhance its viability, vitality and the efficiency of 
resources, while encouraging activities in specific areas by  
 

i. Defining the Business zone as the focus of retail and office activities and limiting the 
height of buildings to support an intensity of commercial activity across the Business 
zone; 

ii. Limiting the extent to which retail and office activities occur elsewhere in the Central City 
iii. Providing for key anchor projects within and around the Business zone; 
iv. Encouraging entertainment and hospitality activity (including late-night sale of alcohol)  

[Pacific Park #3459.1; Refer to Section 12 of Rebuttal evidence of Mr Mark Stevenson dated 
26 January 2016] in defined precincts and managing the extent to which these activities 
occur outside the precincts. 

 

[Carter Group #3602.4] 
 

 

15.1.6 Objective: Role of the Commercial Central City Business Zone 
 

a. A Commercial Central City Business Zone that re-develops as the principal commercial centre for 
Christchurch and is attractive for businesses, residents, workers and visitors, consistent with the Strategic 
Direction outcomes for the built environment.  

[Objective 13.2.1.1] 

 

15.1.6.1 Policy: Diversity of Activities and Concentration of Built Development 

 
a. Ensure the Commercial Central City Business Zone provides for the widest range of retail, commercial, 

community, cultural, and residential and guest accommodation activities and the greatest 
concentration and overall scale of built development in Christchurch. [Carter Group #3602.6] 

[Policy 13.2.1.1.1] 
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15.1.6.2 Policy: Usability and Adaptability 

 
a. Encourage a built form where the usability and adaptability of buildings are enhanced by: 

 

i.  enabling taller buildings than in other areas of the Central City; 
ii. setting minimum ground floor heights; 
iii. setting a minimum number of floors; and 

iv. prescribing minimum residential unit sizes. 
[Policy 13.2.1.1.2] 
 

15.1.6.3 Policy: Amenity 

 
a. Promote a high standard of amenity and discourage activities from establishing where they will have an 

adverse effect on the amenity values of the Central City by: 

 
i.  requiring urban design assessment within the Core of the Commercial Central City Business 

Zone; 
ii. setting height limits to support the provision of sunlight, reduction in wind,and  avoidance of 

overly dominant buildings on the street  and an intensity of commercial activity distributed 

across the Business zone; [Evidence of Jeremy Phillips for Carter Group, p8, para. 20] 
iii. prescribing setback requirements at the boundary with any adjoining Residential Zone; 
iv. ensuring protection of sunlight and outlook for adjoining Residential Zones; 
v. setting fencing and screening requirements; 
vi. identifying entertainment and hospitality precincts and associated noise controls for these and 

adjacent areas, and encouraging such activities to locate in these precincts; 
vii. protecting the efficiency and safety of the adjacent transport networks; and 
viii. promoting continuity of building facades adjacent to the road boundary. [Carter Group 

3602.8] 
ix. Recognising the values of Ngai Tuahuriri/ Ngai Tahu in the built form, and the expression 

of their narrative. [Te Runanga o Ngai Tahu 3722.89] 
[Policy 13.2.1.1.3] 

 

15.1.6.4 Policy: Residential Intensification 

 
a. Encourage the intensification of residential activity within the Commercial Central City Business Zone by 

enabling a range of types of residential development with an appropriate level of amenity by including: 
[Ryman 3317.1] 
 

i.  provision for outdoor living space and service areas; 
ii. screening of outdoor storage and service areas; 
iii. separation of balconies or habitable spaces from internal site boundaries; 
iv. prescribed minimum unit sizes; and 
v. internal noise protection standards. 

[Policy 13.2.1.1.4] 
 

15.1.6.5 Policy: Pedestrian Focus 

 
a. Ensure compactness, convenience and an enhanced pedestrian environment that is accessible, 

pleasant, safe and attractive to the public, by: 

i.  identifying a primary area within which pedestrian orientated activity must front the street; 
ii. requiring development to support a pedestrian focus through controls over building location and 

continuity, weather protection, height, sunlight admission, and the location of car parking; 
[Evidence of Jeremy Phillips for Carter Group, p8, para. 20] 

iii. establishing a slow street traffic environment; and 
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iv. ensuring high quality public space design and amenity. 
[Policy 13.2.1.1.5] 
 

15.1.6.6 Policy: Comprehensive Development 

 
a. Ensure comprehensive block development in the Central City Retail Precinct (as identified on the Central 

City Core, Frame, Large Format Retail, and Health, Innovation, Retail and South Frame Pedestrian 
Precincts Planning Map) to catalyse early recovery and encourage integrated development, reduced 
development costs, improved amenity, pedestrian connection and economies of scale. 

[Policy 13.2.1.1.6] 
 
 

15.1.7 Objective: Role of the Commercial Central City Mixed Use Zone 
 

a. The development of vibrant urban areas where a diverse and compatible mix of activities can coexist in 
support of the Commercial Central City Business Zone and other areas within the Central City. 

[Objective 13.3.1.1] 
 

15.1.7.1 Policy: Diversity of Activities 
 

a. To enhance and revitalise the Commercial Central City Mixed Use Zone by enabling: 
 

i.  a wide range of activities and a continuation of many of the existing business activities; 
ii. a range of types of residential activityies to transition into this area in support of inner city 

residential intensification; [Ryman #3317.7] 
iii. forms of retailing that support business and other activity within the zone, are consistent with 

consolidating retail activity in the Commercial Central City Business Zone, or are less suited to 
the Commercial Central City Business Zone environment; 

iv. larger format retail activity to continue in parts of the zone where that form of retailing has 
previously existed and/or to an extent that does not threaten the consolidation of retail activity in 
the Commercial Central City Business Zone; 

v. opportunities for office and commercial service activity in association with other business and 
residential activity, or where it is of such a small scale so [Otautahi Education Development 
Trust #3638.1] as to not compromise the role of the Commercial Central City Business Zone or 
the aim of consolidating that area of the Central City; 

vi. light service industry compatible with other activities envisaged for the zone; and 
vii. entertainment and hospitality activities of a scale, type and duration that do not conflict with or 

undermine existing and future residential activity, not undermine the identified hospitality and 
entertainment precincts. 

[Policy 13.3.1.1.1] 

 

15.1.8 Objective: Built Form and Amenity in the Central City Mixed Used 
Zone 
 

a. To ensure a form of built development that contributes positively to the amenity values of the area, 
including people’s health and safety, and to the quality and enjoyment of the environment for those living, 
working within or visiting the area. 

[Objective 13.3.1.2] 
 
 

15.1.8.1 Policy: Usability and Adaptability 

 
a. Encourage a built form where the usability and adaptability of sites and buildings are enhanced by: 
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i. enabling moderately tall buildings; 
ii. setting minimum ground floor height and depth; and 
iii. prescribing minimum residential unit sizes and noise attenuation requirements.  

[Policy 13.3.1.2.1] 
 

15.1.8.2 Policy: Amenity and Effects 

 
a. Promote a high standard of built form and amenity and discourage activities from establishing where 

they will have an adverse effect on the amenity values of the Central City, includingby: [McDonalds 
#3699.61] 
 

i. requiring minimum areas of landscaping and of site frontages not occupied by buildings; 
ii. setting fencing and screening requirements; 
iii. prescribing setback requirements at the boundary with any adjoining Residential Zone; 
iv. ensuring protection of sunlight and outlook for adjoining sensitive zones; 
v. protecting the efficiency and safety of the adjacent transport networks; and 
vi. controlling industrial activity. 

[Policy 13.3.1.2.2] 
 
 

15.1.8.3 Policy: Residential Development 

 
a. Provide for residential development within the Commercial Central City Mixed Use Zone in support of 

and to encouraginge [Crown #3721.25] intensification of residential activity in the Central City and 
provide for a level of amenity for residents consistent  with the intended  built form and mix of activities 
within that environment, by including: 
 

i. provision of outdoor living space and service area; 
ii. screening of outdoor storage and service areas; 
iii. separation of balconies or habitable spaces from internal site boundaries; 
iv. prescribed minimum unit sizes; and 
v. internal noise protection standards. 

[Policy 13.3.1.2.3] 
 
 

15.1.9 Objective: Role of the Commercial Central City (South Frame) Mixed 
Use Zone  
 

a. The development of a Commercial Central City (South Frame) Mixed Use Zone that provides a clear 

delineation between the Commercial Central City Business Zone and the Commercial Central City Mixed 
Use Zone and that: 
 

i. enables a compatible mix of activities within a connected, safe and attractive open space 
landscape;  

ii. enables a range of activities that do not compromise consolidation of the Commercial Central 
City Business Zone; and 

iii. provides for precincts that will accommodate technology based businesses and research and 
health related activities. 

[Objective 13.4.1.1] 
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15.1.9.1 Policy: Diversity of activities 

 
a. To enhance and revitalise land within the Commercial Central City (South Frame) Mixed Use Zone by: 

 

i. enabling residential activity to transition into this area in support of inner city residential 
intensification; 

ii. enabling educational activities and tertiary education and research facilities to establish 
throughout the Zone; 

iii. enabling retailing along Colombo Street and High Street, with a limited tenancy size to create 
boutique retail environments, to support development of the Innovation Precinct and 
redevelopment of the wider South Frame and to recognise the historic importance of these retail 
streets to the Central City; 

iv. enabling limited forms of retailing in other parts of the South Frame that support businesses and 
other activities within the Zone, or that are less suited to the Commercial Central City Business 
Zone environment and remain consistent with the objective of consolidating retail activity in the 
Commercial Central City Business Zone; 

v. enabling opportunities for office and commercial service activity in the Health and Innovation 
Precincts, and in other parts of the South Frame where this activity is ancillary to residential 
activities, or where it is of such a small scale so as not to compromise the role of the Commercial 

Central City Business Zone or the aim of consolidating that area of the Central City; and 
vi. discouraging incompatible activities, such as industrial, motor servicing, trade suppliers, 

wholesalers and yard based suppliers, retail, offices and commercial services beyond the scope 
provided in this policy. 

[Policy 13.4.1.1.1] 

 

15.1.10 Objective: Built Form and Amenity in the South Frame 
 

a. To ensure a form of built development within the Commercial Central City (South Frame) Mixed Use 

Zone that improves the safety, amenity, vibrancy, accessibility and attractiveness of the Commercial 
Central City (South Frame) Mixed Use Zone, the South Frame Pedestrian Precinct and the Central City. 

[Objective 13.4.1.2] 

 

15.1.10.1 Policy: Amenity 

 
a. Promote a high standard of amenity in the Commercial Central City (South Frame) Mixed Use Zone by: 

 

i.  encouraging buildings to form a clear edge to road boundaries and open space areas such as 
the South Frame Pedestrian Precinct; 

ii. requiring minimum areas of landscaping; 
iii. requiring landscaping in areas that adjoin open spaces and public areas such as the South 

Frame Pedestrian Precinct, in situations where buildings are not constructed to the boundary of 
these areas; 

iv. setting fencing and screening requirements; 
v. ensuring protection of sunlight in open space areas; and 
vi. creating new north to south road linkages between Tuam and St Asaph Streets to provide view 

shafts into the South Frame Pedestrian Precinct. 
vii. Recognising the values of Ngai Tuahuriri/ Ngai Tahu in the built form, and the expression 

of their narrative. [Te Runanga o Ngai Tahu 3722.96] 
[Policy 13.4.1.2.1] 
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15.1.10.2 Policy: Residential Development 

 
a. Provide for a range of types of residential development within the Commercial Central City (South 

Frame) Mixed Use Zone to support intensification of residential activity within the Central City, and to 
provide for an appropriate level of amenity for residents, by including: 

i. provision for outdoor living space and service areas; 
ii. screening of outdoor storage and service areas; and 
iii. prescribed minimum residential unit sizes. 

[Ryman #3317.15] 
 
[Policy 13.4.1.2.2] 

 

15.1.10.3 Policy: Health Precinct 

 
a. Provide for a Health Precinct that facilitates public and private health education, research, innovation and 

other health related activities in close proximity to the Christchurch Hospital by: 
 

i. enabling health related offices, commercial services and other activities to locate in this area; 
ii. creating a high quality urban environment for the establishment of health related activities; 
iii. creating publicly accessible open spaces to create vital community focal points and connectivity 

on each block; and 
iv. enabling car parking facilities that support access to and provision of health services while 

avoiding significant adverse effects on the transport network. 
[Policy 13.4.1.2.3] 
 
 

15.1.10.4 Policy: Innovation Precinct 

 
a. Provide for an Innovation Precinct that facilitates technology based industry and research activities within 

the vicinity of the High Street Urban Gateway by: 
 

i. enabling the development of offices, commercial services and ancillary activities; 
ii. providing for a range of tenancy sizes to facilitate both small start-up businesses and large 

anchor innovation companies; and 
iii. enabling a built form and layout that encourages informal meeting opportunities and easy 

interaction between companies. 
[Policy 13.4.1.2.4] 
 

 
15.1.11 Objective: Role of the Central City Commercial Local Zone 
 

a. Provide a mix of small scale activities serving the local community which does not compromise the 
Commercial Central City Business Zone. 

[Objective 13.5.1.1] 
 

 
15.1.11.1 Policy: Range of Activities 
 

a. Enable small scale, mixed use, commercial activities in the Commercial Local Zone in the Central City that 
provide for the day-to-day convenience shopping, service and employment needs of the local community 
and limit the size of any single tenancy to ensure that larger scale tenancies, that would be better located 
in the Commercial Central City Business Zone, do not establish. 

[Policy 13.5.1.1.1] 
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15.1.11.2 Policy: Community Facilities 
 

a. Enable the establishment of small scale community facilities, co-located with potential neighbourhood 
reserves, within the Commercial Local Zone in the Central City. 

[Policy 13.5.1.1.2] 
 

15.1.11.3 Policy: Residential Activity 
 

a. Enable residential activity to establish in the Commercial Local Zone in the Central City outside of a ground 
floor frontage area. 

[Policy 13.5.1.1.3] 

3723 CCC - Rebuttal Evidence of Stevenson
Page 78 of 148



Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 26 of 95 

 

[15.2 has been deleted from this version for ease of reading as there are no Central City 

Provisions integrated into it] 
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15.3 Rules - Commercial local zone 

15.3.1 How to use the rules 

 

15.3.1.1a. The Rules that apply to activities in the Commercial Local Zone are contained in: 

i. The Activity Status Tables (including Activity Specific Standards) in Rule 

15.3.2; and 

ii. Built Form Standards in 15.3.3. 

 

15.3.1.2 The Rules that apply to activities within the following specific areas of the 

Commercial Local Zone are contained in the Activity Status Tables particular to the 

Outline Development Plan area and rules in 15.3.4 in addition to the rules in 15.3.2 

and 15.3.3. 

a. St Albans (Rule 15.3.4, Appendix 15.10.4) 

15.3.1.3c. 

 
 
 
 
 
 
 
 
 
 

d. 

The Activity Status Tables and Standards in the following Chapters also apply to 

activities in all areas of the Commercial Local Zone (where relevant): 

5 Natural Hazards; 

6 General Rules and Procedures 

7  Transport;  

8  Subdivision, Development and Earthworks;  

9  Heritage and Natural Environment; 

11  Utilities, Energy and Infrastructure; and  

12  Hazardous Substances and Contaminated Land.  

Where the word ‘facility’ is used in the rules e.g. spiritual facility, it shall also 

include the use of a site/building for the activity that the facility provides for, 

unless expressly stated otherwise. 

Similarly, where the word/phrase defined includes the word ‘activity’ or 

‘activities’, the definition includes the land and/or buildings for that activity 

unless expressly stated otherwise in the activity status tables. 

 
15.3.2 Activity status tables – Commercial local zone 
 

15.3.2.1 Permitted activities 

 

In the Commercial Local Zone the Activities listed below are Permitted Activities if they comply with any 

Activity Specific Standards set out in this table and the Built Form Standards in Rule 15.3.3 and in 

addition, 15.9.1 for areas zoned Commercial Local outside the Central City [Council 3723.874, 

Crown 3721.585]. Note that the Built Form Standards do not apply an activity that does not involve any 

development.  

Activities may also be controlled,  restricted discretionary, discretionary, noncomplying or 

prohibited as specified in Rules 15.3.2.2, 15.3.2.3, 15.3.2.4, 15.3.2.5 and 15.3.6. 

 

Comment [MASW2]: Decision 11 

Comment [MASW3]: Decision 11 

Comment [MASW4]: Decision 11 

Comment [SM5]: 13.5.2.1.2 

Comment [MASW6]: Decision 11 

Comment [SM7]: 13.5.2.2.1 

Comment [MASW8]: Decision 11 
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The activities listed below include any associated landscaping, access, parking, loading, waste 

management and other hardstanding areas. 
 

 

Activity  Activity specific standards  

P1 Outside the Central City, Any new building or addition to a building for any permitted activity 

listed in P2 to P24 below. Note: Any new building or addition to a building is subject to the Built 

form standards in 15.3.3. [Council 3723.874, Crown 3721.585] 

P2 Supermarket outside the 

Central City 

[Council 3723.874, 

Crown 3721.585] 

a. The maximum tenancy size at ground floor level shall be 1,000 

m² GLFA unless specified below:  The maximum size for an 

individual tenancy in the Commercial Local zones at Wigram 

(The Runway) shall be 2,600m2 GLFA. 

P3 

[P1] 

Retail Aactivity excluding 

sSupermarket unless 

otherwise specified  

Outside the Central City: [Council 3723.874, Crown 

3721.585] 

a. The maximum tenancy size for an individual tenancy at ground 

floor level shall be 350 m² GLFA unless specified below.   

b. The maximum size for an individual tenancy in the Commercial 

Local zones at Halswell West (Caufield Avenue) shall be 

1,000m2 GLFA 

In the Central City: The maximum tenancy size for an 

individual tenancy shall be 250 m2 GLFA. [Council 3723.874, 

Crown 3721.585] 

P4 Yard-based Supplier 

outside the Central City 

[Council 3723.874, 

Crown 3721.585] 

a. The maximum tenancy size at ground floor level shall be 250 

m² gross leasable floor area.  

 

P5 Trade Supplier outside 

the Central City 

[Council 3723.874, 

Crown 3721.585] 

P6  

[P2] 

Second-Hand Goods 

OutletSecond-hand 

goods outlet 

P7 

[P3] 

Commercial 

ServicesCommercial 

services 

P8  

 

Service Station outside 

the Central City 
 

Comment [SM9]: Advice note: 
Number in brackets in first column is 
activity number from Proposal 13 as 
notified 
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[Council 3723.874, 

Crown 3721.585] 

P9 

[P15] 

Food and Beverage 

Outlets  

a. In the Central City, the maximum tenancy size for an 

individual tenancy shall be 250 m2 GLFA. [Council 3723.874, 

Crown 3721.585] 

P10 

[P4] 

Office ActivityOffice 

activity 

 

Outside the Central City, [Council 3723.874, Crown 3721.585] 

a. The Office Activity shall comprise a maximum tenancy size of 

350 m² GLFA unless specified below. 

b. Office activity at 20 Twigger Street (Lot 1 DP78639) shall not 

have any floorspace limit.  

c. Any bedroom in Guest Accommodation must be designed and 

constructed to achieve an external to internal noise reduction 

of not less than 30 dB Dtr,2m,nTw +Ctr. 

In the Central City,  

d. The office activity shall have a maximum individual tenancy size 

for an individual tenancy of 250 m2 GLFA.  

[Council 3723.874, Crown 3721.585] 

P11 

[P5] 

Guest 

AccommodationGuest 

accommodation  

P12 

[P6] 

Community 

FacilityCommunity 

facility  

a. In the Central City, the maximum tenancy size for an individual 

tenancy shall be 250 m2 GLFA unless specified below. 

[Council 3723.874, Crown 3721.585] 

b. In the Central City, the maximum tenancy size of an individual 

tenancy for a Health care facility shall be 300m2 GLFA. 

