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1.0 Introduction 

1.1 Proposal 

1.1.1 The proposal assesses the rezoning of the property at 112 Waimairi Rd (Lot 8 DP 18957) 

from Residential Suburban Density Transition (RSDT) to Specific Purpose (Tertiary Education) 

(SPTE) Zone. The scope of the proposal is the change to Planning Map 30 to reflect this 

rezoning. 

 

1.2 Background and Scope 

1.2.1 In Stage 1 of the proposed Replacement District Plan, 112 Waimairi Road was zoned RSDT. 

The property, highlighted in red in Figure 1 below, is 809m2 and currently contains a two 

storey residential unit. It is situated within a pocket of residential properties along Waimairi 

Rd with the boundary of the University's Ilam Field to the east. Waimairi Rd, between 

Grahams Road and Peer Street, is classified as a Minor Arterial1. 

 

Figure 1: Aerial snapshot of site 

                                                           
1
 As per Decision 7 
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1.2.2 The northern boundary of the property, as shown in purple in Figure 1 above, is a strip of 

land (Approximately 4.2m wide) owned by the University. This forms a potential access point 

to Ilam Fields between 112 and 122 Waimairi Road, though currently the University allows 

the resident of 122 Waimairi Road to park his boat on this land until such time as the 

University sees fit to use the land.  

1.2.3 The UC made a submission as part of Stage 2 to the Residential Chapter seeking to rezone 

the property to SPTE Zone2. The University did not submit against the Stage 1 RSDT zoning as 

it did not own the property at that time and the SPTE Zone had not been notified3. Through 

the hearings process the Council stated that this submission was out of scope4 but may have 

planning merit5. The Independent Hearings Panel (IHP) decided (Decision 17 - 18/3/2016) 

that while they are enabled to make the requested change, they considered that "… in this 

circumstance that it is not appropriate to use our powers under cl 13(6)(a), as we cannot be 

confident that the changes are of no more than minor effect. Rather, we make a direction 

under cl 13(6)(b) that the Council notify a new proposal and invite submissions on it so that 

the matter can be properly considered"6. 

1.2.4 The scope of the proposal is confined to the rezoning of 112 Waimairi Rd in accordance with 

paragraph 269 of the IHP's direction in Decision 17 and the appropriateness of the proposed 

zone change. The University does not currently own any other residential property along the 

eastern side of Waimairi Road. 

1.2.5 This report has been prepared to fulfil the obligations of the Council under the Resource 

Management Act 1991 (RMA). This report should be read together with Decision 17 of the 

proposed Replacement District Plan (and associated evidence filed by the Council and 

Section 32 evaluation).  

 

2.0 Scale and Significance - Level of detail 

2.1 The level of detail required for the evaluation of the proposed District Plan provisions has 

been determined by an assessment of the scale and significance of the implementation of 

the proposed provisions (ie the change in zoning). The scale and significance assessment 

considers the environmental, economic, social and cultural effects of the provisions and 

whether the provision is directed by a higher order document; and/or  

1. is important to resolve an issue or problem particularly to protect life and 
property; and/or 

2. relates to a wide range of policy options or only variations of a theme; 
and/or 

3. where it is a policy direction, fundamentally changes from business as usual 
under the operative City Plan; and/or 

                                                           
2
 Submission Number 2464.98-100 

3
 Statement of Evidence of Penelope Lemon 26

th
 August 2015 

4
 http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/2123-CCC-Residential-Stage-2-Second-

statement-of-evidence-Oliver-Attachment-B-re-Site-Specific-Zonings-19-8-15.pdf Pg. 98. 
5
 http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/2123-CCC-Residential-Stage-2-Rebuttal-

evidence-of-Ms-Sarah-Oliver-2-9-15.pdf Pg. 22 
6
 IHP Decision 17 Pg. 61-62. 

