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MAY IT PLEASE THE PANEL 

1 Housing New Zealand Corporation (Housing New Zealand) made a 

submission and a further submission on the Residential Medium 

Density Zone Proposal (RMD proposal). 

2 As set out in opening and at the hearing, Housing New Zealand 

supports the inclusion of increased areas of Residential Medium 

Density (RMD) zoned land throughout the city where these meet 

appropriate locational requirements as per the policy framework.  In 

particular, in it’s submission Housing New Zealand: 

(a) Expressed support for the notified additional RMD areas in 

Hornby, Papanui and Linwood; 

(b) Sought the rezoning to RMD Zone of a small number of 

additional sites in Linwood South immediately adjacent to the 

notified areas; 

(c) Sought the rezoning to RMD Zone of a small number of 

additional sites in Hornby North-West immediately adjacent to 

the notified areas; and 

(d) Sought the removal of the Lower Height Limit Overlay from all 

of the new RMD areas.  

AREAS OF AGREEMENT 

3 At the time of the commencement of the hearing Housing New 

Zealand and the Council were in agreement that: 

(a) Papanui North is suitable for RMD zoning; 

(b) Linwood South is suitable for RMD zoning; 

(c) Part of Linwood East is suitable for RMD zoning; 

(d) Hornby North-West (with the exception of Moffett Street) and 

parts of Hornby South East (Trevor Street, Amyes Road and 

Blankney Street) are suitable for RMD zoning; 

(e) The additional areas in North-West Hornby sought to be 

rezoned by Housing New Zealand (located immediately 
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adjacent to the notified RMD areas along Amuri Street and 

Gilberthorpes Road) are suitable for rezoning; 

(f) The additional areas in South Linwood sought to be rezoned by 

Housing New Zealand (6 sites located to the immediate south 

of the Linwood South area located on Mackworth Street) are 

suitable for rezoning; 

4 Following the hearing an agreement has been made in relation to 

the Lower Height Limit Overlay for areas that were previously zoned 

Living 1 or Living 2 and have been rezoned to RMD. The agreement 

between the Council, Crown and Housing New Zealand applies to the 

Stage 1 ‘new’ RMD areas and to any additional RMD areas rezoned 

through this hearing and agrees the maximum height of any 

building in the Lower Height Limit Overlay will be 8 metres with the 

exception that on sites of 1500m2 or greater the maximum height 

of any building shall be 11 metres, with a maximum of three 

storeys, and on those sites of 1500m² or greater, within 10 metres 

of a site boundary that directly adjoins the Residential Suburban or 

Residential Suburban Density Transition Zone, the maximum height 

shall be 8 metres. 

5 The full text of the agreed rule is set out in the joint memorandum 

of counsel dated 15 July 2016. 

REMAINING ISSUES 

6 Housing New Zealand and the Council are not in agreement with 

respect to the following matters: 

(a) Housing New Zealand continues to support the RMD zoning as 

notified by Council in Papanui, provided it meets the criteria of 

Policy 14.1.1.2 and the Strategic Objectives, the Council does 

not support the rezoning of Papanui South; 

(b) Housing New Zealand continues to support the RMD zoning as 

notified by Council in Linwood North, Linwood East and 

Linwood West.  The Council’s experts no longer support 

rezoning of these areas (with the exception of part of Linwood 

East and part of Linwood North); 
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(c) Housing New Zealand considers the provisions of the Natural 

Hazards chapter, as set out in Decision 8, are sufficient to 

ensure that development is appropriately controlled within 

Flood Management and Fixed Minimum Floor Level areas and 

as such Housing New Zealand does not support the removal of 

these areas from the notified RMD areas.  

PAPANUI 

7 Housing New Zealand supported the rezoning of all notified areas of 

Papanui in opening submissions and through the submission on this 

this proposal.  

8 As the hearing progressed it became clear that: 

(a) The evidence of a number of submitters indicated that some 

parts of Papanui South may have special character and/or 

notable trees that makes them unsuitable for rezoning; 

(b) The point at which walkability from the southern end of the 

Papanui Key Activity Centre (KAC) is measured should 

potentially be located closer to Northlands Mall where essential 

services are located. 

9 If the level of character in paragraph (a) above is of such a level 

that it is to be recognised in the plan in accordance with Strategic 

Objective 3.3.7(b), Housing New Zealand considers the Character 

Area Overlay provisions within the RMD chapter will ensure that the 

character of the area is maintained while still ensuring intensification 

can occur. Housing New Zealand continues to support RMD zoning 

where sites meet the criteria in Policy 14.1.1.2. 

10 Likewise, in relation to the walkability criteria, if the Panel considers 

that walkability for the Papanui South areas is more appropriately 

measured from Langdons Road rather than Blighs Road then 

Housing New Zealand supports the rezoning of the areas that 

continue to meet the criteria of Policy 14.1.1.2 with that change. I 

note that this is particularly the case where such remaining areas 

are located on arterial roads, such as Papanui Road. 
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11 In respect of Papanui North, Housing New Zealand continues to 

support RMD zoning of this area on the basis that it meets the 

locational criteria in Policy 14.1.1.2 and there are no listed character 

or amenity reasons that preclude rezoning.  

12 It is noted that the updated mapping provided by the Council on 6 

July also shows the Papanui North areas mapped with a walkability 

distance measured from Langdons Road. It is submitted that for 

Papanui North the walkability criterion should be mapped from the 

nearest point of Northlands Mall to the area and as such the 

mapping already carried out prior to the hearing remains relevant. 