[Canterbury District Health Board 3696.22] 

P13 

[P7] 

Health Care 

FacilityHealth care 

facility  

P14 

[P8] 

Education 

ActivityEducation 

activity  

P15 

[P9] 

Care FacilityCare facility  

P16 

[P10] 

Pre-SchoolPre-school 

P17 

[P11] 

Spiritual FacilitySpiritual 

facility  

P18 

[P12] 

Public ArtworkPublic 

artwork 
a. Nil  

P19 

[P13] 

Residential 

ActivityResidential 

a. Outside the Central City, Residential Activity shall be   

i. located above ground level or 

Comment [MASW14]: Decision 11 
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activity  

 

In the Central City, Any 

application arising from 

non-compliance with 

clause (b) of this rule will 

not require written 

approvals and shall not 

be limited or publicly 

notified. 

[Council 3723.874, 

Crown 3721.585] 

ii. located to the rear of an activities P1 – P16, P21 – P22 

(15.3.2.1) on the ground floor frontage to the street, 

excluding: 

A. any pedestrian entrance including lobby and/or reception 

area associated with a residential activity.  

[Council 3723.874, Crown 3721.585] 

b. In the Central City, Residential activity is to be more than 10 

metres from the road frontage at ground floor level; [Council 

3723.874, Crown 3721.585] 

c. Any Residential Activity shall have a minimum net floor area 

(including toilets and bathrooms but excluding lobby and/or 

reception area, car parking, garaging and balconies) per unit 

of:  

i. Studio 35m² 

ii. 1 Bedroom 45m² 

iii. 2 Bedroom 760m² 

iv. 3 Bedroom 90m² 

 

d. Each residential unit shall be provided with:  

i. an outdoor service space of 3m2 and a waste management 

area of 2m2 per unit, each with a minimum dimension of 

being a minimum of 1.5 metres in either a private or 

communal area;  

ii. a single, indoor storage space of 4m3 with a minimum each 

dimension being a minimum of 1 metres; and 

iii. any space designated for waste management, whether 

private or communal, shall not be located between the road 

boundary and any building and shall be screened from 

adjoining sites, roads, and adjoining outdoor living spaces by 

screening from the floor level of the waste management area 

to a height of 1.5 metres. 

[Council 3723.874, Crown 3721.585] 

 

Within the Central City, if a communal outdoor service, 

rubbish, and recycling space with a minimum area of 10m² is 

provided within the site, the outdoor service, rubbish and 

recycling space may reduce to 3m² for each residential unit. 

[Council 3723.874, Crown 3721.585] 

 

e. Outside the Central City, Each residential unit shall be provided 

with an Outdoor Living Space with a minimum area and 

dimension as follows, located immediately outside and 

accessible from an internal living area of the residential unit.  

[Council 3723.874, Crown 3721.585] 

 Type  Area  Dimension  
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i. Studio, 1 bedroom  6m2  1.5 metres  

ii. 2 or 3 bedroom  10m2  1.5 metres  

iii. More than 3 bedrooms  15m2  1.5 metres  

 

f. In the Central City, Each residential unit shall be provided 

with a minimum of 30m² of outdoor living space on site and this 
can be provided through a mix of private and communal areas, at 

ground level or in balconies, provided that: 
 

i. each unit shall have private outdoor living space of at least 
16m² in total; 

ii. each dimension of private outdoor living space is a minimum 
of 4m when provided at ground level and a minimum of 1.5m 
when provided by a balcony with a maximum balustrade 
height of 1.2m; 

iii. each private outdoor living space shall be directly accessible 
from a habitable space of the residential unit to which it 
relates and at least one private outdoor living space is to be 
directly accessible from a living area of that unit; 

iv. Outdoor living space provided as a communal space shall be 
accessible for use by all units and each dimension shall be a 
minimum of 4m and capable of containing a circle with a 
diameter of 8cm; and 

v. 50% of the outdoor living space required across the entire site 
shall be provided at ground level. 

[Council 3723.874, Crown 3721.585] 
 
 

g. In the Central City, Any Outdoor service space or Outdoor living 

space shall not be used for car parking or access. 

[Council 3723.874, Crown 3721.585] 

 

h. Outside the Central City, Any bedroom must be designed and 

constructed to achieve an external to internal noise reduction of 

not less than 30 dB Dtr,2m,nTw +Ctr. 

[Council 3723.874, Crown 3721.585] 

P20 

[P14] 

Public Transport 

FacilityPublic transport 

facility 

a. Nil  

 

Nil 

P21 P1 to P19 in the 

Commercial Local Zones 

at   East Belfast,   Upper 

Styx/ Highsted, Redmund 

Spur and Wigram 

 

a. The   maximum amount of floorspace for retail activity in the 

following local centres shall be as follows:  

1. East Belfast 2,000m2 (GLFA) 

2. Wigram 6,000m2 (GLFA) 

3. Upper Styx/ Highsted 2,000m2 (GLFA) 

4. Redmund Spur 2,500 m2 (GLFA) 
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P22 Emergency service 

facilities outside the 

Central City 

[Council 3723.874, 

Crown 3721.585] 

a. NIL 

P23 Parking Lot outside the 

Central City 

[Council 3723.874, 

Crown 3721.585] 

a. NIL 

P24 Drive-through 

services outside the 

Central City 

[Council 3723.874, 

Crown 3721.585] 

a. NIL 

Note for P21: The location of the Commercial Local Zones specified in P20 are as described below: 

1. East Belfast (Blakes Road) 

2. Upper Styx/ Highsted (Claridges Road) 

3. Wigram (The Runway)  

 

15.3.2.2 Controlled activities 

 
The activities listed below are controlled activities. 

 

There are no Controlled activities.  

 

15.3.2.3 Restricted discretionary activities 

 
The Activities listed below are Restricted Discretionary Activities. Activities RD3 and RD4 shall also 

comply with the Built Form Standards set out in Section 15.3.3. 

 

Discretion to grant or decline consent and impose conditions is restricted to the Matters of Discretion set 

out in 15.8.1, 15.8.2 and 15.8.3 for each standard, as set out in the following table. 

 

 Activity The Council's discretion shall be limited to the 

following matters: 

RD1 

[RD1] 

Any Permitted ActivityActivities 

P1-P24 and RD2, that does not 

meet one or more of the Built 

Outside the Central City [Council 3723.874, 

Crown 3721.585] 

As relevant to the breached built form standard: 

Comment [MASW27]: Decision 11 
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 Activity The Council's discretion shall be limited to the 

following matters: 

Form Standards in 15.3.3Rule 

15.3.3, unless otherwise 

specified 

 

Refer to relevant built form 

standard for provisions regarding 

notification and written approval. 

a. Maximum Building Height – 15.8.3.1 

b. For the Commercial Local zone (Wigram), 

Building Height in the Commercial Local zone 

at Wigram - 15.3.5.3 

c. Minimum Building Setback from Road 

Boundaries/ Street scene – 15.8.3.3 

d. Minimum Building Setback from the Boundary 

with a Residential Zone – 15.8.3.4 

e. Sunlight and Outlook at Boundary with a 

Residential Zone– 15.8.3.5 

f. Outdoor Storage Areas – 15.8.3.6 

g. Landscaping and Trees – 15.8.3.7 

h. Water supply and access for fire fighting – 

15.8.3.9 

i. Minimum Building Setback from the railway 

corridor - 15.8.3.11  

 

In the Central City 

a. Sunlight and outlook at boundary with a 

Residential Zone – 15.11.3.5(a)(iv), (c); 

b. Minimum building setback from Residential 

Zones – 15.11.3.4 (b) 

c. Visual amenity and external appearance – 

15.11.3.15 

d. Street scene - 15.11.3.3 (d) 

e. Fences and screening structures – 15.11.3.16 

f. Water supply and access for fire fighting – 

15.11.3.9 

[Council 3723.874, Crown 3721.585, 3721.675] 

 

RD2  Outside the Central City Any 

Permitted Activity that does not 

meet one or more of the Activity 

Specific Standards specified in 

Rule 15.3.2.1 

[Council 3723.874, Crown 

3721.585] 

 

Any application for this activity 

will not require written approvals 

and shall not be limited or 

publicly notified. 

a. For  P1 – P6, P9- Maximum Tenancy Size – 

15.8.2.1. 

b. For  P17 – Activity at Ground Floor Level – 

15.8.2.2 

c. For P18 – Residential Activity – 15.8.2.3 

d. For P18 in the Commercial Local zone at 

Highfield - Residential activities in the 

Commercial Local zone at Highfield - 15.3.5.2 

e. For P1, P2 and P20 applicable to East Belfast, 

Halswell West, Wigram and Upper Styx/ 

Highstead - Maximum retail activity threshold - 

15.3.5.1 

f.  

Comment [MASW31]: Decision 11 
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 Activity The Council's discretion shall be limited to the 

following matters: 

RD3 Any Permitted activity in the 

Commercial Local zone at 

Redmund Spur 

a. Urban design – 15.8.1 

RD4 

[RD2] 

Any Residential activity in the 

Central City that does not meet 

one or more of the Activity 

Specific Standards specified for 

P19 in Rule 15.3.2.1. 

a. For P19, Residential activity - 15.11.2.3 (a), 

(b)(iii) and (iv), (d)(v) and (h). 

 

 

15.3.2.4 Discretionary activities 

 
The activities listed below are Discretionary Activities. 

 Activity 

D1 

[D1] 

Any activity not provided for as a Permitted, Restricted Discretionary, or Non-Complying 

Activity. 

D2 

[D2] 

Any permitted activity in the Central City that does not comply with Rule 15.3.3.1(a) (Building 

Height) 

 

15.3.2.5 Non –complying activities 

 
The activities listed below are non-complying activities. 

 

The activities listed below are Non-complying Activities  

NC1 Outside the Central City Any Residential Activity or Guest Accommodation not 

complying with Rules 15.4.2.1 P10(c) (Guest Accommodation) and P18(e) 

(Residential Activity). 

[Council 3723.874, Crown 3721.585] 

NC2 Sensitive activity within the air noise contour (50 dBA Ldn) as defined on the 

Planning maps 

NC3 

[13.5.2.2.5, 

NC1] 

Any permitted activity in the Central City that does not comply with one or more of the 

Activity Specific Standards specified for P3, P6, P7, P9 P10, P12 - 17.  

Comment [SM33]: 13.5.2.2.4 
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The activities listed below are Non-complying Activities  

NC3 a. Sensitive activities  

i. within 10 metres of the centre line of a 66kV electricity distribution line or 

within 10 metres of a foundation of an associated support structure. 

ii. within 5 metres of the centre line of a 33 kV electricity distribution line or 

within 5 metres of a foundation of an associated support structure.  

 

b. Buildings on greenfield sites: 

i. within 10 metres of the centre line of a 66kV electricity distribution line or 

within 10 metres of a foundation of an associated support structure. 

ii. within 5 metres of the centre line of a 33 kV electricity distribution line or 

within 5 metres of a foundation of an associated support structure.  

 

a. Buildings, other than those in (b) above: 

i. within 10 metres of the foundation of a 66kV electricity distribution support 

structure. 

ii. Within 5 metres of the foundation of a 33kV electricity distribution support 

structure. 

 

b. Fences within 5 metres of a National Grid transmission line support 

structure foundation or 5 metres of a 66kV and 33 kV electricity distribution 

line support structure foundation.  

 

Notes:  

1. The National Grid transmission lines and 66kV and 33kV electricity distribution 

lines are shown on the planning maps.  

2. Any application made in relation to this rule shall not be publicly notified or 

limited notified other than to Transpower New Zealand Limited and/or Orion 

New Zealand Limited.  

3. Vegetation to be planted around the National Grid or electricity distribution lines 

should be selected and/or managed to ensure that it will not result in that 

vegetation breaching the Electricity (Hazards from Trees) Regulations 2003.  

4. The New Zealand Electrical Code of Practice for Electrical Safe Distances 

(NZECP 34:2001) contains restrictions on the location of structures and 

activities in relation to the National Grid transmission lines and electricity 

distribution line. Buildings and activities in the vicinity of National Grid 

transmission lines or electricity distribution lines must comply with the NZECP 

34:2001. 

 

 

15.3.2.6 Prohibited activities 

 
The activities listed below are prohibited activities. Comment [MASW35]: Decision 11 
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There are no Prohibited Activities. 

 

15.3.3 Built form standards – Commercial local zone 
 

The following Built Form Standards shall be met by all Permitted Activities and Restricted Discretionary 

Activitiesactivity RD2 unless otherwise stated. 

 

15.3.3.1 Maximum building height 

 

 Applicable to Permitted Outside the 

Central City 

Restricted 

Discretionary  

In the Central 

City  

Discretionary 

[Council 

3723.874, 

Crown 

3721.585] 

Outside the 

Central City  

Matters of 

discretion 

a. All sites unless specified below 8 metres Greater than 8 

metres 

Maximum 

Building Height 

– 15.8.3.1 

b.  Commercial Local zone at Wigram 

(The Runway) excluding the ‘Special 

building height area’ defined on the 

Outline Development Plan in 

Appendix 15.10.8. 

15 metres Greater than 15 

metres 

c. Within the ‘Special building height 

area’ defined on the Outline 

Development Plan in Appendix 

15.10.8. 

2 buildings up to 

32 metres with a 

maximum GFA of 

800 m2 on any 

single floor  

Non-compliance 

with the 

permitted 

activity standard 

d. 2 Carrs Road, Awatea 11 metres Greater than 11 

m 

 

Outside the Central City, Any application arising from non-compliance with this rule shall not be 

publicly notified.  

[Council 3723.874, Crown 3721.585] 
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15.3.3.2 Building setback from road boundaries 
 

 Permitted Restricted 

discretionary  

Matters of 

discretion 

a. Outside the Central City, On sites with a road 

frontage, all buildings shall:  

1. be built up to the road boundary, with buildings 

occupying the full length of the road frontage of the 

site, except for any pedestrian or vehicle access or 

for a setback of up to 3 metres from the road 

boundary for a maximum width of 6 metres;  

2. provide pedestrian access directly from the 

road boundary;  

3. have visually transparent glazing for a minimum 

of 60% of the ground floor elevation facing the street; 

and 

4. have visually transparent glazing for a minimum 

of 20% of each elevation above ground floor and 

facing the street. 

 

This rule shall not apply to service stations, Drive-

through services and Emergency Service Facilities. 

[Council 3723.874, Crown 3721.585] 

Non-

compliance 

with permitted 

standard 

Minimum 

Building Setback 

from Road 

Boundaries/ 

Street scene– 

15.8.3.3 

b. In the Central City, any buiding shall be setback 3 

metres from the road frontage and the frontage shall be 

landscaped, where any wall of a building does not have 

display windows along the full road frontage at ground 

floor level. [13.5.2.3.4(a)] 

[Council 3723.874, Crown 3721.585] 

Non-

compliance 

with permitted 

standard 

Minimum 

Building Setback 

from Road 

Boundaries/ 

Street scene– 

15.11.3.3(d) 

 
Any application arising from noncompliance with this rule will not require written approvals and shall not 

be limited or publicly notified. 

 
15.3.3.3 Minimum building setback from residential zones, or Guest 

Accommodation zone in the Central City  
[Council 3723.874, Crown 3721.585] 

 

 Applicable to Permitted Restricted 

Discretionary  

Matters of discretion 

3723 CCC - Rebuttal Evidence of Stevenson
Page 90 of 148

http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41690
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43542
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41691
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41690
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43542
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41765
http://www.proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41691
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26215
http://www.proposeddistrictplan.ccc.govt.nz/Pages/Plan/?HID=26215


Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 38 of 95 

 Applicable to Permitted Restricted 

Discretionary  

Matters of discretion 

a All buildings within sites which 

share a boundary with a 

rResidential zone or in the 

Central City, a Residential 

zone or Guest Accommodation 

zone . 

[Council 3723.874, Crown 

3721.585] 

 

3 metres or 

greater 

Less than 3 

metres 

Outside the Central 

City Minimum building 

setback from the 

boundary with a 

Residential Zone– 

15.8.3.4 

[Council 3723.874, 

Crown 3721.585] 

 

In the Central City 

Minimum building 

setback from the 

boundary with a 

Residential Zone – 

15.11.3.4 (b) 

b. In the Central City, no setback is required where there is a shared wall with a building within 

a Central City Residential or Guest Accommodation zone [13.5.2.3.2] 

[Council 3723.874, Crown 3721.585] 

 
Outside the Central City, Any application arising from non-compliance with this rule shall not be 

publicly notified. [Council 3723.874, Crown 3721.585] 

 

 

15.3.3.4 Sunlight and outlook at boundary with a residential zone or Guest 

Accommodation zone in the Central City [Council 3723.874, Crown 3721.585] 

 

 Permitted Restricted 

Discretionary  

Matters of 

discretion 

a. Where an internal boundary adjoins a Residential zone, 

or Guest Accommodation zone in the Central City,  no 

part of any building shall project beyond a building 

envelope contained by a   recession plane measured 

from any point 2.3m above the site boundary in 

accordance with the diagrams in Appendix 15.10.9.  

[Council 3723.874, Crown 3721.585] 

Non-

compliance 

with permitted 

standard 

Outside the 

Central City, 

Sunlight and 

Outlook at 

Boundary with 

a Residential 

Zone– 15.8.3.5 

 

In the Central 

City, Sunlight 

and outlook at 

boundary with a 

Residential 

b. In the Central City, the level of site boundaries shall be 

measured from filled ground level, except where the site 

on the other side of the internal boundary is at a lower 

level, then that lower level shall be adopted. 

[13.5.2.3.1(b)] 

Comment [MASW38]: Decision 11 

Comment [MSVN139]: 13.5.2.3.2 

Comment [SM40]: 13.5.2.3.1(a) 
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 Permitted Restricted 

Discretionary  

Matters of 

discretion 

[Council 3723.874, Crown 3721.585] Zone – 

15.11.3.5(a)(iv), 

(c). 

[Council 

3723.874, 

Crown 

3721.585] 

 

c.  In the Commercial Local Zone Wigram (The Runway), 

where a site boundary adjoins a Residential Zone and 

1. Immediately adjoins an access or part of an access, 

the recession plane shall be constructed from points 

2.3m above the far side of the access; and  

2. where buildings on adjoining sites have a common 

wall along an internal boundary or a wall is not 

setback from the internal boundary, the recession 

plane shall not apply along that part of the boundary 

covered by such a wall.  

 

Outside the Central City, Where sites are located within a Floor Level and Fill Management Area, 

recession plane breaches created by the need to raise floor levels will not require written approvals and 

shall not be limited or publicly notified.  

[Council 3723.874, Crown 3721.585] 

 

Outside the Central City, Any application arising from non-compliance with this rule shall not be publicly 

notified. 

 

In the Central City, any application arising from non-compliance with this rule will not require written 

approvals and shall not be limited or publicly notified. [13.5.2.3.1(b)] [Council 3723.874, Crown 

3721.585] 

  

 

Note. In the Central City, there is no recession plane requirement for sites located in the Central City 

Commercial Local zone at adjoin sites also zoned Central City Commercial Local zone. [13.5.2.3.1] 

[Council 3723.874, Crown 3721.585] 

 

15.3.3.5 Outdoor storage areas 

 

 Permitted Restricted 

Discretionary  

Matters of 

discretion 

a. Outside the Central City: 

Any outdoor storage area shall be screened by 1.8 metre 

high fencing or landscaping from any adjoining site.  
This rule shall not apply where the storage of vehicles, 

equipment, machinery, and/or natural or processed 

products is for periods of less than 12 weeks in any year.  