http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/2123-CCC-Residential-Stage-2-Second-statement-of-evidence-Oliver-Attachment-B-re-Site-Specific-Zonings-19-8-15.pdf
http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/2123-CCC-Residential-Stage-2-Second-statement-of-evidence-Oliver-Attachment-B-re-Site-Specific-Zonings-19-8-15.pdf
http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/2123-CCC-Residential-Stage-2-Rebuttal-evidence-of-Ms-Sarah-Oliver-2-9-15.pdf
http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/2123-CCC-Residential-Stage-2-Rebuttal-evidence-of-Ms-Sarah-Oliver-2-9-15.pdf
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4. where it is a policy, will affect reasonable use of land; and/or 
5. adversely affects specific stakeholder interests including Ngāi Tahu; and/or 
6. gives rise to adverse effects and whether there is certainty of effects based 

on the availability of information to assess benefits and costs. 

2.2 The direction of the IHP in its Decision limits the potential scope of the re-zoning to SPTE 

Zone. The level of analysis in this report reflects the site specific significance of the 

proposal, which meets few of the considerations in 1-6 above. 

 

3.0 Evaluation and Assessment of Options 

3.1 Strategic Context and Key Resource Management Issues 

3.1.1 There are several resource management issues to consider. These are: enabling tertiary 

education and research activities to grow and diversify; and maintaining residential amenity. 

These issues need to be considered in the context of the objectives and policies that have 

already been decided by the IHP in Decisions 1 (Strategic Directions), 10 (Residential – Part) 

and 19 (Specific Purpose). 

3.1.2 Issue 1 – Enabling tertiary education and research activities 

The issue of enabling tertiary education and research activities to grow is supported by the 

following objectives and policies: 

 Objective 3.3.1 – Enabling recovery and facilitating the future enhancement of the 

district 

 Objective 3.3.11 – Community facilities and education activities 

 Policy 14.1.6.3 – Existing non-residential activities 

 Objective 21.7.1.1 – Tertiary education and research activities 

 Policy 21.7.1.1.1 – Tertiary education and research activities and facilities and 

amenity and character of the surrounding environment 

3.1.3 These objectives and policies recognise the importance of tertiary education activities in the 

recovery and wellbeing of communities more generally, but minimising adverse effects on 

neighbouring amenity. 

3.1.4 Issue 2 – Residential amenity 

The issue of maintaining residential amenity is supported by the following objectives and 

policies: 

 Objective 3.3.1 – Enabling recovery and facilitating the future enhancement of the 

district  

 Objective 3.3.7 – Urban growth, form and design 

 Objective 14.1.4 – High quality residential environments 

 Policy 14.1.4.1 – Neighbourhood character, amenity and safety 

 Policy 14.1.4.4 – Character of low and medium density areas 

 Objective 14.1.6 – Non-residential activities 

 Policy 14.1.6.1 – Residential coherence character and amenity 
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3.1.5 These objectives and policies seek a high quality urban environment through consistent 

scale and density of buildings while recognising the need to provide community facilities and 

a limited range of complementary non-residential activities. 

3.1.6 In summary, resolving the key resource management issues in terms of the settled 

objectives and policies requires a careful balancing of costs and benefits of the 

development, expansion of the University of Canterbury, and the potential adverse effects 

on the neighbouring residential amenity. Consideration is therefore required not just to the 

appropriateness of zoning the subject land either as SPTE Zone or RSDT Zone, but as to the 

associated zone provisions and their effectiveness at maintaining residential amenity. 

 

4.0 Evaluation 

4.1 Comparative analysis 

4.1.1 To assess the impact on neighbouring residential properties, an evaluation of the site was 

undertaken through a comparative analysis of the different zones. This looked at the 

difference in permitted activities, built form standards and other general standards. 

4.1.2 The SPTE Zone allows for an additional range of activities7 than those allowed within the 

RSDT Zone. These activities are Education and Research Activities8 - which incorporates a 

wide range of university related activities and Community Activities9 - which covers potential 

community uses, such as recreation, worship or cultural purposes.  

