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INTRODUCTION  

 

1. My full name is Penelope Helen Lemon.  I am a Planner at Resource Management 

Group in Christchurch.    

 

2. I confirm that I have appeared before the Hearings Panel in relation to Stage 1, 2 and 

3 matters of the Christchurch Replacement District Plan (the Replacement Plan).  My 

qualifications and experience are recorded in the statement of evidence I presented 

on behalf of Orion New Zealand Limited for the Natural Hazards hearing1.  

 

3. I have been asked to provide planning evidence on behalf of the University of 

Canterbury (UC), in relation to the proposed rezoning of 112 Waimairi Road, Ilam. 

 

4. The key documents I have used, or referred to, in forming my view while preparing 

my statement of evidence are: 

(a) the strategic evidence and second statement of evidence of Sarah Oliver for 

the Christchurch City Council, dated 18 August 2015; 

(b) the operative Strategic Directions chapter, Specific Purpose (Tertiary 

Education) Zone chapter and Residential Suburban Density Transition Zone 

chapter;   

(c) the notified proposal to rezone 112 Waimairi Road; and 

(d) the evidence of Sonia Barker for UC, dated 21 September 2016. 

 

CODE OF CONDUCT 

 

5. I confirm that I have read the code of conduct for expert witnesses contained in the 

Environment Court’s Practice Note 2014.  I have complied with the practice note 

when preparing my written statement of evidence.  

 

6. I confirm that the issues addressed in this statement of evidence are within my area 

of expertise and I have not omitted to consider material facts known to me that might 

alter or detract from the opinions I express. 

 

  

                                                
1
 Available at http://www.chchplan.ihp.govt.nz/hearing/chapter-5-natural-hazards under the heading ‘Submitter Evidence’. 

 

http://www.chchplan.ihp.govt.nz/hearing/chapter-5-natural-hazards
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SCOPE OF EVIDENCE 

 
7. My evidence relates to the proposal to rezone 112 Waimairi Road, Ilam, from 

Residential Suburban Density Transition (RSDT), to Specific Purpose (Tertiary 

Education) Zone (SPTE).  

 

8. It addresses height, site coverage and sign area rules proposed by Council.      

       

UC’S SUBMISSION ON THE REZONING PROPOSAL 

 

9. UC submitted in support of the proposed rezoning, including the amendment to the 

maximum height Rule 21.7.4.5, and introduction of associated restricted discretionary 

height Rule 21.7.3.3. 

 

10. UC originally proposed the rezoning of 112 Waimairi Road through Stage 2 of the 

Replacement Plan.  This was heard as a part of the Stage 2 Residential Chapter and, 

in its decision, The Panel directed Council to renotify the proposal. 

 

EVIDENCE 

 

UC landholdings 

 

11. Ms Barker sets out that the key reason for UC’s purchase of 112 Waimairi Road is 

that the site adjoins Ilam Fields; land owned and used by UC.  She states that the 

proposed rezoning will allow UC to have one set of zone provisions over all of its 

landholdings, and enable consistent administration of its land and activities.  I support 

Ms Barker, that if all of UC’s landholdings are located in a single zone, it will provide 

for a consistent planning regime across its sites. 

 

12. Rezoning a property from a living zone, to SPTE Zone, is not unique.  The operative 

SPTE Zone includes a number of properties owned by UC which were zoned living in 

the Operative City Plan, and through the Replacement Plan process were rezoned 

SPTE Zone.  The rezoning of these properties supports UC’s approach to have all of 

its landholdings within the SPTE Zone.  112 Waimairi Road was not included in the 

rezoning of these properties because, at the notification of Stage 1 Residential 

Chapter, UC did not own the property.   
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13. The SPTE Zone applies only to sites which are owned by and make up the 

campuses of UC and ARA2.  UC owns 112 Waimairi Road and, as set out by Ms 

Barker, uses the property for university purposes.  The property, therefore, is both 

owned by UC and performs a university function.  The use of the property for a 

university function reflects the purpose of the SPTE Zone. 