[Council 3723.874, Crown 3721.585] 

Non-

compliance 

with permitted 

standard 

Outdoor 

Storage Area – 

15.8.3.6 
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 Permitted Restricted 

Discretionary  

Matters of 

discretion 

b. In the Central City: 

i. Any outdoor storage (excluding storage areas for 
the sale or hire of vehicles, boats, or caravans) 
shall be screened by a 1.8m high fence; 

ii. Any outdoor storage area (excluding storage 
areas for the sale or hire of vehicles, boats, or 
caravans) shall not be located within the setback 
specified in Rule 15.3.3.2 (Street scene).  

[13.5.2.3.3(a) and (b)] [Council 3723.874, Crown 

3721.585] 

Visual amenity 

and External 

Appearance – 

15.11.3.15 

 
Outside the Central City, Any application arising from non-compliance with this rule will not require written 

approvals and shall not be limited or publicly notified. 

[Council 3723.874, Crown 3721.585] 

 

15.3.3.6 Landscaping and trees 

 

 Permitted Restricted 

discretionary  

Matters of 

discretion 

a. Outside the Central City: 

[Council 3723.874, Crown 3721.585] 

 

i. On sites adjoining a Residential Zone, trees shall be 

provided adjacent to the shared internal boundary at 

a ratio of at least 1 tree for every 10 metres of the 

boundary or part thereof, and evenly spaced. 

ii. All landscaping/trees required for these rules shall 

be in accordance with the provisions in Appendix 

16.6.1. 

Non-

compliance 

with permitted 

standard 

Landscaping and 

Trees – 15.8.3.7 

b. In the Central City: 

[Council 3723.874, Crown 3721.585] 

 
a. Where a site adjoins the Central City 

Residentia, Guest Accommodation [Crown 
3721.677] or Avon River Precinct (Papa o 
OtakaroTe Papa Ōtākaro) Zone [Crown 
3721.734, 3721.735], provision shall be made 
for landscaping, fence(s), wall(s) or a 
combination to at least 1.8m in height along the 
length of the zone boundary, excluding any road 
frontages. Where landscaping is provided it 
shall be for a minimum depth of 1.5m along the 
Zone boundary; and [13.5.2.3.3 (c)] 

 Visual amenity and 

External 

Appearance – 

15.11.3.15 
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 Permitted Restricted 

discretionary  

Matters of 

discretion 

b. Where the use of any part of a site is not 
undertaken in a building, that part of the site: 
i. with a road frontage of at least 10m shall be 

planted with a minimum of one tree, plus one 
additional tree for every 10m of road 
frontage; 

ii. where three or more trees are required, these 
shall be planted no more than 15m apart, or 
closer than 5m apart; 

iii. one tree shall be planted for every five car 
parking spaces provided on the site. Trees 
shall be planted within or adjacent to the car 
parking area; and 

iv. any trees required by this rule shall be of a 
species capable of reaching a minimum 
height at maturity of 8m and shall be not less 
than 1.5m high at the time of planting. 
[13.5.2.3.3 (d)] 

c. Any trees required by this rule shall be located 
within a planting protection area around each 
tree, with a minimum dimension or diameter of 
1.5m; [13.5.2.3.3 (e)] 

d. No more than 10% of any planting protection 
area shall be covered with any impervious 
surfaces; and [13.5.2.3.3 (f)] 

e. Planting protection areas and landscaping 
adjacent to a road boundary or adjacent to or 
within a car parking area shall be provided with 
wheel stop barriers to prevent damage from 
vehicles. Such wheel stop barriers shall be 
located at least 1m from any tree; [13.5.2.3.3 
(g)] 

f. any landscaping or trees required by these rules 
shall be maintained, and if dead, diseased, or 
damaged, shall be replaced. [13.5.2.3.3 (h)] 

 

Outside the Central City, Any application arising from non-compliance with clause (a)(ii) will not require 

written approvals and shall not be limited or publicly notified. 
[Council 3723.874, Crown 3721.585] 

 

15.3.3.7 Water supply for fire fighting  
 

 Permitted Restricted 

discretionary  

Matters of 

discretion 

 Sufficient water supply and access to 

water supplies for fire fighting to all 

Non-compliance with 

permitted standard 

a. Water supply and 

access for fire fighting 

Comment [SM41]: Crown #3721.674: 
Introduced for Central City, in addition 
to suburban areas (as proposed in 
stages 1 and 2) 
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 Permitted Restricted 

discretionary  

Matters of 

discretion 

buildings via Council’s urban fully 

reticulated water supply system in 

accordance with the New Zealand Fire 

Service Fire Fighting Water Supplies 

Code of Practice (SNZ PAS: 4509:2008) 

– 15.811.3.89 

 

Any application arising from this rule will not require the written approval of any entity except the New 

Zealand Fire Service and shall not be fully publicly notified. Limited notification, if required, shall only 

be to the New Zealand Fire Service. 
[Crown 3721.612, 674] 

 

 
15.3.3.8 Minimum Building Setback from railway corridor outside the Central City 
[Council 3723.874, Crown 3721.585] 
 

  Permitted Restricted 

discretionary  

Matters of 

discretion 

a. Buildings, balconies 

and decks on sites 

adjacent to or abutting 

railway line. 

 

4 metres from the rail 

corridor boundary 

Less than 4 

metres 

Minimum Building 
Setback from the 
railway corridor - 
15.8.3.11  

 

Any application arising from this rule will not require the written approval of any entity except Kiwirail 

and shall not be fully publicly notified. Limited notification, if required, shall only be to Kiwirail. 

Comment [MASW42]: Decision 11 
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15.3.3.7 Fencing and screening structures in the Central City   
 

 Permitted Restricted 

discretionary  

Matters of 

discretion 

 a. Fencing and other screening structures 
located between any building and the 
road boundary or Open Space Zone 
shall not exceed 1.2m in height, unless 
the whole of that structure is at least 
50% visually transparent on each 
boundary; and 

b. No screening structure shall exceed a 
height of 2m. 
 
Note: For the purposes of this Rule, a 
fence or other screening structure is not 
the exterior wall of a building or 
accessory building. 
 
This Rule does not apply to fences or 
other screening structures located on an 
internal boundary between two 
properties zoned Central City 
Residential, Guest Accommodation and 
Central City Commercial Local. 

 
[13.5.2.3.5] 

 Fencing and 

Screening Structures 

– 15.11.3.16 

 
Any application arising from non-compliance with this rule will not require written approvals and shall not be 
limited or publicly notified. 

 

 

 

 

 

[15.3.4 – 15.7 has been deleted from this version for ease of reading as there are no 

Central City Provisions integrated into it] 
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15.8 Rules- Commercial Central City Business zone 

15.8.1 How to Use the Rules [13.2.2.1] 
 

15.8.1.1 The Rules that apply to activities in the Commercial Central City Business Zone are contained 
in: 

a. The Activity Status Tables (including Activity Specific Standards) in 15.8.2; and  
b. The Built Form Standards in 15.8.3. 

[13.2.2.1.1] 
 

15.8.1.2 The Activity Status Tables and Standards in the following Chapters also apply to activities in 

all areas of the Commercial Central City Business zone (where relevant): 

5 Natural Hazards; 

6 General Rules and Procedures 

7  Transport;  

8  Subdivision, Development and Earthworks;  

9  Natural and Cultural Heritage;  

11  Utilities and Infrastructure; and  

12  Hazardous Substances and Contaminated Land.  

[Council 3723.874, Crown 3721.585] 

 

15.8.2 Activity Status Tables – Commercial Central City Business Zone 
 

15.8.2.1 Permitted Activities [13.2.2.2.1] 
In the Commercial Central City Business Zone the Activities listed below are permitted activities if they 

comply with relevant Activity Specific Standards set out in this table and the Built Form Standards in 
Rule15.8.3. 

 
Activities may also be restricted discretionary, discretionary, or non-complying, as specified in Rules 
15.8.2.3 to 15.8.2.5 below. 
 
At 25 Peterborough Street, the activities permitted shall be limited to P13 (Residential activity), 
P14 (Guest accommodation and hotels), and P17. [Ceres 3334.2]  

 
Activity Activity Specific Standards 

P1 Retail activity Nil 

P2 Commercial services Nil 

P3 Entertainment facility Nil 
P4 Recreation activity a. For sites shown on the Planning Maps as 

being within active frontage areas, these 
activities shall not be located at ground 
floor level within 10m of the boundary of a 
road (excluding access ways and service 
lanes), except for pedestrian 
entranceways, which may be located at 
ground floor level. 

b. Activity specific standard (a) shall not 
apply to any Spiritual facility on the site of 
the Christ Church Cathedral at 100 

Cathedral Square. [Church Property 
Trustees #3610.15]  

P5 Gymnasium 
P6 Community facility 

P7 Education activity 
P8 Day care facility 

P9 Pre-school 

P10 Health care facility 
P11 Spiritual facility 

P12 Office 

P13 Residential activity a. For sites shown on the Planning Maps as being 

Comment [MSVN143]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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within Active Frontage areas, residential 
activities shall not be located at ground floor 
level within 10m of the boundary of a road 
(excluding access ways and service lanes), 
except for pedestrian entranceways or 
reception areas, which may be located at 
ground floor level. 

b. Activity specific standard (a) shall not apply 
to the Former Christchurch Teachers College 

building at 25 Peterborough Street. [Ceres 
3334.2] 

c. Each residential unit shall be provided with an 
outdoor service space contained within the net 
area of the site with a minimum area of 5m² 
and each dimension being a minimum  of 1.5m, 
except that: 
i. an indoor area or areas with a minimum 

volume of  3m3 may be provided in lieu of 
any outdoor service space; or 

ii. if a communal outdoor service space with 
a minimum area of 10m² is provided within 
the site, the outdoor service space may 
reduce to 3m² for each residential unit. 

d. The minimum net floor area for any residential 
unit (including toilets and bathrooms but 
excluding car parking, garaging, or balconies 
allocated to each unit) shall be: 
i. studio 35m²; 
ii. 1 bedroom 45m2;  
iii. 2 bedrooms 70m²; and 
iv. 3 or more bedrooms 90m². 

d. Each residential unit without a habitable space 
on the ground floor shall have 10m² of outdoor 
living space provided that: 
i. a minimum of 5m² of the area, with each 

dimension being a minimum of 1.5m, shall 
be provided as a private balcony located 
immediately outside, accessible from an 
internal living area of the residential unit; 
and 

ii. the balance of the required 10m2 not 
provided by private balconies can be 
provided in a communal  area, with each 
dimension being a minimum of 4m, that is 
available for the use of all site residents. 

 
Note: Balconies can be recessed, 
cantilevered or semi-recessed. 

 
e. Each residential unit with a habitable space on 

the ground floor shall have 10m² of outdoor 
living space immediately outside and 
accessible from an internal living area of the 
residential unit. 

f. Any outdoor service space or outdoor living 
space shall not be used for car parking or 
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access. 

P14 Guest Accommodation and 
Hotels 

a. Shall not be located at ground floor level 
within 10m of the boundary of a road 
(excluding access ways and service lanes), 
except for pedestrian   entranceways or 
reception areas, which may be located at 
ground floor level.    

b. Activity specific standard (a) shall not 
apply to the Former Christchurch 
Teachers College building at 25 
Peterborough Street [Ceres 3334.2] 

P15 Art studios and workshops 
 

a. NIL 
 
[The Arts Centre of Christchurch Trust Board, 
3275.12] 

P16 Retirement village outside 
the Core (as identified on the 
Central City Core, Frame, 
Large Format Retail, and 
Health, Innovation, Retail and 
South Frame Pedestrian 
Precincts Planning Map) 
([Ryman #3317.4] 
 
Refer to Built form standards 
for rules that do not apply to 
Retirement villages. [Ryman 
#3317.4] 

a. Nil 

P17 The following activities shall 
be permitted in the Former 
Christchurch Teachers 
College building at 25 
Peterborough Street: 
 
i. Retail activity 

ii. Commercial services 
iii. Entertainment facility 
iv. Gymnasium 
v. Education activity 
vi. Health care facility 
vii. Office 
viii. Art studios and 
workshops 
[Ceres 3334.2] 
 

a. The maximum total floorspace used for the 
specified activities shall not exceed 25% of the 
total floorspace on the site. 
 
b. Entertainment activity shall be limited to 
performances and exhibitions. 
[Ceres 3334.2] 

 
15.8.2.2 Controlled Activities [13.2.2.2.2] 

There are no controlled activities. 
 

Activity Council’s control shall be limited to: 
C1 Activities P1 to P17 requiring consent 

under built form standard 15.8.3.14 

(a). 

 

Any application arising from non-

compliance with this rule will not 

a. That the new building or addition to a 
building is built in accordance with the 
urban design certification. 
 
 
 

3723 CCC - Rebuttal Evidence of Stevenson
Page 99 of 148



Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 47 of 95 

require written approvals and shall 

not be limited or publicly notified. 
[Carter Group #3602.19] 

 
 

 
 
 

 
15.8.2.3 Restricted Discretionary Activities [13.2.2.2.3] 

The activities listed below are restricted discretionary activities. 
 
Discretion to grant or decline consent and impose conditions is restricted to the Matters of Discretion set 
out in 15.8.4 and 15.8.5, for each standard, as set out in the following table. 

 
Activity Council’s discretions shall be limited to: 

RD1 Within the Core (as identified on the 

Central City Core, Frame, Large 

Format Retail, and Health, 

Innovation, Retail and South Frame 

Pedestrian Precincts Planning Map): 
a. the erection of any new 

buildings; 
b. the external alteration to any 

existing buildings; or 
c. the use of any part of a site not 

undertaken in a building; 

which is visible from a public space. 

Except that this Rule shall not apply: 

i. to demolition, repairs, 

maintenance and seismic, fire 

and access building code 

upgrades; and 

ii. where any building within the 

Core is a listed heritage item in 

which case the applicable rules 

in the Natural and Cultural 

Heritage chapter shall apply; 

and 

iii. to any signage. 

 

Activities P1 to P17 requiring consent 

under built form standard 15.8.3.14 

(b). 

 

Any application arising from non-

compliance with this rule will not require 

written approvals and shall not be 

limited or publicly notified. 
[Carter Group #3602.19] 

Commercial Central City Business Zone 
urban design – 15.8.4.1. 
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RD2 The erection of any new buildings 

within the Central City Retail Precinct 

(as identified on the Central City 

Core, Frame, Large Format Retail, 

and Health, Innovation, Retail and 

South Frame Pedestrian Precincts 

Planning Map).  

 

Any application arising from non-

compliance with this rule will not 

require written approvals and shall not 

be limited or publicly notified.  

Commercial Central City Business Zone 
urban design – 15.8.4.1 
 
Central City Retail Precinct – 15.8.4.2 
 
 
 
 
 
 

RD3 Any permitted activity that does not 

comply with the activity specific 

standard relating to ground floor 

activity (active frontage). 

 

Any application arising from non- 

compliance with this rule will not 

require written approvals and shall not 

be limited or publicly notified. 

Activity at ground floor level – 15.8.4.3 
 
 
 
 
 
 
 
 
 
 

RD4 Any permitted activity that does not 

comply with the activity specific 

standards relating to residential 

activities. 

 

Any application arising from non- 

compliance with this rule will not 

require written approvals and shall not 

be limited or publicly notified. 

Residential Activity – 15.8.4.4 
 
 
 
 
 
 
 
 
 

RD5 Any activity that does not meet one or 

more of the Built Form Standards in 

15.8.3 unless otherwise specified. 

 

 

a. Building setbacks and continuity – 
15.8.5.1. 

b. Verandas – 15.8.5.2. 
c. Sunlight and outlook for the street – 

15.8.5.3. 
d. Minimum number of floors – 15.8.5.4. 
e. Minimum floor to floor heights on 

ground floor – 15.8.5.5. 
f. Location of on-site car parking – 

15.8.5.6. 
g. Fencing and Screening Structures – 

15.8.5.7. 
h. Screening of Outdoor Storage and 

Service Area / Spaces – 15.8.5.8. 
i. Sunlight and outlook at boundary with a 

Residential Zone – 15.8.5.9.  
j. Minimum separation from the boundary 

with a Residential Zone – 15.8.5.10.  
k. Water supply and access for fire 

fighting – 15.8.3.9 [Crown 3721.609, 
3721.618] 
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RD6 Retirement Village in the Core (as 

identified on the Central City Core, 

Frame, Large Format Retail, and 

Health, Innovation, Retail and South 

Frame Pedestrian Precincts 

Planning Map). 

[Ryman #3317.5]  

a. a. Retirement villages - 15.11.3.17 
[Ryman #3317.5] 
 

b. Commercial Central City Business 
Zone urban design – 15.8.4.1. 

RD7 Retirement villages that do not 

comply with any one or more of the 

Built form standards unless 

otherwise specified. [Ryman 

#3317.5] 

c. Landscaping and trees – 15.9.5.1 
d. Maximum Building height - 15.9.5.2. 
e. Flexibility in building design for 

future uses – 15.9.5.3. 
f. Fences and screening structures – 

15.9.5.4. 
g. Screening of outdoor storage and 

Service Areas / Spaces - 15.9.5.5. 
h. Sunlight and outlook at boundary 

with a Residential Zone - 15.9.5.6. 
i. Minimum separation from the 

boundary with Residential Zone – 
15.9.5.7. 

j. Water supply and access for fire 
fighting – 15.8.3.9 [Crown #3721.609, 
#3721.645] 

 

RD8 Parking Lot/ Parking Building 

 

[Carter Group #3602.24] 

a. Commercial Central City Business 
Zone urban design – 15.8.4.1 
 
Note: Refer to rule 7.2.3.1(d) for parkingin 
the Central City, activity RD1 of 7.2.2.2 for 
non-compliance with this rule, and 
activity NC1 of 7.2.2.4 for non-compliance 
with this rule in the Core of the Business 
zone.  
 
Also refer to 7.2.2 for the activity status 
and matters of discretion for Parking 
Lots/ Parking buildings in the context of 
the Transport provisions for the Central 
City. 
 

 
15.8.2.4 Discretionary Activities [13.2.2.2.4] 

The activities listed below are discretionary activities 
 

 

Activity 
 

D1 Parking Lot / Parking Building. [Carter Group #3602.24] 

D2 
Any activity that does not meet one or more of Built Form Standards 15.8.3.11 
(Building Height) and 15.8.3.12 (Maximum Road Wall Height) unless otherwise 
specified. 

D3 
Any activity not provided for as permitted, restricted discretionary or non-complying 
activity. 

 

15.8.2.5 Non-Complying Activities [13.2.2.2.5] 
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There are no non-complying activities.  
 

15.8.3 Built Form Standards [13.2.2.3] 

The following Built Form Standards shall be met by all permitted activities and for restricted discretionary 
activities unless otherwise stated. 

 

15.8.3.1 Building Setback and Continuity [13.2.2.3.1] 

 

Applicable to Standard 

a. On sites in the area identified as the 
Core on the Central City Core, 
Frame, Large Format Retail, and 
Health, Innovation, Retail and 
South Frame Pedestrian Precincts 
Planning Map. 
 

Buildings (excluding fences for the purposes of 
this standard) shall be built: 
a. up to road boundary, except that where the 

lot fronts more than one road boundary, 
buildings shall be built up to all boundaries 
of the lot; and 

b. across 100% of the width of a lot where it 
abuts all road boundaries (excluding access 
ways and service lanes), except that one 
vehicle crossing may be located on each 
road frontage of the site. 

b. On sites outside the area identified 
as the Core on the Central City 
Core, Frame, Large Format Retail, 
and Health, Innovation, Retail and 
South Frame Pedestrian Precincts 
Planning Map. 

Buildings (excluding fences for the purposes of 
this standard) shall be built: 
a. up to a road boundary, except that where 

the lot fronts more than one road boundary, 
buildings shall be built up to all road 
boundaries of the lot; and 

b. across a minimum of 65% of the width of a 
lot where it abuts all road boundaries 
(excluding access ways and service lanes). 

 

 
Note: This rule applies to the ground and first floor of buildings only. 
 