4.1.3 Education and research activities could include, as ancillary to the University, student 

accommodation, car parking and public access to Ilam Fields. These additional permitted 

activities have potential effects incongruent with residential character and amenity. These 

activities could increase site activity, including pedestrian and vehicle traffic, which is not 

anticipated by non-residential activities permitted within a residential zone. 

4.1.4 The zones also have different Built Form Standards. The table below (Table 1) compares key 

Built Form Standards of the current zoning and a SPTE zoning.  

  

                                                           
7
 Decision 19 Pg. 91.  

8
 Decision 16 Pg. 132 - Education and research activities are defined as "the use of land and/or buildings for: 

the provision of teaching or training and/or related research; commercial research and laboratories; and 
ancillary administrative, cultural, communal, accommodation, retailing, and recreation and entertainment 
facilities". 
9
 http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/3723-CCC-Evidence-of-Janine-Sowerby-24-

2-2016.pdf Pg. 53 - Community activities are defined as "the use of any land and/or buildings principally by 
members of the community for recreation, entertainment, health care, safety and welfare, worship, cultural or 
deliberation purposes" 

http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/3723-CCC-Evidence-of-Janine-Sowerby-24-2-2016.pdf
http://www.chchplan.ihp.govt.nz/wp-content/uploads/2015/07/3723-CCC-Evidence-of-Janine-Sowerby-24-2-2016.pdf
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Standard Residential Suburban Density 

Transition 

Specific Purpose (Tertiary 

Education) Zone 

Height 8m 16m 

Coverage 35% of site 30% of 'West of Ilam Rd' (zoned 

area not site) 

Recession Planes Diagram B Diagram A (measured from zoned 

boundary not site boundary) 

Internal Boundary 

Setback 

1m 6m from any other zone  

Road Boundary 

Setback 

4.5m 10m 

Table 1: Built Form Standards Comparison 

 

4.1.5 The key difference is that the site coverage for the SPTE Zone relates to the zone and not per 

site. This means there is potentially no restriction on site coverage for 112 Waimairi Road as 

it can be balanced by the rest of the zone (e.g. Ilam Fields). 

4.1.6 The figures below graphically demonstrate the differences in the Built Form Standards. 

Figure 2 shows the extent of a new building, as permitted in the RSDT Zone. Figure 3 shows 

the extent that would be permitted in the SPTE Zone. Figure 4 overlays these two shapes to 

compare the difference between them.  

 

Figure 2: Estimated development potential within the Residential Suburban Density Transition Zone 
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4.1.7 The figure above, shows the potential development as zoned RSDT, reaching the 8m height 

limit and how the site coverage restricts development. 

 

Figure 3: Estimated development potential within the Specific Purpose Tertiary Education Zone 

4.1.8 Development under the SPTE provisions is based on zone boundary not site boundary and 

therefore allows for a larger development. The internal boundary to the north is based on 

the zone boundary, effectively giving the site a 1.8m (6m less 4.2m access way) setback. This 

is demonstrated in the figure (Figure 3) above, where the potential development is narrower 

but covers most of the site and reaches a height of approximately 13m.  

 

Figure 4: The two development potentials combined 
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4.1.9 While the SPTE zoning has more restrictive setbacks, the higher height (13m compared to 

8m) and extended site coverage (30% compared with no restriction) allows for greater 

development. Rezoning the land to SPTE Zone will have potential negative effects on the 

surrounding residential amenity, impacting the surrounding built form scale.  

4.1.10 Further to the additional activities and Built Form Standards, there are different standards 

relating to noise, lighting, temporary activities, signs and subdivision. These differences are 

illustrated in the table (Table 2) below. 