Mr Davidson in his evidence confirmed to the Panel that Northlands 

Mall is the key activity centre rather than the ribbon of commercial 

activity that extends south from the mall1. 

13 Ms Oliver in her evidence for the Council supports RMD zoning in 

Papanui North and considers there is a wider area that could be 

considered as part of a future plan change. Ms Oliver also notes that 

there are further large areas in North Papanui that meet the criteria 

in Policy 14.1.1.2, or are very close to meeting the criteria2.  

14 Ms Schroeder states that “In my view, overall the identified areas do 

not exhibit a high level of character value or amenity such that it 

should be specifically maintained.”3. The legal submissions for the 

Council confirmed the support of the Council for RMD zone in North 

Papanui.  

15 There are no infrastructure concerns in the North Papanui area that 

would preclude RMD development. This is confirmed in the Council’s 

legal submissions4.  

LINWOOD 

16 Housing New Zealand continues to seek rezoning of all notified areas 

in Linwood as well as the rezoning of a small area to the immediate 

south of the area referred to as Linwood South.  

                                       
1 Transcript of hearing, 5 July 2016, page 213 
2 Evidence in chief of Sarah-Jane Oliver, 9 June 2016, paragraph 10.4 
3 Evidence in chief of Josephine Schroeder, 9 June 2016, paragraph 12.4 
4 Opening Legal Submissions for the Council, paragraph 3.1 



6 
 

 

 

17 The Council have agreed that some parts of Linwood are suitable for 

RMD zoning (Linwood South, part of Linwood East and part of 

Linwood North West), however the Council’s position in respect of 

the remainder of the notified Linwood areas is that they should not 

be rezoned because a social impact assessment is needed to 

determine the most appropriate outcome for the community.  

18 As set out in opening, it is not clear that the demographic make-up 

of Linwood is so distinct from other areas in Christchurch that it 

should be treated differently. Certainly there is no basis for such a 

requirement in the objectives and policies of the Replacement 

District Plan (RDP) or the higher order documents. Further, in 

answer to questions from the Panel, Ms Oliver accepted that the 

statistics used in her evidence in fact point to a need for smaller 

housing that could be developed through the RMD zone5.  

19 In respect of Mr Norton’s evidence, that there is a high flood risk in 

some parts of the notified Linwood area, Housing New Zealand 

remains concerned that this risk is not identified on the Natural 

Hazards planning maps as presenting a risk that is greater than 

many other RMD areas across the city. 

20 Mr Norton confirmed in response to questions from the Panel that he 

had not compared his flood modelling of the Linwood area with the 

decision versions of the planning maps which have only been set 

within the last year. He further confirmed that his concerns were 

mainly with the developer perception that an RMD zone would mean 

that development can definitely occur rather than any specific 

modelling carried out for the Linwood area6. 

21 The Council’s closing legal submissions for the Natural Hazards 

chapter explained in respect of the flood modelling “It is submitted 

that the evidence has demonstrated that the models which underpin 

the approach to flood hazard mapping and the application of related 

controls in the pRDP are appropriate and fit for purpose.”7.  

                                       
5 Transcript of Hearing, 4 July 2016, page 72 
6 Transcript of Hearing, 4 July 2016, page  
7 Closing legal submissions for the Council, Natural Hazards Chapter, 18 March 2015, 
paragraph 6.3 
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22 In my submission the areas that are within flood management areas 

will be subject to appropriate standards that require consideration of 

the effects of development in respect of flooding. Minimum floor 

levels have been set in accordance with the expert evidence 

provided as part of the Natural Hazards hearing and in many 

instances resource consent will be required, allowing the Council to 

assess any potential effects in relation to a particular site.  

23 As set out by Mr Norton in his evidence in chief, there are ways in 

which flood hazards can be mitigated. Writing off whole areas as 

inappropriate for RMD is not supported by Housing New Zealand 

where solutions on a site by site basis are capable of being found 

and assessed through the consent process. 

HOUSING NEW ZEALAND SITES 

24 In addition to supporting the notified RMD areas, Housing New 

Zealand continues to seek the rezoning of 2 small areas of additional 

land to RMD as part of this process. It is reiterated that these areas: 

(a) Are immediately adjacent to the notified areas in Hornby and 

Linwood; 

(b) Meet the criteria of Policy 14.1.1.2; 

(c) Are supported as being appropriate for RMD zoning by the 

Council; 

(d) Do not possess any specific characteristics from an urban 

design point of view that prevent the rezoning; 

(e) Have been confirmed by the Council’s infrastructure experts as 

not being subject to any impediment in terms of 

infrastructure; and 

(f) Have been confirmed by Mr Norton as appropriate for rezoning 

from a stormwater perspective.  
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CONCLUSION 

25 Housing New Zealand’s position remains unchanged from that set 

out at the hearing, with the exception of the agreed position on the 

Lower Height Limit Overlay and any potential changes in respect of 

Papanui South, and as such the submissions made in opening are 

still relevant.  

26 It is submitted that Housing New Zealand’s submission points in 

relation to the higher order documents in particular are still 

relevant. The emphasis on providing for new housing through 

intensification is very clear through those documents and Housing 

New Zealand’s position is that, as set out in Decision 10, a prudently 

generous approach should be taken to zoning Residential Medium 

Density land.  

 

DATED this 15th day of July 2016 

 

     

L J Semple / H G Marks 

Counsel for Housing New Zealand Corporation 