This rule shall not apply to the site of the Christ Church Cathedral at 100 Cathedral Square. [Church 
Property Trustees #3610.15] 

 
Any application arising from non-compliance with this rule will not require written approvals and shall not be 
limited or publicly notified. 

 

15.8.3.2 Verandas [13.2.2.3.2] 

a. In the areas shown on the Central City Active Frontages and Verandas and Building Setback Planning 
Map as Central City Active Frontage and Veranda, every building shall provide a veranda or other 
means of weather protection with continuous cover for pedestrians. 
 

 This rule shall not apply to the site of the Christ Church Cathedral at 100 Cathedral Square. 
[Church Property Trustees #3610.15] 
 
Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 

 

Comment [MSVN144]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 

Comment [MSVN145]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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15.8.3.3 Sunlight and Outlook for the Street [13.2.2.3.3] 

a. Buildings shall not project beyond a recession plane of 450 applying from the maximum road wall 
height and angling into the site, except that this Rule shall not apply to access ways or service lanes 
or to New Regent Street. 
 
Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 

15.8.3.4 Minimum Numbers of Floors [13.2.2.3.4] 

a. The minimum number of floors above ground level for any building within the Core identified on the 
Central City Core, Frame, Large Format Retail, and Health, Innovation, Retail and South Frame 
Pedestrian Precincts Planning Map shall be two (2). 
 
This rule shall not apply to the site of the Christ Church Cathedral at 100 Cathedral Square. 
[Church Property Trustees #3610.15] 
 
Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 

 

15.8.3.5 Flexibility in Building Design for Future Uses [13.2.2.3.5] 

a. The minimum distance between the top of the ground floor surface toand the lowest point of the first 

floor surfacebottom of the first floor slab shall be 4m. [Evidence of Rachel Eaton for the Crown, 
p15, para. 7.13] 

 

Where there is a beam or other structural support for the floors above, tThe measurement shall 
be made from the ground floor surface to the bottom of the beam or other structural support 
beneath the ceilingfloor slab above. [Carter Group 3602.17] 
 

 This rule shall not apply to buildings for Residential activity or a Retirement Village except where 
they are within 10 metres of a road boundary. [Ryman 3317.6] 
This rule shall not apply to the site of the Christ Church Cathedral at 100 Cathedral Square. 
[Church Property Trustees #3610.15] 
 

Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 
 

15.8.3.6 Location of Onsite Car Parking [13.2.2.3.6] 

a. Car parking within the Core identified on the Central City Core, Frame, Large Format Retail, and 
Health, Innovation, Retail and South Frame Pedestrian Precincts Planning Map shall be located to the 
rear of, on top of, within or under buildings; or when located on the ground floor of any building, not 
located within 10m of the road boundary. 
 
This rule shall not apply to the site of the Christ Church Cathedral at 100 Cathedral Square. 
[Church Property Trustees #3610.15] 
 
Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 
 

15.8.3.7 Fences and Screening Structures [13.2.2.3.7] 

a. The maximum height of any fence or screening structure located within 4.5m of a road boundary, or 
between a building and the Central City Avon River Precinct Zone shall be as follows: 
i. where at least 50% of the fence structure is visually transparent: 2m; or 

Comment [MSVN146]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 

Comment [MSVN147]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 

Comment [MSVN148]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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ii. where less than 50% of the fence structure is visually transparent: 1.2m. 
 
Except that the above shall not apply to fences or other screening structures located on an internal 
boundary between two properties zoned Residential and Commercial Central City Business. 

 
Note: For the purposes of this Rule, a fence or other screening structure is not the exterior wall of a 
building or accessory building. 

 
Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 
 

15.8.3.8 Screening of Outdoor Storage and Service Areas or Spaces [13.2.2.3.8] 

a. Any outdoor storage or service areas/spaces shall be located to the rear of the principal building on 
the site. 

b. Any outdoor storage or service areas/spaces shall be screened from any adjoining site by 
landscaping, fence, wall or a combination of these of not less than 1.8m high. 

 
Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 
 

15.8.3.9 Sunlight and Outlook at Boundary with a Central City Residential or Guest Accommodation 
Zone [13.2.2.3.9] 

a. Where a site shares an internal boundary with a Central City Residential or Guest Accommodation 
Zone, in relation to that boundary, buildings shall not project beyond a building envelope constructed 
by recession planes as indicated in Appendix 15.10.9 from points 2.3m above internal boundaries as 
though the site were zoned the same Central City Residential or Guest Accommodation Zone. 

b. The level of site boundaries shall be measured from filled ground level, except where the site on the 
other side of the internal boundary is at a lower level, then that lower level shall be adopted. 

 

Note: There is no recession plane requirement for sites located in the Commercial Central City 
Business Zone that adjoin sites also zoned Central City Business. 

 
Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 
 

15.8.3.10 Minimum Separation from the Boundary with a Central City Residential or Guest 
Accommodation Zone [13.2.2.3.10] 

a. Buildings shall be setback from the boundary of any Central City Residential or Guest 
Accommodation Zone by a minimum of 3m, except that where there is a shared wall with a building 
within a Central City Residential or Guest Accommodation Zone no setback is required. 

b. For residential activities there shall be no minimum building setback from internal boundaries other 
than from the boundary of any Central City Residential or Guest Accommodation Zone, except where 
a balcony or the window of any habitable space faces an internal boundary and there is no other 
direct daylight available to that habitable space, then the balcony or window shall not be located within 
3m of any internal boundary. 

c. Any required building setback under (a) shall be landscaped for its full width and length and this area 
planted in a combination of shrubs, trees and grasses including a minimum of 1 tree for every 10m of 
boundary length capable of reaching a minimum height at maturity of 8m and shall not be less than 
1.5m at the time of planting. 

d. All landscaping within the setback shall be maintained, and if dead, diseased or damaged, shall be 
replaced. 
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Any application arising from non-compliance with this rule will not require written approvals and shall 
not be limited or publicly notified. 

 

15.8.3.11 Building Height [13.2.2.3.11] 

 
a. The maximum height of all buildings shall be in accordance with the Central City Maximum Building 

Height Planning map, except that.: [Crown #3721.620] 
b. The minimum and maximum height of all buildings in the New Regent Street height area shall be 8m. 
c. The maximum height of all buildings at the Arts centre, being land bordered by Montreal 

Street, Worcester Street, Rolleston Avenue and Hereford Street shall be 16 metres. [Council 
#3723.897] 

 

15.8.3.12 Maximum Road Wall Height [13.2.2.3.12] 

 
a. The maximum height of the road wall of any building shall be 21m in the area subject to a 28m height 

limit on the Central City Maximum Building Height Planning map unless specified below. 
b. The maximum height of the road wall of any building shall be 17 metres where the wall fronts the 

northern side of Cashel Street, between Oxford Terrace and High Street. 
 
 
15.8.3.13 Water supply for fire fighting  

 

Provision for sufficient water supply and access to water supplies for fire fighting shall be 

made available to all buildings (excluding accessory buildings that are not habitable buildings) 

via Council’s urban fully reticulated water supply system in accordance with the New Zealand 

Fire Service Fire Fighting Water Supplies Code of Practice (SNZ PAS: 4509:2008) 

 

Any application arising from this rule will not require the written approval of any entity except 

the New Zealand Fire Service Commission and shall not be fully publicly notified. Limited 

notification, if required, shall only be to the New Zealand Fire Service Commission. 
[Crown #3721.609, #3721.617] 

 
15.8.3.14 Urban design 

 

The following rule shall apply within the Core (as identified on the Central City Core, Frame, Large 

Format Retail, and Health, Innovation, Retail and South Frame Pedestrian Precincts Planning Map): 

  

A Activity status Applicable to Matters of control or 
discretion 

a. Controlled 
activity 

a.the erection of any new buildings; 
b. the external alteration to any 
existing buildings; or 
c. the use of any part of a site not 
undertaken in a building; which is: 
i. visible from a publicly owned and 
accessible space, and 
ii. is certificated by a qualified 
urban design expert on a Council 
approved list as meeting each of 
the urban design provisions/ 
outcomes in 15.8.4.1 Commercial 

The Council’s control is 
reserved to the following 
matters: 
a. That the new building or 
addition to a building is built 
in accordance with the urban 
design certification. 
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Central City Business Zone urban 
design. 
 
Certification shall include sufficient 
detail to demonstrate how the 
relevant urban design provisions/ 
outcomes in 15.8.4.1 have been 
met. 

b. Restricted 
Discretionary 
Activity 

Any new building or external 
alteration to any existing building 
or the use of any part of a site not 
undertaken in a building, which is: 
i. visible from a publicly owned and 
accessible space, and 
ii. is not a controlled activity under 
15.8.3.14 (a). 

a. Commercial Central City 
Business zone urban design – 
15.8.4.1 

 

Any application arising from non-compliance with this rule will not require written approvals and shall 

not be limited or publicly notified. 

 

Note:  

This rule shall not apply to  

i. demolition, repairs, maintenance, and seismic, fire and access building code upgrades; and 

ii. any building within the Core which is a listed heritage item in which case the applicable rules in the 

Natural and Cultural Heritage chapter shall apply; and 

iii. Any signage. 

 

[Carter Group #3602.19] 

15.8.4 Matters of Discretion for Non-Compliance with Activity Specific 
Standards [13.2.3] 

15.8.4.1 Commercial Central City Business Zone Urban Design [13.2.3.1] 

a. The extent to which the building or use : 
i. recognises and reinforces the context of a site, having regard to the identified urban form for the 

Commercial Central City Business Zone, the grid and diagonal street pattern, cultural elements 
and public open spaces; 
In having regard to the relationship of Ngai Tuahuriri/ Ngai Tahu with Otautahi as a cultural 
element, consideration should be given to landscaping, the use of Te Reo Maori, design 
features, the use of locally sourced materials, and low impact design principles as is 
appropriate to the context. [Te Runanga o Ngai Tahu 3722.90] 

ii. in respect of that part of the building or use visible from a publicly owned and accessible 
space, promotes active engagement with the street, community safety, human scale and visual 
interest; [Carter Group #3602.20; Refer to Section 11 of Rebuttal evidence of Mr Mark 
Stevenson dated 26 January 2016] 

iii. takes account of nearby buildings in respect of the exterior design, materials, architectural form, 
scale and detailing of the building; 

iv. is designed to emphasise the street corner (if on a corner site); 
v. is designed to incorporate Crime Prevention Through Environmental Design (CPTED) principles, 

including encouraging surveillance, effective lighting, management of public areas and boundary 
demarcation; and 

vi. incorporates landscaping or other means to provide for increased amenity, shade and weather 
protection. 
 

3723 CCC - Rebuttal Evidence of Stevenson
Page 107 of 148



Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 55 of 95 

15.8.4.2 Central City Retail Precinct  [13.2.3.2] 

a. The extent to which the proposal achieves the following matters: 
i. the comprehensive development of a contiguous area of not less than 7,500m2, except that, for 

the triangular block bounded by High, Cashel and Colombo Streets, the extent to which the 
proposal achieves the comprehensive development of the entire triangular block; 

ii. north and south pedestrian connections through street blocks, ideally with two such connections 
within each of the larger street blocks, distributed to facilitate convenient and accessible 
connectivity through blocks; 

iii. car parking, access and servicing arrangements integrated to achieve shared access point(s) to 
avoid unnecessary crossings in an otherwise continuous building façade and minimise pedestrian 
conflict; 

iv. publicly accessible open space provided within the area of the proposal; 
v. natural light and ventilation within internal spaces and to public open space; and 
vi. the interrelationship with any existing approved ODP for the same and/or adjoining land. 
 

15.8.4.3 Activity at Ground Floor Level  [13.2.3.3] 

a. The effect of not providing for an active frontage on the present and anticipated future pattern of 
adjacent activities, and on the attractiveness of the frontage for pedestrians, including shoppers. 

b. The visual impact of any activity upon the street façade of a building and street scene. 
c. The extent to which the principle of building to the street frontage and ensuring buildings contribute to 

a high quality public environment is reinforced. 
d. The extent to which main entrances, openings and display windows face the street, and visual and 

physical connections are maintained between building interiors and public spaces contributing to the 
vitality and safety of the public space. 

e. Any effect on maintaining sunlight access and outlook for interior spaces, and those of neighbouring 
buildings. 

 

15.8.4.4 Residential Activity  [13.2.3.4] 

a. In relation to minimum unit size, whether: 
i. the floor space available and the internal layout represents a viable residential unit that would 

support the amenity of current and future occupants and the surrounding neighbourhood; 
ii. other onsite factors compensate for a reduction in unit sizes e.g. communal facilities; 
iii. the balance of unit mix and unit sizes within the overall development is such that a minor reduction 

in the area of a small percentage of the overall units may be  warranted; 
iv. the units are to be a part of a development delivered by a social housing provider and have been 

specifically designed to meet atypical housing needs; and 
v. the nature and duration of activities proposed may warrant a reduced unit size to operate e.g. very 

short term duration. 
b. In relation to the amount of storage and waste management spaces, whether: 

i. indoor service areas have been provided to compensate for the reduced or lack of outdoor service 
areas; and 

ii. there are effects on amenity within the site, and of adjoining sites including public spaces. 
c. In relation to the configuration of storage and waste management space, whether: 

i. the extent to which the reduction in outdoor living space and/or its location will adversely affect the 
ability of the site to provide for the outdoor living needs of likely future residents of the site. 

d. In relation to outdoor living space, whether: 
i. the extent to which the reduction in outdoor living space and/or its location will adversely affect the 

ability of the site to provide for the outdoor living needs of likely future residents of the site. 
e. In relation to residential activity in the first 10m depth of ground floor that fronts the street: 

i. the effect on the pattern of adjacent activities and the continuity of the shopping frontage; 
ii. any adverse effects on pedestrians and street life; and 
iii. the visual impact of any residential activity upon the street façade of a building and street scene. 
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15.8.5 Matters of Discretion for Built Form Standards [13.2.4] 
 

15.8.5.1 Building Setback and Continuity  [13.2.4.1] 

a. The extent to which buildings are of sufficient height to enclose the street taking into account the scale 
of surrounding buildings. 

b. The extent to which buildings are already aligned with the street frontage in the vicinity of  the site, 
and the likelihood of future buildings on sites in the vicinity being aligned with the street frontage if 
they currently do not contain buildings. 

c. Whether a setback is needed to enable high amenity private open space, and whether this will be 
integrated with public open space. 

d. The effect on adjacent activities and sites, on utilisation of the street, including by pedestrians, and on 
the safe and efficient functioning of transport networks in not providing for continuity of building 
frontage. 

e. The principles of CPTED. 
 

15.8.5.2 Verandas [13.2.4.2] 

a. The present and anticipated volume of pedestrian movement in the vicinity of the building concerned 
and any adverse effect on pedestrians. 

b. The effect of not providing a veranda or other weather protection upon the use, design and 
appearance of the building and of adjoining buildings, the continuity of the veranda provision along 
the street, and the continuity of the street façade. 
 

15.8.5.3 Sunlight and Outlook for the Street [13.2.4.3] 

a. Any effect on the sense of openness and/or the admission of sunlight to the street. 
b. The dominance of buildings on the street environment and the incidence of wind funnelling effects at 

street level. 
 

15.8.5.4 Minimum Number of Floors [13.2.4.4] 

a. The effect of a reduced number of floors on defining the street edge, and providing a sense of 
enclosure for the street taking into account the scale of surrounding buildings or anticipated future 
buildings on surrounding sites.  

b. Maintaining continuity of built form, including in relation to adjoining properties. 
 

15.8.5.5 Flexibility in Building Design for Future Uses [13.2.4.5] 

a. The extent to which a reduced height will preclude future alternative uses on the ground floor. 
b. The effect of the reduced height on the continuity of built form with adjacent properties. 

 

15.8.5.6 Location of Onsite Car Parking [13.2.4.6] 

a. The extent to which proposed car parks dominate the streetscape or disrupt the built edge continuity. 
b. The extent to which any car parking and associated driveways disrupt active frontages, and 

pedestrian circulation and safety. 
c. Any effect of the placement of car parking on the ability to accommodate activity at ground floor level 

contributing to an active building frontage. 
 

15.8.5.7 Fencing and Screening Structures [13.2.4.7] 

a. The extent to which a taller screening structure or reduction in visual transparency may be more 
visually appropriate or suited to the character of the site or area, or is appropriate to provide privacy or 
security; and 
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b. The extent to which the screening structure is varied in terms of incorporating steps, changes in 
height, variety in materials, or incorporates landscaping and avoids presenting a blank, solid facade to 
the street or Central City Community Parks Zone, Central City Water and Margins Zone or 
[Crown #3721.621] Avon River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown 
#3721.734, #3721.735].and 

c. The extent to which taller fencing or screening and/or reduced transparency has adverse 
effects on the actual or perceived safety for users of the adjoining public space and any 
CPTED principles adopted in the design of fencing and/or screening to mitigate effects. 
[Canterbury District Health Board #3696.13] 

 

15.8.5.8 Screening of Outdoor Storage and Service Area/ Spaces [13.2.4.8] 

a. The extent to which the lack of screening of any outdoor storage or service space, or not positioning 
the space behind the principal building, will impact on the visual amenity of the street scene or the 
amenity of any adjoining site. 

b. Any adverse effect of siting storage or service space elsewhere within the site that is not visible from 
any adjoining site or public road.  

 

15.8.5.9 Sunlight and Outlook at Boundary with a Central City Residential or Guest Accommodation 
Zone [13.2.4.9] 

a. Any adverse effect on the enjoyment of residential amenity within sites in adjoining Central City 
Residential or Guest Accommodation Zones, particularly on outdoor living spaces or main living areas 
of residential units; 

b. The extent of increased shadowing and any adverse visual effects on neighbouring properties; 
c. Any proposed landscaping provision adjacent to the boundary, and whether it would mitigate the 

effect on outlook from any affected residential property or have an adverse effect on the enjoyment of 
those properties; and 

d. The presence of any non-residential activity on sites within any building in Central City Residential or 
Guest Accommodation Zone and the sensitivity of those activities to effects on their amenity.  

 

15.8.5.10 Minimum Separation from the Boundary with a Central City Residential or Guest 
Accommodation Zone [13.2.4.10] 

a. Any adverse effect on the enjoyment of residential amenity within sites in adjoining Central City 
Residential or Guest Accommodation Zones, particularly on outdoor living spaces or main living areas 
of residential units; 

b. The extent of increased shadowing and any adverse visual effects on neighbouring properties; 
c. Any proposed landscaping provision adjacent to the boundary, and whether it would mitigate the 

effect on outlook from any affected residential property or have an adverse effect on the enjoyment of 
those properties; 

d. The presence of any non-residential activity on sites or within any buildings in adjoining Central City 
Residential or Guest Accommodation Zones and the sensitivity of those activities to effects on their 
amenity; 

e. Any effects on the amenity of the balcony or habitable space as a consequence of a reduced setback 
distance from the boundary; and 

f. The effect of any reduced landscaping on visually softening the built form, and on the amenity of 
activities on adjoining sites. 
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15.9 Rules- Commercial Central City Mixed Use zone 

15.9.1 How to Use the Rules [13.3.2.1] 

 
15.9.1.1 The Rules that apply to activities in the Commercial Central City Mixed Use Zone are 
contained in: 

a. The Activity Status Tables (including Activity Specific Standards) in Rule 15.9.2; and  
b. Built Form Standards in 15.9.3. 

[13.3.2.1.1] 
 

15.9.1.2 The Activity Status Tables and Standards in the following Chapters also apply to activities in 

all areas of the Commercial Central City Business zone (where relevant): 

5 Natural Hazards; 

6 General Rules and Procedures 

7  Transport;  

8  Subdivision, Development and Earthworks;  

9  Natural and Cultural Heritage;  

11  Utilities and Infrastructure; and  

12  Hazardous Substances and Contaminated Land.  

[Council #3723.874, Crown #3721.585] 

 

15.9.2 Activity Status Tables – Commercial Central City Mixed Use Zone [13.3.2.2] 

 
15.9.2.1 Permitted Activities [13.3.2.2.1] 

In the Commercial Central City Mixed Use Zone the activities listed below are permitted activities if they 
comply with any Activity Specific Standards set out in this table and the Built Form Standards in Rule 
15.9.3. 
 