 

Standard Residential Suburban Density 

Transition 

Specific Purpose Tertiary 

Education Zone 

Noise 
Time LAeq LAmax 

7am - 10pm 50 n/a 

10pm - 7am 40 65 
 

Time LAeq LAmax 

7am - 10pm 55 n/a 

10pm - 7am 45 70 
 

Lighting and Glare LE3 - Low brightness LE2 - Medium brightness 

Signs Area - 0.5m2 Area - 0.5m * building length 

Table 2: Other Chapter Standards Comparison 

 

4.1.11 The SPTE Zone would allow brighter lighting and noisier activities than permitted in the RSDT 

Zone. This difference though is of a gradual nature and is measured at the boundary of the 

zones. The signage difference is significant; the maximum potential building length is about 

12m and so the signage area would be 6m2 compared to 0.5m2 permitted in the RSDT Zone. 

These standards are not anticipated within a residential area and could significantly impact 

on residential character and amenity. 

 

4.2 Notification 

4.2.1 The Independent Hearings Panel directed that this proposal be publicly notified and invite 

submissions on the rezoning. The submissions process in conjunction with an information 

sheet and drop in session for residents with Council officers, will act as engagement with 

those persons who may be affected by the Proposal. 

4.2.2 In accordance with Schedule 1, Clause 5, 1B or the RMA, the following properties have been 

identified as directly affected by the proposed rezoning because the potential built form 

scale would be visible from their property. All of these properties are zoned either 

Residential Suburban or RSDT.  

  



 

Page | 10 
 

Address Status 

108 Waimairi Rd Private Residence 

108A Waimairi Rd Private Residence 

110 Waimairi Rd Private Residence 

122 Waimairi Rd Private Residence 

124 Waimairi Rd Private Residence 

126 Waimairi Rd Private Residence 

126A Waimairi Rd Private Residence 

128 Waimairi Rd Private Residence 

128A Waimairi Rd Private Residence 

130 Waimairi Rd Private Residence 

132 Waimairi Rd Private Residence 

137 Waimairi Rd Private Residence 

135 Waimairi Rd Private Residence 

1/133 Waimairi Rd Private Residence 

2/133 Waimairi Rd Private Residence 

131A Waimairi Rd Private Residence 

133 Waimairi Rd Private Residence 

127 Waimairi Rd Private Residence 

125 Waimairi Rd Private Residence 

123 Waimairi Rd Ilam Dental Centre 

121 Waimairi Rd Private Residence 

119 Waimairi Rd Private Residence 

Table 3: Potentially affected neighbours 
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4.3 Evaluation of Options 

4.3.1 There are three options considered in this proposal. Option 1 – rezone the land SPTE; Option 

2 – maintain the RSDT zoning; Option 3 – rezone the land SPTE with additional provisions. 

 

4.4 Evaluation of Option 1 - To rezone the land Specific Purpose (Tertiary Education) 

Zone. 

4.4.1 The expansion of the University through rezoning the site SPTE will go some way to 

facilitating the growth of the University. The increase in potential development permitted by 

the Built Form Standards will enable the University to better utilise the site. Further, this 

more effectively achieves the SPTE objectives. However, rezoning this one property alone is 

unlikely to result in the University being able to consider any major redevelopment options 

given it is flanked by residential properties. Any benefit of rezoning is in terms of major 

expansion and can only be realised through other land purchases, specifically the adjoining 

properties. Should this occur, a more integrated approach to development of the University 

could be considered. Additionally, rezoning will also allow for extension to the existing 

building for greater use. For the University to use the site without major redevelopment, for 

example as accommodation or a post graduate facility and in a similar manner to non-

residential activities permitted in the RSDT zone, would not require a zone change.  