Activities may also be restricted discretionary, discretionary, or non-complying, as specified in Rules 
15.9.2.3 to 15.9.2.5 below. 

 

Activity Activity Specific Standards 

P1 Retail activity a. Retail activities within the Large Format Retail areas 
(as identified on the Central City Core, Frame, 
Large Format Retail, and Health, Innovation, Retail 
and South Frame Pedestrian Precincts Planning 
Map) shall only consist of one or more of the 
following: 
i. the display and sale of goods produced, 

processed or stored on the site and ancillary 
products; 

ii. second hand goods outlet; 
iii. food and beverage outlet; 
iv. general convenience stores where grocery 

items are offered for sale; and 
v. any other retail activity provided that the 

minimum Gross Leasable Floor Area for any 
individual retail activity tenancy is 450m2. 

b. Retail activity outside the Large Format Retail areas 
(as identified on the Central City Core, Frame, 
Large Format Retail, and Health, Innovation, Retail 
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and South Frame Pedestrian Precincts Planning 
Map) shall only consist of one  or more of the 
following except where specified in (c) below: 
i. the display and sale of goods produced, 

processed or stored on the site and ancillary 
products up to 20% of the net floor area on the 
site used to produce, process or store these 
goods, or 350m2 retail floor space, whichever 
is the lesser; 

ii. second hand goods outlet; 
iii. food and beverage outlet; 
iv. small scale general convenience store where 

grocery items are offered for sale with a 
maximum Gross Leasable Floor Area of 
250m2; and 

v. one supermarket with a maximum Gross 
Leasable Floor Area of 2500m2 located within 
the Commercial Central City Mixed Use Zone 
block bounded by Manchester, Salisbury and 
Madras Streets. 

Note: For the purpose of this Rule a supermarket 
is a self-service retail shop primarily selling a 
wide range of fresh produce, meat and other 
foodstuffs and a wide range of packaged food 
and non-food grocery items. 
Crown [Crown #3721.35] 
 

(c) Retail activity fronting Colombo Street between 
Kilmore Street and Salisbury Street shall be limited 
to 
i. a maximum tenancy size of 150 m2; 
ii. the ground floor of any building 
iii. have a frontage adjoining Colombo Street. 
[Peterborough Village 3233.32] 

P2 Yard-based suppliers Nil 

P3 Trader suppliers Nil 
P4 Service stations Nil 

P5 Commercial services a. Offices and Commercial Services shall only be 
ancillary to any permitted activity located on the site, 
or: 

b. where non-ancillary office tenancies or 
Commercial Services are proposed on a site:  

i. individual tenancies shall not exceed 450m2 
Gross Leasable Floor Area; and 

ii. the total area used for offices or Commercial 
Services shall not exceed 450m2 gross 
leasable floor area per site, or 450m2 gross 
leasable floor area per 500m2 of land area; 
whichever is greater.   
This limit may be exceeded where offices or 
commercial services form part of a mixed use 
development comprising residential activities, 
in which case the offices and commercial 
services collectively shall not exceed 50% of 
Gross Leasable Floor Area of the overall 
development. 

P6 Office 
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P7 Entertainment facility Nil 

P8 Recreational Facility Nil 
P9 Gymnasium Nil 

P10 Community facility Nil 
P11 Education activity Nil 

P12 Day Care facility Nil 

P13 Pre-School Nil 
P14 Health Care facility Nil 

P15 Spiritual facility Nil 
P16 Residential activity 

 
 
 

a. Each Residential unit shall be provided with an 
outdoor service area contained within the net area 
of the site with a minimum area of 5m2 and each 
dimension being a minimum of 1.5m, except that: 
i. an indoor area or areas with a minimum 

volume of 3m3 may be provided in lieu of any 
outdoor service area; or 

ii. if a communal outdoor service space with a 
minimum area of 10m2 is provided within the 
site, the outdoor service space may reduce to 
3m2 for each residential unit. 

b. The minimum net floor area for any residential unit 
(including toilets and bathrooms but excluding car 
parking, garaging, or balconies allocated to each 
unit) shall be: 
i. studio 35m2; 
ii. 1 bedroom 45m2; 
iii. 2 bedrooms 70m2; and 
iv. 3 bedrooms or more 90m2. 

c. Each residential unit without a habitable space on 
the ground floor shall have 20m2 of outdoor living 
space provided that: 
i. a minimum of 10m2 of the area, with each 

dimension being a minimum of 1.5m, shall be 
provided as a private balcony,  located 
immediately  outside and accessible from an 
internal living area of the residential unit; and  

ii. the balance of the required 20m2 not provided 
by private balconies can be provided in a 
communal area, with each dimension being a 
minimum of 4m that is available for the use of 
all site residents. 

Note: Balconies can be recessed, cantilevered or 
semi recessed. 
d. Each residential unit with a habitable space on 

the ground floor shall have 20m2 of outdoor living 
space immediately outside and accessible from 
internal living area of the residential unit. 

e. Any Outdoor service space or Outdoor living 
space shall not be used for car parking or 
access. 

 

P17 Guest Accommodation Nil 
P18 Industrial Activity Nil 

P19 Motor Servicing Facility Nil 
P20 Drive through service 

[McDonalds #3699.63] 
Nil 
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P21 Retirement village [Ryman 
#3317.12] 
 
Refer to Built form standards for 
rules that do not apply to 
Retirement villages. [Ryman 
#3317.12] 

a. Nil 

 

15.9.2.2 Controlled Activities [13.3.2.2.2] 

There are no controlled activities 
 

15.9.2.3 Restricted Discretionary [13.3.2.2.3] 

The activities listed below are restricted discretionary activities. 
 
Discretion to grant or decline consent and impose conditions is restricted to the Matters of Discretion set 
out in 15.9.4 and 15.9.5 for each standard, as set out in the following: 

 

Activity 
The Council’s discretion shall be limited to the 

following matters: 

RD1 Any Residential Activity under 
P16 that does not meet one or 
more of the Activity Specific 
Standards specified in Rule 
15.9.2.1 unless otherwise 
specified. 
 
Any application arising from 
non-compliance with this 
rule will not require written 
approvals and shall not be 
limited or publicly notified. 

Residential Activity – 15.9.4.1 

RD2 Any permitted activity that 
does not meet one or more of 
the Built Form Standards 
unless otherwise specified. 

a. Landscaping and trees – 15.9.5.1 
b. Maximum Building height - 15.9.5.2. 
c. Flexibility in building design for future uses – 15.9.5.3. 
d. Fences and screening structures – 15.9.5.4. 
e. Screening of outdoor storage and Service Areas / 

Spaces - 15.9.5.5. 
f. Sunlight and outlook at boundary with a Residential 

Zone - 15.9.5.6. 
g. Minimum separation from the boundary with Residential 

Zone – 15.9.5.7. 
h. Water supply and access for fire fighting – 15.8.3.9 

[Crown #3721.609, #3721.645] 

 

RD3 Retirement villages that do 
not comply with any one or 
more of the Built form 
standards unless otherwise 
specified. [Ryman #3317.13] 

a. Landscaping and trees – 15.9.5.1 
b. Maximum Building height - 15.9.5.2. 
c. Flexibility in building design for future uses – 

15.9.5.3. 
d. Fences and screening structures – 15.9.5.4. 
e. Screening of outdoor storage and Service Areas / 

Spaces - 15.9.5.5. 
f. Sunlight and outlook at boundary with a Residential 
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Zone - 15.9.5.6. 
g. Minimum separation from the boundary with 

Residential Zone – 15.9.5.7. 
h. Water supply and access for fire fighting – 15.8.3.9 

[Crown #3721.609, #3721.645] 
 

 

15.9.2.4 Discretionary Activities [13.3.2.2.4] 

The activities listed below are discretionary activities. 
 

Activity 

D1 Parking Lot / Parking Building. 

D2 Any activity not provided for as permitted, restricted discretionary or non-complying. 

 

15.9.2.5 Non-Complying Activities [13.3.2.2.5] 

The activities listed below are non-complying activities. 
 

Activity 

NC1 Any retail activity under P1 that does not meet one or more of the Activity Specific 

Standards specified in Rule 15.9.2.1. 

NC2 Any Commercial Service or Office under P5, P6 that does not meet one or more of 

the Activity Specific Standards specified in Rule 15.9.2.1. 

 

 

15.9.3 Built Form Standards – Commercial Central City Mixed Use Zone [13.3.2.3] 

The following Built Form Standards shall be met by all permitted activities and for restricted discretionary 
activities unless otherwise stated. 
 

15.9.3.1 Landscaping and Trees [13.3.2.3.1] 

a. Where buildings do not extend to the road boundary of a site, a 2m wide landscape strip, as a 
minimum, shall be provided along the full frontage of the site and this area shall be planted in a 
combination of shrubs, trees and grasses, except that for any areas required for access or outdoor 
courtyards used by patrons in association with food and beverage outlets, a landscape strip is not 
required; 

b. Trees planted to meet this Rule shall consist of one tree planted for every 10m of boundary; 
c. Trees shall be capable of reaching a minimum height at maturity of 8m and which shall not be less 

than 1.5m high at the time of planting;  
d. In addition, a minimum of 5% of the total site area shall be set aside as a landscaped area/s, 

consisting of a combination of shrubs, trees and grasses. The landscaped area/s may include any 
landscape strip required under (a) above. This requirement does not apply to sites built to the full 
extent of boundaries of the site; and 

e. All landscaping shall be maintained, and if dead, diseased, or damaged, shall be replaced. 
 
This rule shall not apply to the site of the Cathedral of the Blessed Sacrament at 136 Barbadoes 
Street. [Roman Catholic Bishop of the Diocese of Christchurch #3692.23] 
 

Comment [MSVN149]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 

 

15.9.3.2 Maximum Building Height [13.3.2.3.2] 

 
a. The maximum height of all buildings shall be in accordance with the Central City Maximum Building 

Height Planning Map;, except that 
b. The maximum height of all buildings on the site of the Roman Catholic Cathedral and 

Cathedral House, being land at 122 - 140 Barbadoes Street shall be 14 metres. [Council 
#3723.898] 

 
Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 
 

15.9.3.3 Flexibility in Building Design for Future Uses [13.3.2.3.3] 

a. All buildings shall be designed so as to provide: 
 
i. a minimum distance between the top of the ground floor surface to and  the lowest point of the 

first floor surfacebottom of the first floor slab shall beof [Evidence of Rachel Eaton for the 
Crown, p15, para. 7.13] of 3m; 

Where there is a beam or other structural support for the floors above, tThe measurement 
shall be made from the ground floor surface to the bottom of the beam or other structural 
support beneath the ceilingfloor slab above. [Carter Group 3602.17]; and 

 
This rule shall not apply to buildings for Residential activity or a Retirement Village except 
where they are within 10 metres of a road boundary. [Ryman 3317.14] 

 
ii. a minimum depth of 10m for a ground floor that fronts the street. 

 
This rule shall not apply to the site of the Cathedral of the Blessed Sacrament at 136 Barbadoes Street. 
[Roman Catholic Bishop of the Diocese of Christchurch #3692.23] 

 
Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 
 

15.9.3.4 Fencing and Screening Structures [13.3.2.3.4] 

a. The maximum height of any fence or screening structure located within 4.5m of a road boundary, or 
Central City Open Space Community Parks Zone, Central City Open Space Water and Margins 
Zone [Council #3723.874, Crown #3721.585] or Avon River Precinct (Papa o OtakaroTe Papa 
Ōtākaro) Zone [Crown #3721.734, #3721.735] shall be: 
i. where at least 50% of the fence structure is visually transparent: 2m; and 
ii. where less than 50% of the fence structure is visually transparent: 1.2m. 

 
Except that a. shall not apply to fences or other screening structures located on an internal boundary 
between two properties zoned Central City Residential and Central City Mixed Use. 
 
Note: For the purposes of this rule, a fence or other screening structure is not the exterior wall of a 
building or accessory building. 
 
Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 
 

Comment [MSVN150]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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15.9.3.5 Screening of Outdoor Storage and Service Areas / Spaces [13.3.2.3.5] 

a. Any outdoor storage or service areas / spaces shall be located to the rear of the principal building on 
the site; and 

b. Any outdoor storage or service areas/spaces shall be screened from any adjoining site by 
landscaping, fence, wall or a combination of not less than 1.8m high. 

 
Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 
 

15.9.3.6 Sunlight and Outlook at Boundary with a Central City Residential, Guest Accommodation, 
Open Space Community Parks, Open Space Water and Margins [Council #3723.874, Crown 
#3721.585] or Avon River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown #3721.734, 
#3721.735] [13.3.2.3.6] 

a. Where a site shares an internal boundary with a Central City Residential or Guest Accommodation 
Zone, in relation to that boundary, buildings shall not project beyond a building envelope constructed 
by recession planes as indicated in Appendix 15.10.9 from points 2.3m above internal boundaries as 
though the site were zoned the same Central City Residential or Guest Accommodation Zone; and 

b. Where a site adjoins a site in any Central City Open Space Community Parks Zone, Central City 
Open Space Water and Margins Zone [Council #3723.874, Crown #3721.585] or Avon River 
Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown #3721.734, #3721.735], in relation to that 
boundary, buildings shall not project beyond a building envelope constructed by recession planes as 
indicated in Appendix 15.10.9 from points 2.3m above internal boundaries adjoining those zones. 

 
The level of site boundaries shall be measured from filled ground level, except where the site on the other 
side of the internal boundary is at a lower level, then that lower level shall be adopted.  
 
Note: There is no recession plane requirement for sites located in the Commercial Central City Mixed Use 
Zone that adjoin sites also zoned Central City Mixed Use. 
 

Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 

 

15.9.3.7 Minimum Separation from the Boundary with a Central City Residential or Guest 
Accommodation Zone [13.3.2.3.7] 

a. Buildings shall be setback from the boundary of any Central City Residential or Guest 
Accommodation Zone by a minimum of 3m, except that where there is a shared wall with a building 
within a Central City Residential or Guest Accommodation Zone no setback is required; 

b. For residential activities there shall be no minimum building setback from internal boundaries other 
than from the boundary of any Central City Residential or Guest Accommodation Zone, except where 
a balcony or the window of any habitable space faces an internal boundary and there is no other 
direct daylight available to that habitable space, then the balcony or window shall not be located 
within 3m of any internal boundary; 

c. Any required building setback under (a) shall be landscaped for its full width and length and this area 
planted in a combination of shrubs, trees and grasses including a minimum of 1 tree for every 10m of 
boundary length capable of reaching a minimum height at maturity of 8m and shall not be less than 
1.5m at the time of planting; and 

d. All landscaping within the setback shall be maintained, and if dead, diseased or damaged, shall be 
replaced. 

 

Any application arising from non-compliance with this rule will not require written approvals and shall not 
be limited or publicly notified. 
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15.9.3.8 Water supply for fire fighting  

 

Provision for sufficient water supply and access to water supplies for fire fighting shall be 

made available to all buildings (excluding accessory buildings that are not habitable buildings) 

via Council’s urban fully reticulated water supply system in accordance with the New Zealand 

Fire Service Fire Fighting Water Supplies Code of Practice (SNZ PAS: 4509:2008) 

 

Any application arising from this rule will not require the written approval of any entity except 

the New Zealand Fire Service Commission and shall not be fully publicly notified. Limited 

notification, if required, shall only be to the New Zealand Fire Service Commission. 
[Crown #3721.610, #3721.644] 

 

15.9.4 Matters of Discretion for Non-Compliance with Activity Specific 
Standards [13.3.3] 
 

15.9.4.1 Residential Activity [13.3.3.1] 

a. In relation to minimum unit size, whether: 
i. the floor space available and the internal layout represents a viable residential unit that would 

support the amenity of current and future occupants and the surrounding neighbourhood; 
ii. other onsite factors compensate for a reduction in unit sizes e.g. communal facilities; 
iii. the balance of unit mix and unit sizes within the overall development is such that a minor reduction 

in the area of a small percentage of the overall units maybe warranted; 
iv. the units are to be a part of a development delivered by a social housing provider and have been 

specifically designed to meet atypical housing needs; and 
v. the nature and duration of activities proposed may warrant a reduced unit size to operate e.g. very 

short term duration. 
b. In relation to the amount of storage and waste management spaces, whether: 

i. the extent to which indoor service areas have been provided to compensate for the reduced or 
lack of outdoor service; and 

ii. the effects on amenity within the site, and of adjoining sites including public spaces. 
c. In relation to the configuration of storage and waste management space, whether: 

i. the extent to which the reduction in outdoor living space and/or its location will adversely affect the 
ability of the site to provide for the outdoor living needs of likely future residents of the site. 

d. In relation to outdoor living space, whether: 
i. the extent to which the reduction in outdoor living space and/or its location will adversely affect the 

ability of the site to provide for the outdoor living needs of likely future residents of the site. 
e. In relation to residential activity in the first 10m depth of ground floor that fronts the street: 

i. the effect on the pattern of adjacent activities and the continuity of the shopping frontage; 
ii. any adverse effects on pedestrians and street life; and 
iii. the visual impact of any residential activity upon the street façade of a building and street scene. 
 

15.9.5 Matters of Discretion for Built Form Standards [13.3.4] 

 

15.9.5.1 Landscaping and Trees [13.3.4.1] 

a. The effect of any reduced landscaping on visual softening of the built form, connecting the built form 
with public spaces such as the street, and establishing a strong and integrated streetscape; 

b. The effect of any reduced landscaping in relation to the scale and appearance of buildings on the site; 
c. The effect of any reduction in landscaping, in respect to the visual appearance of any open spaces on 

the site, car parking or vehicle storage and loading areas; and 
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d. Any adverse effect on providing an open view between buildings and the street, maintaining safety, 
security and achieving CPTED. 

 

15.9.5.2 Maximum Building Height [13.3.4.2] 

a. The impact on ensuring an increase in building height closer to the core of the Central City and 
generally a graduation down in height out to the edges of the Central City; 

b. The effect of increased building height on the amenity of adjoining sites and activities, particularly 
where they are subject to lower maximum height restrictions; and 

c. The effect of increased building height and associated floor space on the distribution of development 
across the Central City Business and Mixed Use Zones. 

 

15.9.5.3 Flexibility in Building Design for Future Uses [13.3.4.3] 

a. The extent to which building design remains capable of readily being able to cater for a range of 
alternative activities to meet changing demands for land uses and buildings; and 

b. Any particular aspects of a proposed activity that necessitates a different floor to floor height. 
 

15.9.5.4 Fences and Screening Structures [13.3.4.4] 

a. The extent to which a taller screening structure or reduction in visual transparency may be more 
visually appropriate or suited to the character of the site or area, or is appropriate to provide privacy or 
security; and 

b. The extent to which the screening structure is varied in terms of incorporating steps, changes in 
height, variety in materials, or incorporates landscaping and avoids presenting a blank, solid facade to 
the street or Central City Open Space Community Parks Zone, Central City Open Space Water 
and Margins Zone [Council #3723.874, Crown #3721.585] or Avon River Precinct (Papa o 
OtakaroTe Papa Ōtākaro) Zones [Crown #3721.734, #3721.735]. 

c. The extent to which taller fencing or screening and/or reduced transparency has adverse 
effects on the actual or perceived safety for users of the adjoining public space and any 
CPTED principles adopted in the design of fencing and/or screening to mitigate effects. 
[Canterbury District Health Board #3696.13] 

 

15.9.5.5 Screening of  Outdoor Storage and Service Areas / Spaces [13.3.4.5] 

a. The extent to which the lack of screening of any outdoor storage or service space, or not positioning 
the space behind the principal building, will impact on the visual amenity of the street scene or the 
amenity of any adjoining site; and 

b. Any adverse effect of siting storage or service space elsewhere within the site that is not visible from 
any adjoining site or public road. 