4.4.2 The rezoning of the property to SPTE would allow the University to more effectively 

undertake research and education activities. This includes the use of the site for a purpose 

ancillary to the University, such as accommodation, car parking or a walkway. The use of the 

property for these purposes could potentially impact on the adjoining residents' sense of 

privacy and safety with the increased site activity and thoroughfare.  Use of the site to 

establish a new vehicle access (although it is currently unlikely that this would be a likely 

scenario given the current location of on-site parking areas for the University), will be 

managed through rule 7.2.3.10 High trip generators, more specifically clause 4.b of this rule 

which controls the change of use of an existing access (i.e. requiring resource consent where 

there is an increase of more than 50 vehicle trips per peak hour using the access).   

4.4.3 Rezoning the property SPTE will create a break in the residential block and continuity of 

zoning along this part of Waimairi Road.  This in itself may not result in a loss of residential 

coherence for the adjoining residents, particularly should the existing residential building be 

retained and used for accommodation purposes.  However should the site be redeveloped 

or used for the greater range of activities permitted under the SPTE zoning, then the 

residential coherence may be eroded.  A zoning pattern that is discontinuous along a road 

length is not uncommon in Christchurch City particularly in association with larger 

institutions. This situation can be seen on the other side of the road. However, whilst is it 

not uncommon, it is considered not to be ideal or optimal, given the potential adverse 

effects on residential coherence and amenity.   

4.4.4 The Built Form Standards and other zone related standards will provide for a greater range, 

scale and intensity of activities than under the RSDT Zone (refer to section 4.1 above). The 

rezoning of the property to SPTE could in terms of noise and lighting and more significantly 

signage (0.5m2 to 6m2) potentially incur a cost in terms of residential amenity of the 
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adjoining properties. Furthermore, should the existing residential dwelling be demolished 

and an alternative building for university or community uses established, this could reduce 

the residential coherence along this part of Waimairi Road. Overall, rezoning the site SPTE is 

more effective in achieving the SPTE objectives and the Strategic Directions objectives 

seeking to enable education activities. Further, this will be more efficient in achieving the 

University’s needs through providing for education activities. However, it is not the best 

approach in achieving the RSDT objectives and the Strategic Objective seeking better urban 

form and amenity. 

 

4.5 Evaluation of Option 2- To maintain the zone as Residential Suburban Density 

Transition Zone. 

4.5.1 This option will enable the University to use the site as a residential site (or permitted non-

residential activities) and the broad range of community activities provided for under the 

RSDT Zone, subject to the activity and built form standards. Retaining the RSDT Zone will 

ensure a more consolidated block of residential properties is maintained and ensure any 

future redevelopment of the site is within the scale, function and character of the adjoining 

properties. Under the RSDT Zone, the level of noise, glare and signage will be more 

compatible with the existing residential neighbourhood. 

4.5.2 Under this option the University will be constrained in undertaking any major 

redevelopment or planned expansion of its activities into this property (as a permitted 

activity). The University will however still be able to apply for resource consent to undertake 

the range and scale of activities akin to the SPTE Zone. The Statement of Expectations10 

anticipates that the Replacement District Plan will reduce reliance on resource consent 

processes; however consenting may be appropriate to manage the difference in the scope 

and scale of activities permitted. This may have a cost to the University in terms of its 

property investment and resource consenting, however no detailed economic analysis has 

been undertaken by the Council nor to the Council's knowledge by the University, such to 

quantify whether this option would result in any significant economic or financial costs or 

benefits. 

4.5.3 The existence of a small (4.2m) access way between 112 Waimairi Rd and 122 Waimairi Rd, 

cannot be substantially developed and therefore does not reduce the current residential 

amenity. 

4.5.4 Whilst retaining the RSDT Zone may reduce the potential uses of the site for the University in 

the immediate future, it does not wholly restrict its use for educational or accommodation 

purposes. Should the University acquire additional neighbouring properties in the future, the 

SPTE zoning option may be considered more appropriate, as the residential effects would be 

less and a more integrated approach to the land-use (for university purposes) can be 

undertaken. 