 

15.9.5.6 Sunlight and Outlook at Boundary with a Central City Residential, Guest Accommodation, 
Open Space Community Parks Zone, Open Space Water and Margins [Council #3723.874, 
Crown #3721.585]or Avon River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown 
#3721.734, #3721.735] [13.3.4.6] 

a. Any adverse effect on the enjoyment of residential amenity within sites in adjoining Central City 
Residential or Guest Accommodation Zones, particularly on outdoor living spaces or main living areas 
or mainof residential units;  

b. The extent of increased shadowing and any adverse visual effects on neighbouring properties;  
c. Any proposed landscaping provision adjacent to the boundary, and whether it would mitigate the 

effect on outlook from any affected residential property or have an adverse effect on the enjoyment of 
those properties; and 
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d. The presence of any non-residential activity on sites or within any buildings in adjoining Central City 
Residential or Guest Accommodation Zones and the sensitivity of those activities to effects on their 
amenity. 

 

15.9.5.7 Minimum Separation from the Boundary with a Central City Residential or Guest 
Accommodation Zone [13.3.4.7] 

a. Any adverse effect on the enjoyment of residential amenity within sites in adjoining Central City 
Residential or Guest Accommodation Zones, particularly on outdoor living spaces or main living areas 
of residential units; 

b. The extent of increased shadowing and any adverse visual effects on neighbouring properties; 
c. Any proposed landscaping provision adjacent to the boundary, and whether it would mitigate the 

effect on outlook from any affected residential property or have an adverse effect on the enjoyment of 
those properties; 

d. The presence of any non-residential activity on sites or within any buildings in adjoining Central City 
Residential or Guest Accommodation Zones and the sensitivity of those activities to effects on their 
amenity; 

e. Any effect on the amenity of the balcony or habitable space as a consequence of a reduced setback 
distance from the boundary; and 

f. The effect of any reduced landscaping on visually softening the built form, and on the amenity of 
activities on adjoining sites. 
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15.10 Rules- Commercial Central City (South Frame) Mixed Use 
zone 

15.10.1 How to Use the Rules [13.4.2.1] 

 
15.10.1.1 The Rules that apply to activities in the Central City (South Zone) Mixed Use Zone are 
contained in: 

a. The Activity Status Tables (including Activity Specific Standards) in Rule 15.10.2; and  
b. Built Form Standards in 15.10.3. 
[13.4.2.1.1] 

 

15.10.1.2 The Activity Status Tables and Standards in the following Chapters also apply to activities 

in all areas of the Commercial Central City Business zone (where relevant): 

5 Natural Hazards; 

6 General Rules and Procedures 

7  Transport;  

8  Subdivision, Development and Earthworks;  

9  Natural and Cultural Heritage;  

11  Utilities and Infrastructure; and  

12  Hazardous Substances and Contaminated Land.  

[Council #3723.874, Crown #3721.585] 

 

15.10.2 Activity Status Tables – Commercial Central City (South Frame) Mixed Use Zone 
[13.4.2.2] 

 
15.10.2.1 Permitted Activities [13.4.2.2.1] 

In the Commercial Central City (South Frame) Mixed Use Zone the activities listed below are Permitted 
Activities if they comply with all Activity Specific Standards set out in this table and the Built Form 
Standards in 15.10.3. 
 

Activities may also be Restricted Discretionary, Discretionary, or Non-complying, as specified in Rules 
15.10.2.3 – 15.10.2.5 below. 

 

Activity Activity Specific Standards 

 
P1 

 
Retail activity 
 
 

a. Retail activity (other than retail activities with 
frontage to Colombo Street and within the 
Innovation Precinct) shall consist only of one or 
more of the following: 
i. the display and sale of goods produced or 

processed on the site and ancillary products, for 
up to 20% of the net floor area of the site used to 
produce or process these goods, or up to 350m² 
retail floor space, whichever is the lesser; 

ii. food and Beverage outlets; 
iii. small scale general convenience stores where 

grocery items are offered for sale with a 
maximum gross leasable floor area of 250m²; 
and 

iv. retailing that is ancillary to the dispensing of 
medicine on Part Lot 1 Deposited Plan 11323. 

b. For sites with frontage to Colombo Street and High 
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Street: 
i. the maximum gross leasable floor area for each 

retail activity tenancy shall be 150m²; and 
ii. retail activities on Colombo Street and High 

Street shall only occupy the ground floor of any 
building. 

c. Retail activity, within the Innovation Precinct, where 
the activity does not have frontage to High Street, 
shall 
consist only of one or more of the following: 
i. the display and sale of goods produced or 

processed on the site and ancillary products, for 
up to 20% of the net floor area of the site used to 
produce or process these goods, or up to 350m² 
of retail floor space, whichever is the lesser;  

ii. food and beverage outlets; and 
iii. small scale general convenience stores where 

grocery items are offered for sale with a 
maximum gross leasable floor area of 250m². 

P2 Commercial Services Outside the Health Precinct and/or the Innovation 
Precinct: 

a. Where offices or commercial services are proposed 
on a site, individual tenancies shall not exceed 
450m² of gross leasable floor area; and 

b. The total area used for offices and commercial 
services shall not exceed 450m² of gross leasable 
floor area per site, or 450m² of gross leasable floor 
area per 500m² of land area; whichever is greater. 
This limit may be exceeded where offices or 
commercial services form part of a mixed use 
development comprising residential activities, in 
which case the offices and commercial services 
collectively shall not exceed 50% of the gross 
leasable floor area of the overall development. 
 

Within the Innovation Precinct: 
c. Any single commercial service or office tenancy in 

the city block bounded by Tuam, Manchester, St 
Asaph and High Streets shall not occupy more than 
450m² of gross leasable floor area.  
For the purposes of this Rule, gross leasable floor 
area shall exclude any floor area used for pedestrian 
arcades that are available for public thoroughfare 
during building opening hours, and communal: 
i. reception areas; 
ii. meeting rooms; 
iii. kitchens and staff lunch rooms; 
iv. copy and file rooms; 
v. computer server rooms; and 
vi. workshops and testing facilities 

where the use of such rooms is shared between more 
than one tenancy. 

P3 Office 

P4 Entertainment facility Nil 
P5 Recreational activity Nil 

P6 Gymnasium Nil 
P7 Community facility Nil 
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P8 Education activity Nil 

P9 Day Care facility Nil 
P10 Pre-School facility Nil 

P11 Health facility Nil 
P12 Spiritual facility Nil 

P13 Residential activity 
 
 

a. Each residential unit shall be provided with at least 
3m² of outdoor or indoor service space at ground 
floor level for the dedicated storage of waste and 
recycling bins. 

b. The required space for each residential unit shall be 
provided either individually, or within a dedicated shared 
communal space, but shall not be located between the 
road boundary and any habitable room. [Crown 
#3721.651] 
c.b The minimum net floor area (including toilets and 
bathrooms but excluding car parking, garaging and 
balconies)  for any residential unit shall be: 

i. studio 35m²; 
ii. 1 bedroom 45m²; 
iii. 2 bedrooms 70m²; and 
iv. 3 or more bedrooms 90m². 
[Crown #3721.652] 

d.c Each residential unit with a habitable space on the 
ground floor shall have 10m² of outdoor living space that 
is immediately outside and accessible from an internal 
living area of the residential unit. 
 
e. Each residential unit without a habitable space on the 
ground floor shall have 10m² of outdoor living space 
provided that: 

i. a minimum of 5m² of the area, with each 
dimension being a minimum of 1.5 m, shall be 
provided as a private balcony located 
immediately outside and accessible from an 
internal living area of the residential unit; and 

ii. the balance of the required 10m² that is not 
provided by private balconies can be provided in 
a communal area, with each dimension being a 
minimum of 4m that is available for the use of all 
site residents. 

Note: Balconies can be recessed, cantilevered or 
semi recessed. 
 

f.d. Any Outdoor service space or Outlivingdoor living 
space shall not be used for car parking or access. 
g.e. There shall be no minimum building setback from 

internal boundaries; except where a balcony or window 
of any habitable space faces an internal boundary and 
there is no other direct daylight available to that 
habitable space, in which case the balcony or window 
shall not be located within 3m of any internal boundary. 

P14 Guest Accommodation and Hotels Nil 

P15 Tertiary Education and Research 
Facilities 

Nil 
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15.10.2.2 Controlled Activities [13.4.2.2.2] 

There are no controlled activities. 
 

Activity Council’s control shall be limited to: 
C1 Activities P1 to P15 requiring consent 

under built form standard 15.10.3.10 

(a). 

 

Any application arising from non-

compliance with this rule will not 

require written approvals and shall 

not be limited or publicly notified. 
[Carter Group #3602.19] 

The Council’s control is reserved to the 
following matters: 
a. That the new building or addition to a 
building is built in accordance with the 
urban design certification. 
 
 
 
 
 

 

15.10.2.3 Restricted Discretionary Activities [13.4.2.2.3] 

The activities listed below are restricted discretionary activities 
 
Discretion to grant or decline consent and impose conditions is restricted to the Matters of Discretion set 
out in 15.10. 
4 and 15.10.5 for each standard, as set out in the following table. 

 

Activity Matters of Discretion 

RD1 Any activity involving: 
a. the erection of any new 

buildings; 
b. the external alteration to any 

existing buildings; and 
c. the use of any part of a site 

not undertaken in a building, 
which is visible from a 
public space. 

 
Except that this Rule shall not 
apply to demolition, repairs, 
maintenance, seismic, fire and 
access building code upgrades 
and signage. 
Activities P1 to P15 requiring 

consent under built form 

standard 15.10.3.10 (b). 

[Carter Group #3602.19] 
 
Any application arising from 
non-compliance with this rule 
will not require written 
approvals and shall not be 
limited or publicly notified. 
[Crown #3721.657] 

Urban design – 15.10.4.1. 

RD2 Retail activity that does not comply 
with Activity Specific Standard c. 
for permitted activities P1 in rule 
15.10.2.1. 
 

Retail activities in the Innovation Precinct – 15.10.4.2. 

Comment [MSVN151]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 

Comment [MSVN152]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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Any application arising from 
non-compliance with this rule 
will not require written 
approvals and shall not be 
limited or publicly notified. 
[Crown #3721.658] 

RD3 Commercial services or Offices 
that do not comply with Activity 
Specific Standard c. for permitted 
activities P2 and P3 in rule 
15.10.2.1. 
 
Any application arising from 
non-compliance with this rule 
will not require written 
approvals and shall not be 
limited or publicly notified. 
[Crown #3721.659] 

Offices and commercial services in the Innovation 
Precinct – 15.10.4.3. 

RD4 Residential activity that does not 
meet Activity Specific Standards 
for a permitted activity. 
 
Any application arising from 
non-compliance with this rule 
will not require written 
approvals and shall not be 
limited or publicly notified. 
[Crown #3721.660] 

Residential activities – 15.10.4.4. 

RD5 Any permitted activity that does 
not meet one or more of the Built 
Form Standards in 15.10.3, unless 
otherwise specified.  
 
Any application arising from non-
compliance with this rule will not 
require written approvals unless 
otherwise specified in 15.10.3, 

and shall not be limited or publicly 
notified. [Crown #3721.663] 

a. Building height – 15.10.5.1. 
b. Flexibility in building design for future uses – 

15.10.5.2. 
c. Sunlight and outlook for neighbours – 

15.10.5.3. 
d. Street scene, landscaping and open space – 

15.10.5.4. 
e. Outdoor storage, fencing and screening 

structures – 15.10.5.5. 
f. Active frontage on Colombo Street and High 

Street – 15.10.5.6. 
g. Verandas on Colombo Street and High Street 

– 15.10.5.7. 
h. Minimum number of floors on Colombo Street 

and High Street – 15.10.5.8. 
i. Water supply and access for fire fighting – 

15.8.3.9 [Crown #3721.611, #3721.664] 

 

RD6 Retirement Village 
[Ryman #3317.19]  

a. Retirement villages - 15.11.3.17 [Ryman 
#3317.19] 

b. Urban design – 15.10.4.1. 

 

15.10.2.4 Discretionary Activities [13.4.2.2.4] 

The activities listed below are discretionary activities. 
 

Activity 

3723 CCC - Rebuttal Evidence of Stevenson
Page 125 of 148



Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 73 of 95 

D1 Permanent car parking buildings or lots upon which car parking is the primary activity. 

D2 
Any other activity that is not listed as Permitted, Restricted Discretionary or non-
complying. 

 
Any application arising from non-compliance with Activity D1 within the block bounded by Tuam Street, St 
Asaph Street, Hagley Avenue and Antigua Street will not require written approvals and shall not be 
limited or publicly notified. 
 

15.10.2.5 Non-Complying Activities [13.4.2.2.5] 

The activities listed below are non-complying activities. 
 

Activity 

NC1 
Retail activity that does not comply with Activity Specific Standards a.-b. for permitted 
activities P1 in Rule 15.10.2.1. 

NC2 
Commercial services or Offices that do not comply with Activity Specific Standards a.-b. for 
permitted activities P2 and P3 in Rule 15.10.2.1. 

NC3 Motor Servicing Facility 

NC4 Industrial activity 

NC5 Service stations 

NC6 Trader suppliers 

NC7 Wholesalers and wholesaling 

NC8 Yard based suppliers 

 

15.10.3 Built Form Standards [13.4.2.3] 

The following Built Form Standards shall be met by all permitted activities and for restricted discretionary 
activities unless otherwise stated. 

 

15.10.3.1 Building Height [13.4.2.3.1] 

a. The maximum height of all buildings shall be in accordance with Central City Maximum Building 
Height Planning Map; 

b. Where the maximum permitted height is more than 21m, the maximum road wall height shall be 21m 
except that for Part Lot 1 Deposited Plan 11323 the 21m road wall height shall only apply to the Tuam 
Street road boundary; and 

c. Buildings shall not project beyond a recession plane of 45 degrees applying from the maximum road 
wall height and angling into the site. 

 

15.10.3.2 Flexibility in Building Design for Future Uses [13.4.2.3.2] 

a. All buildings shall be designed so as to provide: 

a minimum distance from the top of the ground floor surface to the bottom of the first floor 
surfaceslab of 3.6m [Evidence of Rachel Eaton for the Crown, p15, para. 7.13](Where there is 
a beam or other structural support for the floors above, tThe measurement shall be made 
from the ground floor surface to the bottom of the beam or other structural support beneath 
the ceilingfloor slab above). [Carter Group 3602.17] 
 
This rule shall not apply to buildings for Residential activity or a Retirement Village except 
where they are within 10 metres of a road boundary. [Ryman 3317.20] 
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and 

i. a minimum depth of 10m for a ground floor that fronts the road, measured from the exterior faces 
of the exterior walls. 

 

15.10.3.3 Sunlight and Outlook [13.4.2.3.3] 

a. Where a site in the Commercial Central City (South Frame) Mixed Use Zone adjoins the northern 
boundary of the South Frame Pedestrian Precinct or the northern boundary of a Central City Open 
Space Community Parks Zone, Central City Water and Margins Zone or Avon River Precinct 
(Papa o Otakaro) Zone [Crown #3721.666], buildings in relation to that boundary shall not project 
beyond a recession plane of 33 degrees applying from a height of 8m above that boundary and 
angling into the site, except that there shall be no recession plane requirement for the boundary of 
Hagley Park; and 

b. The level of site boundaries shall be measured from filled ground level, except that where the 
adjacent site internal boundary is at a lower level, then that lower level shall be adopted; and 

Note: there is no recession plane requirement for the internal boundaries of sites located in the 
Commercial Central City (South Frame) Mixed Use Zone where the adjoining site is also zoned 
Commercial Central City (South Frame) Mixed Use. 

 

15.10.3.4 Street Scene, Landscaping and Open Space [13.4.2.3.4] 

a. On sites that have road frontage to Colombo Street or High Street, buildings shall be built up to these 
boundaries, across the entire width of the Colombo or High Street boundary; 

b. With the exception of sites that have road frontage to Colombo or High Street, the maximum building 
setback from an existing road boundary shall be 4m, except: 

i. Where a garage has a vehicle door facing a Main Distributor or Local Distributor roads, the 
garage shall be set back a minimum of 4.5m from the road boundary unless the garage door 
projects outward, in which case it shall be set back a minimum of 5.5m; 

ii. Where a garage has a vehicle door facing a shared accessway, the garage door shall be set 
back a minimum of 7m, measured from the garage floor to the furthest formed edge of the 
adjacent shared access unless the garage door projects outwards, in which case it shall be 
set back a minimum of 8m. 

c. Where buildings do not extend to the road boundary of a site, a minimum 2m wide landscape strip 
shall be provided along the full frontage of the site that is not built up to [WJ and GW Cockram 
Trusts et al #3589.18, GJ Donnithorne Family Trust #3684.18, 19, 22]. The landscaped areas 

shall be planted in a combination of shrubs, trees and groundcover species; except that for any areas 
required for access, or outdoor courtyards used by patrons in association with food and beverage 
outlets or for residential purposes, a landscape strip is not required; 

d. Where landscaping is required in accordance with (c) above, sites shall be planted with a minimum of 
one tree, plus one additional tree for every 10m of that frontage. Trees shall be capable of reaching a 
minimum height at maturity of 8m and shall not be less than 1.5m high at the time of planting; 

e. On sites adjoining a new road boundary, Central City Open Space Community Parks Zone, Central 
City Water and Margins Zone or Avon River Precinct (Papa o Otakaro) Zone [Crown 
#3721.667], the South Frame Pedestrian Precinct or any road formed within the South Frame 

Pedestrian Precinct, where buildings do not extend to the boundary of these Zones, a landscaping 
strip with a minimum width of 2m shall be provided along these boundaries. The landscaped areas 
shall be planted in a combination of shrubs, trees and groundcover species; except where an open 
space area is to be provided, in which case up to 70% of the landscape area may be paved with 
impermeable surfaces. This requirement does not apply to sites within the Innovation Precinct; 

f. Where landscaping is required in accordance with (d)(e) above [Crown #3721.668], sites shall be 
planted with a minimum of one tree for the first 5m, plus one tree for every additional 5m, of that 
frontage. Trees shall be capable of reaching a minimum height at maturity of 8m and shall not be less 
than 1.5m high at the time of planting, and as trees mature they shall be trimmed to maintain clear 
stems to a minimum of 1.5m above ground level; 
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g. In addition to (b)–(f) above, one tree shall be planted for every 5 ground level uncovered car parking 
spaces provided on the site. Trees shall be planted within or adjacent to the car parking area; 

h. In addition to any landscaping provided under (c), a minimum of 10% of the total site area shall be set 
aside as one or more landscaped or open space areas, consisting of a combination of shrubs, trees 
and grasses, and may include up to 50% impermeable surfaces where such surfaces form part of an 
open space area. This requirement does not apply on sites that have frontage to Colombo Street, 
sites within the Innovation Precinct or sites within Part Lot 1 Deposited Plan 11323, or sites built to the 
full extent of boundaries of the site; and 

i. In addition to (c), on Part Lot 1 Deposited Plan 11323, a minimum of 5% of the total site area shall be 
set aside as one or more landscaped or open space area/s, consisting of a combination of shrubs, 
trees and grasses, and may include up to 50% impermeable surfaces where such surfaces form part 
of an open space area. 

 

Note: For the purpose of this Rule: 
a. “Existing road boundary” means a boundary with the following roads: 

 Tuam Street; 

 St Asaph Street; 

 Durham Street; 

 Madras Street; 

 Manchester Street; 

 Montreal Street; 

 Antigua Street; 

 Hagley Avenue; 

 Lichfield Street; and 

 Oxford Terrace. 
b. “new road boundary” means a boundary with any north–south laneway created within the 

South Frame and that runs between Oxford Terrace and Tuam Street, or Tuam and St Asaph 
Streets; 

c. “open space” means a space that is privately owned and maintained, and can be used as 
either a private or public space for people to gather and recreate; has a minimum width of 4m 
and depth of 3m; and does not include any part of a site used for car parking or vehicular 
access. Open space may be comprised of paved or sealed courtyards, provided that the 
minimum dimensions are met;  

d. “shrubs” means low growing shrubs that reach no higher than 700mm at maturity. 
[Crown #3721.35] 

15.10.3.5 Outdoor Storage, Fencing and Screening Structures [13.4.2.3.5] 

a. Fences and other screening structures located within 4.5m of a road boundary, the South Frame 
Pedestrian Precinct or a Central CityOpen Space Community Park Zone shall not exceed 1.2m in 
height, unless the whole of that structure is at least 80% visibly transparent on each boundary, in 
which case the total height shall not exceed 2m; and [Council #3723.874, Crown #3721.585] 

b. Any outdoor storage or service area(s) shall be screened from any adjoining site held in different 
ownership by landscaping, fence(s), wall(s), building(s) or a combination of these to not less than 
1.2m high. 

 
Note: For the purposes of this Rule, a fence or other screening structure is not the exterior wall of a 
building or accessory building. 
 

15.10.3.6 Active Frontage on Colombo and High Streets [13.4.2.3.6] 

a. In the areas shown as Central City Active Frontage or [Crown #3721.669] Central City Active 

Frontage and Veranda on the Central City Active Frontages and Verandas and Building Setback 
Planning Map, the use of that part of the ground floor of every building, or any part of a site not 
occupied by a building, that is within 10m of the boundary of a road (excluding accessways and 
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service lanes) shall be limited to retail activity, commercial services, entertainment facility, reception 
areas for hotels and guest accommodation, or pedestrian entranceways for any other activity. 

 

15.10.3.7 Verandas on Colombo and High Streets [13.4.2.3.7] 

a. In the areas shown as Central City Active Frontage and Veranda on the Central City Active Frontages 
and Verandas and Building Setback Planning Map, every building that has frontage to Colombo 
Street or High Street shall provide a veranda or other means of weather protection with continuous 
cover for pedestrians. 

 

15.10.3.8 Minimum Number of Floors on Colombo and High Streets [13.4.2.3.8] 

a. The minimum number of floors above ground level for any building with frontage to Colombo Street or 
High Street shall be two (2). 

 
 
15.10.3.9 Water supply for fire fighting  

 

Provision for sufficient water supply and access to water supplies for fire fighting shall be 

made available to all buildings (excluding accessory buildings that are not habitable buildings) 

via Council’s urban fully reticulated water supply system in accordance with the New Zealand 

Fire Service Fire Fighting Water Supplies Code of Practice (SNZ PAS: 4509:2008) 

 

Any application arising from this rule will not require the written approval of any entity except 

the New Zealand Fire Service Commission and shall not be fully publicly notified. Limited 

notification, if required, shall only be to the New Zealand Fire Service Commission. 
[Crown #3721.611, #3721.662] 

 
15.10.3.10 Urban design 

 

A Activity status Applicable to Matters of control or 
discretion 

a. Controlled 
activity 

a. the erection of any new 
buildings; 
b. the external alteration to any 
existing buildings; or 
c. the use of any part of a site not 
undertaken in a building; which is: 
i. visible from a publicly owned and 
accessible space, and 
ii. is certificated by a qualified 
urban design expert on a Council 
approved list as meeting each of 
the urban design provisions/ 
outcomes in 15.10.4.1 Urban 
design. 
 
Certification shall include sufficient 
detail to demonstrate how the 
relevant urban design provisions/ 
outcomes in 15.10.4.1 have been 
met. 

The Council’s control is 
reserved to the following 
matters: 
a. That the new building or 
addition to a building is built 
in accordance with the urban 
design certification. 

b. Restricted Any new building or external a. Urban design – 15.10.4.1. 

Comment [MSVN153]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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Discretionary 
Activity 

alteration to any existing building 
or the use of any part of a site not 
undertaken in a building, which is  
i. visible from a publicly owned and 
accessible space, and 
ii. not a controlled activity under 
15.10.3.10 (a). 

 

Any application arising from non-compliance with this rule will not require written approvals and shall 

not be limited or publicly notified. 

 

Note:  

This rule shall not apply to  

i. demolition, repairs, maintenance, and seismic, fire and access building code upgrades; and 

ii. Any signage. 

 

[Carter Group #3602.19] 

15.10.4 Matters of Discretion for Non-Compliance with Activity Specific 
Standards [13.4.3]  

15.10.4.1 Urban Design [13.4.3.1] 

a. If adjoining a road, the South Frame Pedestrian Precinct or a Central City Open Space Community 
Parks Zone, Central City Water and Margins Zone or Avon River Precinct (Papa o Otakaro) 
Zone [Crown #3721.670], the extent to which the part of the development, visible from a publicly 
owned and accessible space, provides active engagement with these areas, provides for human 

scale and visual interest, and avoids significant areas of outdoor display space which may discourage 
active engagement; [Carter Group #3602.20; Refer to Section 11 of Rebuttal evidence of Mr Mark 
Stevenson dated 26 January 2016] 

b. The extent to which the building or site use takes account of nearby buildings including with respect to 
the architectural form and scale; 

c. The extent to which the building or site use is designed to incorporate CPTED principles, including 
encouraging surveillance through the use of transparent glazing, effective lighting, management of 
public areas and boundary demarcation; and 

d. If the proposal is located within the city block bounded by Tuam Street, St Asaph Street, Hagley 
Avenue and Antigua Street, the extent to which the building or site use achieves one permanent 
north–south pedestrian connection through the block to provide safe and direct access between the 
Metro Sports Facility and the Bus Super Stop. 

e. In having regard to the relationship of Ngai Tuahuriri/ Ngai Tahu with Otautahi, consideration 
should be given to landscaping, the use of Te Reo Maori, design features, the use of locally 
sourced materials, and low impact design principles as is appropriate to the context. [Te 
Runanga o Ngai Tahu 3722.97] 
 

15.10.4.2 Retail Activities in the Innovation Precinct [13.4.3.2] 

a. The extent to which the retail activity will have an adverse effect on the consolidation of retailing within 
the Commercial Central City Business Zone; 

b. Whether the retail activity is the sale of products or services related to technology based industry and 
research activities located within the building; and 

c. The extent to which the retail activity will assist in delivering an active building frontage at ground level 
and an attractive public realm amenity. 

 

Comment [MSVN154]: Refer to 
Rebuttal evidence of Mr Mark 
Stevenson re. scope. 
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15.10.4.3 Offices and Commercial Services in the Innovation Precinct [13.4.3.3] 

a. The extent to which a larger tenancy compromises the ability of the overall development to provide for 
small to medium enterprises; 

b. The extent to which a larger tenancy is critical in terms of providing suitable anchor tenants for the 
Innovation Precinct; 

c. The extent to which a larger tenancy contributes to the development of a successful technology based 
industry and research precinct; and 

d. The extent to which securing a larger tenancy will assist with the protection and restoration of historic 
buildings, façades, places or objects. 

 

15.10.4.4 Residential Activities [13.4.3.4] 

Service space 
a. The extent to which alternative provision for storage facilities is made, and whether the space is 

sufficient to meet the anticipated demand of the building occupiers; 
b. The extent to which passive surveillance of, and engagement with, the street is adversely affected by 

the location of service space; and 
c. The extent to which the amenity of surrounding properties may be adversely affected by the location 

of service space. 
Minimum unit size 
a. The extent to which the floor area of the unit/s will maintain amenity for residents and the surrounding 

neighbourhood; 
b. The extent to which other on-site factors may compensate for a reduction in unit sizes e.g. communal 

facilities; 
c. The nature and duration of activities proposed on site which may warrant a reduced unit size to 

operate e.g. very short term duration; and 
d. Whether the units are to be operated by a social housing agency and have been specifically designed 

to meet atypical housing needs. 
Location of garaging 
a. The extent of any adverse effects on traffic, pedestrian and cyclist safety. [Crown #3721.671] 

Outdoor living space 
a. The extent to which the reduction in outdoor living space and/or its location will adversely affect the 

ability of the site to provide for the outdoor living needs of likely future residents of the site. 
Separation from neighbours 
a. Any effect on the amenity or privacy of the balcony or habitable space as a consequence of a reduced 

setback distance from the boundary. 
 

15.10.5 Matters of Discretion for Built Form Standards [13.4.4] 
 

15.10.5.1 Building Height [13.4.4.1] 

a. The effect of increased building height on sunlight and amenity of adjoining sites, roads and activities, 
and particularly on any adjacent Central City Open Space Community Parks Zone, Central City 
Open Space Water and Margins Zone [Council #3723.874, Crown #3721.585] or Avon River 
Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown #3721.734, #3721.735]; 

b. The effect of increased building height and associated floor space on the distribution of activities 
across the Central City Business and Commercial Central City Mixed Use Zones; and 

c. The extent to which the increased height facilitates the reuse of heritage buildings or façades. 
 

15.10.5.2 Flexibility in Building Design for Future Uses [13.4.4.2] 

a. The extent to which the building design remains readily capable of catering for a range of alternative 
activities to meet changing demands for future land uses; 

b. Any particular aspects of a proposed activity that necessitate a different floor to floor height; and 
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c. The effect of the reduced floor height on the continuity of built form with adjacent buildings. 
 

15.10.5.3 Sunlight and Outlook for Neighbours [13.4.4.3] 

a. The extent of increased shadowing and any adverse visual amenity effects on the South Frame 
Pedestrian Precinct or Central City Open Space Community Parks Zone, Central City Open Space 
Water and Margins Zone [Council #3723.874, Crown #3721.585] or Avon River Precinct (Papa o 
OtakaroTe Papa Ōtākaro) Zone [Crown #3721.734, #3721.735]; 

b. The extent to which any increased shadowing is offset by: 
i. increased activation; 
ii. improved architectural form and scale; 
iii. improved safety and surveillance of the South Frame Pedestrian Precinct or Central City Open 

Space Community Parks Zone, Central City Open Space Water and Margins Zone [Council 
#3723.874, Crown #3721.585] or Avon River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone 
[Crown #3721.734, #3721.735]; or 

iv. increased opportunities for residential activity. 

 

15.10.5.4 Street Scene, Landscaping and Open Space [13.4.4.4] 

a. The effect of any reduced landscaping on the amenity of an adjacent Central City Open Space 
Community Parks Zone, Central City Open Space Water and Margins Zone [Council #3723.874, 
Crown #3721.585] or Avon River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown 
#3721.734, #3721.735] and the South Frame Pedestrian Precinct; 

b. The effect of any reduced landscaping in relation to the scale and appearance of any building on the 
site; 

c. The effect of any reduced landscaping, with respect to the visual appearance of any open spaces, car 
parking or vehicle storage and loading areas on the site; 

d. Any adverse effect on providing an open view between buildings and the street, maintaining safety 
and security and achieving CPTED principles; 

e. The extent to which the building promotes active engagement with Colombo Street or High Street; 
and 

f. The extent to which the building provides for other forms of landscaping, such as vertical gardens, or 
green roofs or internal landscaping that is visible from outside of the site in a manner which 
contributes to the outcome of a high amenity environment while mitigating effects of built 
form. [WJ and GW Cockram 3589.22, GJ Donnithorne Family Trust No. 1 3684.27] 

g. The extent of any adverse effects on traffic, pedestrian and cyclist safety [Crown #3721.671] 

 

15.10.5.5 Outdoor Storage, Fencing and Screening Structures [13.4.4.5] 

a. The extent to which a taller screening structure or reduction in visual transparency may be more 
visually appropriate or suited to the character of the site or area, or is appropriate to provide privacy or 
security; 

b. The extent to which the screening structure is varied in terms of incorporating steps, changes in 
height, variety of materials, or incorporates landscaping and avoids adverse effects on public safety or 
amenity; 

c. The extent to which the lack of screening of any outdoor storage or service space will impact on the 
visual amenity of the road, South Frame Pedestrian Precinct, Central City Open Space Community 
Parks Zone, Central City Open Space Water and Margins Zone [Council #3723.874, Crown 
#3721.585] or Avon River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown #3721.734, 
#3721.735] or any adjoining site; and 

d. Any adverse effect of siting outdoor storage or service space elsewhere within the site that is not 
visible from any adjoining site, public road, Central City Open Space Community Parks Zone, 
Central City Open Space Water and Margins Zone [Council #3723.874, Crown #3721.585] or Avon 
River Precinct (Papa o OtakaroTe Papa Ōtākaro) Zone [Crown #3721.734, #3721.735] or the South 
Frame Pedestrian Precinct. 
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15.10.5.6 Active Frontage on Colombo Street and High Street [13.4.4.6] 

a. The effect of not providing for an active frontage on the present and anticipated future pattern of 
adjacent activities, and on the attractiveness of the frontage for pedestrians; 

b. The visual amenity provided by any activities not considered to form an active frontage; and 
c. The extent to which main entrances, openings and display windows face the street, and visual and 

physical connections are maintained between building interiors and public spaces. 
 

15.10.5.7 Verandas on Colombo Street and High Street [13.4.4.7] 

a. The effect of not providing a veranda or other weather protection upon the use, design and 
appearance of the building and of adjoining buildings, the continuity of the veranda provision along 
the street, and the continuity of the street façade. 

 

15.10.5.8 Minimum number of floors on Colombo Street and High Street [13.4.4.8] 

a. The effect of a reduced number of floors on defining the street edge, and providing a sense of 
enclosure for the street taking into account the scale of surrounding buildings or anticipated future 
buildings on surrounding sites; and 

b. Maintaining continuity of built form, including in relation to adjoining properties. 
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15.811 Matters of discretion 
 

When assessing any application for a Discretionary Activity, Council shall have regard to the relevant 

Built Form Standards, Activity Standards, Area Specific Standards and assessment criteria for permitted, 

and restricted discretionary activities, and the relevant General and Specific assessment criteria below, 

and any other matters it considers appropriate. For Commercial Banks Peninsula Zone, the Council shall 

also have regard to Design Guidelines for Lyttelton (Appendix 15.10.6) and Akaroa (Appendix 15.10.5). 

 

15.8.1 Urban Design 
 
New developments shall be assessed against the following design principles, which articulate how Objective 
4 of the chapter is to be achieved.  
Each principle is accompanied by relevant considerations to guide applicants and consent officers when 
considering an application.  
 
The relevance of the considerations under each design principle will vary according to the development and 
its context, and in some circumstances, some of the considerations may not be relevant. The relevant 
considerations should therefore not be treated as a mandatory checklist.  
 
In consideration of all matters, the functional and operational requirements of the activity may also be a 
relevant consideration. 
 
 

15.8.1.1 Context and character  

 
1. The extent to which the design of the development is in keeping with or complements the 

a. scale anticipated for the surrounding area  

b. relevant built, natural, heritage and cultural features and  

c. the character of the area. 

 

2. The extent to which the development is integrated with and supports connectivity with adjoining sites 

and streets.  

Relevant considerations may include the extent to which: 

a. The surrounding buildings have a consistent character and form that is appropriate to retain in the 

development;  

b. Development retains or adapts features of the site that contribute to character and the quality of 

the environment including on-site heritage assets, existing character buildings, sites of cultural 

significance to Ngai Tahu/ Manawhenua, springs and waterways and prominent trees; 

c. Development provides corridors for pedestrians, cyclists and/or vehicles, particularly where there 

is an existing corridor (e.g. pedestrian route) through an adjoining site; 

d. Activities are located to promote the shared use of space e.g. car parking, open space; 
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15.8.1.2 Relationship to the street and public spaces   

 
3. The extent to which the activity/ development facilitates vibrancy in public spaces by orientating 

buildings to the street and/or open space and enabling pedestrian movement between public space 

and buildings. 

 

4. The extent to which the visual effects of car parking, servicing and storage areas on the street edge 

are managed by the position of car parking, servicing, storage areas; landscaping and/or other 

methods.  

 

5. The extent to which buildings on corner sites are highly prominent. 

Relevant considerations may include the extent to which: 

a. The location of public entrances and/or openings face towards and are clearly visible from the 

street, having regard to functional requirements; 

b. Buildings are up to the street frontage with glazing on sites that form part of a 'main street', 

defined by Key Pedestrian Frontages;  

c. Any barriers to accessibility are minimised; 

d. Buildings on corner sites have additional height to create a landmark or give prominence to the 

site as a gateway to a centre; 

 

15.8.1.3 Built form and appearance 
 

6. The extent to which the visual effects of the bulk of development are managed and contribute to a 

commercial environment attractive to businesses and visitors.  

 

7. The extent to which landscaping or other methods are used to provide for a high level of amenity and 

to manage effects on adjoining areas. 

Relevant considerations may include the extent to which: 

a. Development addresses the visual effect of large elevations through methods including 

i. variation in building form and scale;  

ii. detail in the building elevation including windows, materials, colour, doors, porches, 

signage, and other features;  

b. Landscaping including tree planting and/or other methods manages visual effects of development 

(including car parking and servicing space) on adjoining residential properties and other sensitive 

environments.  

 

15.8.1.4 Residential amenity 

 
8. The extent to which a development provides a high level of internal and external amenity for residents 

of the development. 

Relevant considerations may include the extent to which the development: 

a. Provides for sunlight and privacy for residents in the layout and orientation of the buildings; 

b. Provides visible, safe access from the street to residential units; 

c. Enables connectivity between residential units and servicing areas. 
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15.8.1.5 Access, parking and servicing 

 
9. The extent to which development incorporates access and parking for all transport users and 

servicing that is convenient, easy to identify and safe. 

 

Relevant considerations may include the extent to which: 

a. Vehicle and cycle parking is located and/or designed to be accessible to the activity it supports; 

b. Servicing areas including loading space are located and/or designed to manage effects of activity 

on adjoining residential properties; 

c. Access and connections with adjoining sites are visible and legible; 

d. Pedestrian access is facilitated to public transport facilities adjoining a site that is convenient and 

safe. 

 

15.8.1.6 Safety 

 
10. The extent to which development provides for the safety of users through the design, use and/or 

overlooking of space.  

 

15.8.1.7 Suburban Centre Master Plans/ Guidelines 
 

11. The extent to which development has had regard to the actions of Master Plans and/ or guidelines 

developed by Council or for which Council is a partner. 

 

 

15. 811.2 Matters of discretion for non-compliance with activity specific 
standards 
 

15.8.2.1 Maximum tenancy size 

 
a. The extent to which the scale of the activity:  

i. affects recovery of the Central City and its function as the principal Centre; 

ii. supports the intended role of the Centre having regard to the Centres Hierarchy (Refer to Policy 

1 and Appendix 15. 10.1); 

 

15.8.2.2 Activity at ground floor level 
 

a.  The operational and functional requirements of the activity and the existing nature of activities and 

built form on and around the site.  

b. The visual impact of any activity upon the street façade of a building and streetscene. 

c. Any potential for residential activity to restrict the ability of existing or future commercial activities to 

operate or establish without undue constraint. 

d.  Any beneficial effects of the activity in providing for natural surveillance, and its contribution to the 

night-time economy. 

e. In the Commercial Core zone at North Halswell, the effect of residential activity at ground floor on 

the ability to accommodate commercial activities over the long term while achieving a compact and 

mixed use centre. 
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15.811.2.3 Residential activity 

 
a. In relation to minimum unit size; whether: 

i. The floorspace available and the internal layout represents a viable residential unit that would 

support the amenity of current and future occupants and in the Central City, the surrounding 

neighbourhood; [13.5.3.1(a)(i)] [Council #3723.874, Crown #3721.585] 

ii. Other on-site factors compensate for a reduction in unit sizes e.g. communal facilities; 

[13.5.3.1(a)(ii)] 

iii. The balance of unit mix and unit sizes within the overall development is such that a minor 

reduction in the area of a small percentage of the overall units may be warranted; 

[13.5.3.1(a)(iii)] 

iv. The units are to be a part of a development delivered by a social housing provider and have 

been designed to meet any specific needs of future social housing tenants and/or atypical 

housing needs, and outside the Central City, any specific needs of future social housing 

tenants. [13.5.3.1(a)(iv)] [Council #3723.874, Crown #3721.585] 

v. In the Central City, the nature and duration of activities proposed may warrant a reduced unit size 

to operate e.g. very short term duration; [13.5.3.1(a)(v)] [Council #3723.874, Crown #3721.585] 

 

b. In relation to the amount of storage and waste management spaces; whether:  

i. The amount of space to store rubbish and recycling, whether communal, outdoor or indoor is 

adequate; 

ii. The volume of space provided for personal storage is adequate. 

iii. In the Central City, the extent to which indoor service areas have been provided to 

compensate for the reduced or lack of outdoor service; and [13.5.3.1(b)(i)] [Council #3723.874, 

Crown #3721.585] 

iv. In the Central City, the effects on amenity within the site, and on adjoining public areas. 