4.5.5 Retaining the RSDT Zone is effective in achieving the RSDT objectives regarding amenity as 

well as, given the range of permitted non-residential activities provided for within the RSDT 

                                                           
10

 Schedule 4 of the Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014 cl (a) (i) 
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Zone, to an extent, enabling some tertiary education and research activities. However, there 

is ambiguity as to what point beyond this would require a resource consent, therefore this is 

possibly in conflict with the Statement of Expectations of reducing reliance on consent 

processes. 

 

4.6 Evaluation of Option 3 – To rezone the land Specific Purpose (Tertiary Education) 

Zone with additional height standard 

4.6.1 This option rezones the site SPTE while including some additional Built Form Standards to 

minimise the effect on residential amenity. To control the effect of the potential 

development of the site on neighbouring properties, this option reduces the permitted 

height standard from 16m to 8m (the same as RSDT Zone). A breach of this height standard 

up to 11m is proposed a Restricted Discretionary Activity; beyond 11m would revert to the 

SPTE Discretionary Activity Standard. 

4.6.2 This allows for the additional permitted activities provided through the SPTE zone, which 

helps meet the SPTE objectives and policies. Further, this provides certainty and flexibility for 

the University in utilising the site for a range of education and research activities while 

reducing the reliance on the resource consent process. 

4.6.3 Additionally, a decrease in the permitted height standard limits the effect on the residential 

amenity by reducing the potential effect on neighbours and maintaining a level of 

coherence. The SPTE Zone Built Form Standards are more applicable to larger areas but do 

not translate to small pocket sites. The new height standard recognises this and provides a 

simple yet effective limit on potential development. 

4.6.4 Option 3 has similar benefits to Option 1 and helps, to an extent to achieve Option 2. 

However, there are opportunity costs for the landowner because of the restriction of height. 

 

4.7 Other Matters 

4.7.1 In assessing what option was the most appropriate way to achieve the objectives, it is 

anticipated that, due to the scale of the proposal, there is no significant opportunity for 

economic growth or employment and provides a low risk of not acting. 

  

4.8 Conclusion 

4.8.1 Option 2 and Option 3 present the most effective and efficient ways of achieving the 

objectives and the purpose of the Act. Both options achieve the Strategic Directions, 

Residential and Specific Purpose objectives.  

4.8.2 Overall, given the Statement of Expectations and the Strategic Direction of the District Plan, 

Option 3, based on the current information available, is considered to be the most 

appropriate way to meet the overall objective of the District Plan and achieve the purpose of 

the Act, having particular regard for S7 (b) efficient use and development of natural and 

physical resources, (c) maintenance and enhancement of amenity values. It provides the 
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most flexibility and certainty for the University, while maintaining the domestic scale. It is 

considered that the proposed provisions, including the height limit will achieve the objective 

of retaining neighbourhood amenity and scale, while providing for the functionality and 

potential development of the site. The proposed changes are shown in Attachment 2 

(proposed standards) and 3 (planning map). 
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Attachment 2 – Proposal: New Standards 

21.7.4.5 Height 

The maximum height of any building shall be: 

 Applicable to Standard 

a. UC east of Ilam Road site. 30m 

b. UC west of Ilam Road site (see specific site c. listed below). 16m 

c. 112 Waimairi Rd (Lot 8 DP 18957) 11m 

cd. UC Dovedale site. 20m 

de. CPIT Sullivan Avenue site and CPIT Hassals Lane site. 20m 

 

 

21.7.3.3 Restricted discretionary activities 

 Activity The Council’s discretion shall be 
limited to the following matters: 

RD8 Any activity listed in Rule 21.7.3.1 or 21.7.3.2 that 
does not comply with Rule 21.7.4.5 height on 112 
Waimairi Rd (Lot 8 DP 18957), up to 11m. 

a. Amenity of the 
neighbourhood – 21.7.5.1 

 

 



 

 

Attachment 3 – Proposal: New Zone 

 