[13.5.3.1(b)(ii)] [Council #3723.874, Crown #3721.585] 

c. In relation to the configuration of storage and waste management space; whether: 

i. The location of rubbish and recycling space for residents is convenient; 

ii. The lack of screening of any outdoor service space will impact on the visual amenity within the 

site and of any adjoining site, activity, or the street scene; 

iii. The size and flexibility of the residential unit layout provides other indoor storage options where 

an indoor storage space is not provided for each unit; 

iv. The alternative storage areas provided on the site are adequate, accessible and convenient, 

where indoor storage space is not provided for each residential unit.  

d. In relation to the amount of outdoor living space; whether:  

i. There is any alternative provision of publicly available space on, or in close proximity to the site 

to meet the needs of occupants now and in the future; 

ii. The reduction in outdoor living space is proportional to the size of the residential unit and the 

demands of the likely number of occupants now and in the future; 

iii. The reduction in outdoor living space or the lack of its access to sunlight is compensated for by 

alternative space within buildings with access to ample sunlight and fresh air. 

v. In the Central City, the extent to which the reduction in outdoor living space and/or its location 

will adversely affect the ability of the site to provide for the outdoor living needs of likely future 

residents of the site. [13.5.3.1(c)] [Council #3723.874, Crown #3721.585] 

 

e. In relation to the location and configuration of Outdoor Living Space:  
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i. Whether the allocation between private and communal outdoor living spaces within the site is 

adequate and appropriately located to meet the current and future needs of occupants of the 

site; 

ii. Where the communal outdoor/indoor spaces are not contiguous on a large site, the ability of the 

spaces to meet the needs of occupants and provide a high level of residential amenity; 

iii. Whether the reduction in outdoor living space will result in additional loss of mature on-site 

vegetation and/or spaciousness of the area. 

f. In relation to Noise Insulation:  

i. The extent to which the building specifications, nature and/or purpose of the proposed 

residential accommodation reduce the impact of noise and minimise reverse sensitivity effects. 

g. For Residential Activity in Lyttelton:  

i. The potential for reverse sensitivity effects on port activities located at Lyttelton Port. 

ii. Whether any methods to reduce the potential for reverse sensitivity effects on the port operator, 

other than acoustic insulation, have been incorporated into the design of the proposal. 

iii. Whether any resultant outdoor living could create an increased potential for a complaint against 

port noise thus causing a potential reverse sensitivity effect on port activities. 

h. In relation to residential activity in the first 10m depth of ground floor that fronts the street in 

the Central City: 

i. the effect on the pattern of adjacent activities and the continuity of the shopping frontage; 

ii. any adverse effects on pedestrians and street life; and 

iii. the visual impact of any residential activity upon the street façade of a building and street scene. 

 [13.5.3.1(e)] 

 

15.8.2.4 Centre vitality and amenity 

 
a. The extent to which the scale, character, form and location of the activity  : 

i. Contributes to the vitality of the Centre, particularly along Key Pedestrian Frontages; 

ii. Supports the intended role of the Centre the development is proposed in, while not eroding the 

role of the Central City and District Centres in the Centres Hierarchy (Refer to Policy 1 and 

Appendix 15. 10.1); 

iii. Impacts upon the diversity of activities within the Centre; 

iv. Promotes the efficient use of land within the centre to achieve a compact urban form  

v.  Reflects the functional requirements of the activity. 

 

15.8.2.5 Nuisance 

 
a. Whether the scale, character and intensity of an activity is compatible with the amenity values of the 

centre and adjoining properties in terms of noise, traffic generation, odour, operating hours and 

lighting. 

 

15.8.2.6 Ancillary Office and Retail activity  

 
a. The extent to which the activity and its scale is consistent with the function of the  zone 

b. The effect of the development on the capacity to accommodate future demand for large format retail 

activities in the Commercial Retail Park zone 

c. The extent to which the activity is ancillary to the primary use of a site. 
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d. The extent to which the site that the activity is proposed on relates to another site that the activity is 

ancillary to. 

e. The extent to which the activity contributes to the agglomeration of other non-industrial activities that 

may discourage or displace large format retail activities in the Commercial Retail Park zone 

f. The extent to which further retail and office activity supports the function of the Central City, District 

centres and Neighbourhood centres as the focus for these uses and the community; 

g. The visual effect of the extent of areas of glazing facing the street particularly at ground level. 

 

 

15.811.3 Matters of discretion for built form standards 
 

15.8.3.1 Maximum building height 

 
i. a. The extent to which an increase in height of the development: Is visually mitigated through 

the design and appearance of the building, and the quality and scale of any landscaping and 

tree planting proposed 

ii. May allow better use of the site and the efficient use of land in the Centre 

iii. Enables the long term protection of significant trees or natural features on the balance of the 

site through more intensive development.  

iv. Improves the legibility of a centre in the context of the wider area.  

v. contributes to variety in the scale of buildings in a centre, and creates landmarks on corner 

sites. 

vi. Reflects functional requirements of the activity. 

vii. Results in   adverse effects on   adjoining residential zones or on the character, quality and use 

of public open space. 

viii. Contributes to the visual dominance of the building when viewed from the surrounding area, 

having regard to the anticipated scale and form of buildings in the surrounding environment. 

ix. Whether the increased height of development in New Brighton provides for residential activity 

above ground floor, promoting a mix of uses and greater levels of activity in the centre.   

 
15.8.3.2 Minimum floor-to-ceiling heights between ground and first floors 

 
a. The extent to which a reduced floor to ceiling height of a development:  

i. Precludes future alternative uses on the ground floor. 

ii. Impacts on the continuity of built form with adjacent properties.  

iii. Is practicable, having regard to the existing floor levels and the functional requirements of the 

proposed activities for those parts of the building located back from the street edge.  

 

15.811.3.3 Minimum building setback from road boundaries/ street scene 

 
a. The extent to which the setback of the building from the street and the design of the building 

facades: 

i. Provides for continuity of facades along the street frontage. 

ii. Provides visual interest appropriate to the context and character of the site and surrounds.  

iii. Incorporates architectural variation into the façade and building form to provide interest and to 

break up the bulk of a building. 
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iv. Provides for main entrances, openings and display windows onto the street, and maintains clear 

and visible visual and physical connections between the interior of a building and public spaces. 

v. Provides for functional and quality space for public amenity and accessibility, such as for 

outdoor dining, and contributes to the functional width of a public footpath, without 

compromising the overall character of the street frontage and its continuity. 

b. The extent to which a setback of the building from the street results in the visual dominance of 

vehicles through the use of space for car parking, vehicle manoeuvring or loading.  

c. The extent to which functional requirements and/or the existing form, scale and design of buildings 

on the site necessitates a non-compliance. 

d. In the Central City [Council #3723.874, Crown #3721.585] 

i. The visual relationship of the building to adjoining buildings, and others in the vicinity; 

ii. Any adverse effects on traffic movements, both vehicle and pedestrian; and 

iii. The visual impact on the street scene and/or adjacent Residential Zones of any building without 

display windows. 

[13.5.4.4] 

 

15.811.3.4 Minimum separation from the internal boundary with a residential zone, 

and in the Central City, the Guest Accommodation zone. 

[Council #3723.874, Crown #3721.585] 

 
a. The extent to which building intrusion into the setback:  

i. Allows for better utilisation and outcomes for the site, for example, the protection of significant 

trees or significant environmental features on the site. 

ii. Impacts on the outdoor living spaces and main living areas of residential buildings, and/or 

activities undertaken within the space affected. 

iii. Impacts on the privacy for an adjoining site. 

iv. Is mitigated by the extent and quality of any landscaping proposed.  

b. In the Central City, [Council #3723.874, Crown #3721.585] 

i. The use of any intervening space between the residential property and buildings in the Business 

Zone and its likely effects on properties in the Central City Residential or Guest Accommodation 

Zone; 

ii. Any adverse effects on any public space or recreation areas; 

iii. The visual impact of proposed buildings as seen from any residential property; and 

iv. The relative size of the building which encroaches into the setback area required. 

[13.5.4.2] 

 

 

15.811.3.5 Sunlight and outlook at boundary with a residential zone 

 
a. The extent to which building intrusion into a recession plane: 

i. Allows for better utilisation and outcomes for the site, for example, the protection of significant 

trees or significant environmental features on the site. 

ii. Overshadows and impacts on the outdoor living spaces and main living areas of residential 

buildings, and/or activities undertaken within the space affected, while having regard to the time 

of year that over shadowing is expected to occur. 

iii. Impacts on the privacy of an adjoining site. 

iv. Is mitigated by the extent and quality of any landscaping proposed. [13.5.4.1(c)] 
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v. is necessary in order to avoid, remedy or mitigate adverse effects on the building resulting from 

a natural hazard including inundation or flooding 

b. The extent to which shading by buildings impacts on the use and amenity of London Street in 

Lyttelton or other public space. 

c. In the Central City, [Council #3723.874, Crown #3721.585] 
i. the visual impacts on adjoining Central City Residential or Guest Accommodation Zones. 
ii. The extent of overshadowing and impact on the outdoor living spaces or main living areas of 

residential buildings; 
iii. The nature of activities undertaken within any space affected by increased shadowing caused by any 

proposed building or alteration to a building. 
iv. The extent of any additional shadowing having regard to the time of year that the additional 

shadowing is expected to occur.  

[13.5.4.1(a), (b), (d), (e)] 

 

 

15.8.3.6 Outdoor storage areas 

 
a. The extent to which  

i. the quality and form of fencing, landscaping or other screening minimises the visual effects of 

outdoor storage as viewed from the street or an adjoining property 

ii. the materials or goods stored within the setback have an adverse visual effect 

 

15.8.3.7 Landscaping and Trees 

 
a. The extent to which the proposed landscaping and tree planting 

i. achieves a high level of on-site amenity while minimising the visual effects of activities and 

buildings on the surroundings 

ii. supports the growth of vegetation and its protection through the provision of space, or other 

methods e.g. barriers 

iii. continues to recognise Ngāi Tahu/manawhenua values through the use of indigenous species in 

riparian areas, where appropriate, that supports the establishment of ecological corridors. 

b. The extent to which the non-compliance is mitigated through the design, scale and type of 

landscaping proposed including the species used. 

c. The appropriateness and design of landscaping having regard to the potential adverse effects on 

safety for pedestrians and vehicles. 

 

15.8.3.8   Site coverage 

 
a. The extent to which a greater site coverage  

i. provides adequate area for site access, manoeuvring, stormwater management and other 

activities 

ii. affects the amenity of adjoining sites or public spaces due to the visual dominance and/or scale 

of development 

iii. is mitigated through the provision of landscaping/screening 

iv. impacts on the ability to manage stormwater on the site where connection to a catchment based 

stormwater treatment system is not available.  

  

3723 CCC - Rebuttal Evidence of Stevenson
Page 141 of 148



Rebuttal Evidence of Mark Stevenson dated 26 January 2016 
Attachment A – Revised Proposal – Objective 3.38 and Chapter 15 – Incorporating Central City provisions 

 

 Page 89 of 95 

15.811.3.9 Water supply for fire fighting  

 
a. Whether sufficient fire fighting water supply is available to ensure the health and safety of the 

community, including neighbouring properties. 

[Crown #3721.609] 

 

15.8.3.10 Access to the Commercial Office zone (Wrights Road)   

 
a. Whether any conflict may be created by vehicles queuing across the vehicle crossing.  

b. Whether there may be potential confusion between vehicles turning at the crossing or the 

intersection.  

c. The effect on safety for all road users of the proposed road access points to the Commercial Office 

zone (Wrights Road).  

d. Whether the speed and volume of vehicles on the road will exacerbate the adverse effects of access 

on the safety of users of all transport modes.  

e. Whether the geometry of the frontage road and intersections will mitigate the adverse effects of the 

access. 

f. The present traffic controls along the road corridor where vehicular access is proposed.  

g. Any cumulative effects when considered in the context of existing access points serving other 

activities in the vicinity.  

h. The proposed traffic mitigation measures such as medians, no right turn or left turn signs, or traffic 

calming measures.  

 

15.8.3.11 Minimum Building Setback from the railway corridor   

 
a. Whether the reduced setback from the rail corridor will enable buildings to be maintained without 

requiring access above, over, or on the rail corridor  
  

15.8.3.12 Outline Development plan for land between Huxley and King Street 

 
a. Whether there may be potential confusion between vehicles turning at the crossing or the intersection.  

b. The effect on safety for all road users of the proposed road access points  

c. Whether the geometry of the frontage road and intersections will mitigate the adverse effects of the 

access. 

d. The present traffic controls along the road corridor where vehicular access is proposed.  

e. Any cumulative effects when considered in the context of existing access points serving other 

activities in the vicinity.  

f. The proposed traffic mitigation measures such as medians, no right turn or left turn signs, or traffic 

calming measures.  

g. Whether residential amenity is maintained on the frontage with King Street through the provision of 

landscaping and setback of buildings. 

h. The provision made for trees and planting to mitigate any effects. 

 

15.8.3.13 Drive-through services 

 
a. The extent to which the activity and development is consistent with the following criteria 
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Whether the development: 

i. considers the local context to identify the grain, scale and character of the surrounding 

development and determined the appropriateness of either consistency or divergence from that 

character.  

ii. retains and incorporates on-site protected heritage assets and, where relevant, existing 

character buildings and structures, the landscape qualities of the site and surrounds, sites of 

cultural significance to Ngai Tahu/ Manawhenua, springs and waterways, and existing trees and 

mature vegetation.  

iii. Whether the functional requirements of the activity necessitates a different design outcome while 

contributing to a high quality urban environment. 

iv.  Whether the development relates to the street, by:  

1. Orientating the principal façade of the building and its main pedestrian access to the 

street;  

2. Providing a high level of glazing across the principal facade and orientating active 

areas of buildings, towards the street and other publicly accessible spaces.  

3. Providing the opportunity for open space to connect with the street.  

4. Avoiding the visual dominance of car parking when viewed from the street by means 

including but not limited to car park position and orientation, and landscape design.  

5. Orientating corner buildings to each street frontage and enabling additional building 

height to give prominence to the corner while having regard to the functional 

requirements of the activity, the street type, adjacent land uses and level of pedestrian 

activity.  

v. Whether the development ensures the safety, security and comfort of people using the site and 

centre by providing connectivity, where beneficial, for safe movement and passive surveillance.  

vi. Whether the development provides for safe, legible, efficient access for all transport users and 

site servicing, by:  

1. Locating and designing the provision of storage, servicing and vehicle parking areas to 

minimise visual impacts on the street, public areas or neighbouring residential uses, 

having regard to the functional requirements of the activity, the street type, and 

adjacent development and land uses.  

2. Providing for legible vehicle movement to the site and links to key connections external 

to the site.  

3. Providing for car parking, where required, that is designed, located and configured to 

benefit from natural surveillance, facilitate shared use and create flexible space.  

4. Siting buildings, and locating pedestrian access points and through routes to integrate 

with pedestrian and cycling networks and desire lines, including access to and from 

public transport infrastructure.  

b. The extent to which the character, form and location of the activity will contribute to the vitality of the 

centre where located within a Key Pedestrian Frontage;  

c. Where adjoining a residential zone, whether the scale, character and intensity of an activity is 

compatible with the amenity values of the centre and adjoining residential properties in terms of 

noise, traffic generation, odour, and lighting 

 

15.8.3.14 Transport effects at Commercial Retail Park zone (Langdons Road) 

 
a. The extent to which the location of vehicular access points, the design of the transport network 

(including road alignment, intersection design and connections with the wider network) and the 

associated vehicle movements (including the type and volume of vehicles) may individually or 
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cumulatively impact on the amenity of the adjoining residential area and the safety and efficiency of 

the transport network. 

 

15.11.3.15 Visual Amenity and External Appearance 
 

a. The extent and quality of any screening proposed for outdoor storage areas and to provide screening 
for sensitive adjoining activities; 

b. The type and volume of materials or goods that are stored in any outdoor storage area; and 
c. The extent to which any site or part of any site that does not contain a building is designed and 

landscaped to soften the visual appearance of such areas from any public space. 
[13.5.4.3] 

 
 

15.11.3.16 Fences and Screening Structures 
 

a. The extent to which a higher screening structure or reduction in visual transparency may be more 
visually appropriate or suited to the character of the site or area, or is appropriate to provide privacy 
or security; and 

b. The extent to which the screening structure is varied in terms of incorporating steps, changes in 
height, variety in materials, or incorporates landscaping and avoids presenting a blank, solid facade to 
the street or open space zone. 
[13.5.4.5] 

 

 

15.11.3.17 Retirement Villages  
 

The following matters shall apply to Retirement villages. Where a Built form standard 
addresses the same matter (e.g. sunlight by recession plane controls), listed below there 
shall be no discretion to consider this matter where development complies with the relevant 
standard. 
 

a. Whether the developments, while bringing change to existing environments, is appropriate to 
its context taking into account:  
i. engagement with, and contribution to, adjacent streets and public open spaces, with 

regard to:  
A. fencing and boundary treatments; 
B. sightlines;  
C. building orientation and setback;  
D. configuration of pedestrian entrances;  
E. windows and internal living areas within buildings; and  
F. if on a corner site is designed to emphasise the corner;  

ii. integration of access, car parking and garaging in a way that is safe for pedestrians and 
cyclists, and that does not visually dominate the development, particularly when viewed 
from the street or other public spaces;  

iii. retention or response to existing character buildings or established landscape features 
on the site, particularly mature trees, which contribute to the amenity of the area;  

iv. appropriate response to context with respect to subdivision patterns, visible scale of 
buildings, degree of openness, building materials and design styles;  

v. incorporation of Crime Prevention Through Environmental Design (CPTED) principles, 
including effective lighting, passive surveillance, management of common areas and 
clear demarcation of boundaries and legible entranceways;  

vi. residential amenity for occupants and neighbours, in respect of outlook, privacy, noise, 
odour, light spill, weather protection, and access to sunlight, through site design, 
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building, outdoor living and service/storage space location and orientation, internal 
layouts, landscaping and use of screening;  

vii. creation of visual quality and interest through the separation of buildings, variety in 
building form, distribution of walls and openings, and in the use of architectural detailing, 
glazing, materials, and colour; and  

viii. where practicable, incorporation of environmental efficiency measures in the design, 
including passive solar design principles that provide for adequate levels of internal 
natural light and ventilation. 
[Ryman #3317.5, 3317.19] 
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[With exception of Appendix 15.10.9, 15.9 – 15.10 have been deleted from this version for 

ease of reading as there are no Central City Provisions integrated into it] 

 

15.10.9 Recession plane diagrams 
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