 
SPTE Zone boundaries 

 

14. 112 Waimairi Road sits within a ribbon of residential properties located between 

Waimairi Road (to the west), UC’s Ilam Fields (to the east and south) and the RSDT 

Zone (to the north).  Within the ribbon, eight dwellings front Waimairi Road, and 

some of these properties have been subdivided into two residential sections.  The 

ribbon of residential properties is located within the RSDT Zone, but is intercepted by 

two SPTE zoned pedestrian links between Ilam Fields and Waimairi Road.   

 

15. The rezoning of 112 Waimairi Road will further define the pocket of RSDT Zone 

immediately south of 112 Waimairi Road (110, 108 and 108A Waimairi Road).  The 

SPTE zoned pedestrian links already create RSDT zone pockets within this ribbon of 

residential properties.     

 
16. 112 Waimairi Road adjoins the Ilam Fields on its western boundary.  Therefore, if it is 

rezoned SPTE, it will maintain a contiguous SPTE Zone boundary.   

 
17. UC’s Dovedale Campus adjoins the western boundary of Waimairi Road, therefore if 

112 Waimairi Road is rezoned, it will not extend the boundary of the SPTE Zone 

further west than exists at present.  The rezoning will in fact clarify the link between 

the Dovedale and Ilam Campus, as 112 Waimairi Road sits almost opposite the 

entrance to Dovedale Campus.  This will support UC’s single campus approach.   

 

Are tertiary education and research activities appropriate for the site 
 

18. The RSDT Zone principally provides for low to medium density residential 

accommodation3.  The zone rules permit some non-residential activity, including 

community activities, education activities, pre-schools, places of assembly, health 

care facilities and spiritual facilities, however these activities are limited in scale.    

                                                
2
 Chapter 1 Introduction Section 6.1 (as notified) 

3
 Chapter 1 Introduction Section 6.1 (as notified)  
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19. As detailed by Ms Barker, UC currently use the site for housing visiting lecturers, and 

UC foresee that the site will continue to be used for accommodation purposes.  Ms 

Barker also sets out that UC may create a permanent pedestrian / cycle link between 

the Ilam Fields and Dovedale Campus, incorporating that access link immediately 

north of the site.  This will support UC’s single campus approach.     

20. The SPTE Zone permits: 

- tertiary education and research activities. 

- community activities. 

- activities or facilities which would be permitted activities in the alternative zone 

listed for that site – in this case the Residential Suburban Zone.  

- use of student accommodation by persons not associated with the tertiary 

education and research activity, for no more than 30 days per calendar year. 

21. By definition, tertiary education and research activities, and community activities, 

provide for a range of activities and that reflects the broad nature of activities that 

take place at tertiary institutions.   

22. UC could rely on the RSDT Zone provisions for the residential activity, however the 

provisions do not specifically provide for the creation of pedestrian and cycle link.  

Similarly while the RSDT Zone provides for ‘education activities’, the activity 

standards limit hours and days of operation, gross floor area and signage.  The 

SPTE Zone does not limit these matters and therefore better provides for UC’s 

activities.      

23. The scale of UC activities able to be undertaken on the site will be limited by the site 

size, isolation from other UC buildings and facilities, built form standards, and general 

city wide standards. 

24. Noise and light spill are measured at the boundary of the receiving environment, and 

must meet the permitted standard for the receiving site.  This means that activities at 

the site must meet the residential noise and glare standards along residential 

boundaries.4   

                                                
4
 Chapter 6 General Rules, Rule 6.1.4 and 6.3.2.3.1 – latest version dated 11 August 2016 
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25. I understand that Council propose to limit the permitted area of signage attached to a 

building to 2m2.  UC agree with this amendment.   

 

26. Car parking requirements at UC are calculated campus wide5 and are based on full 

time equivalent student numbers.  An annual calculation is undertaken on 1 July, and 

any additional car parking requirements provided thereafter.  Therefore there will be 

no specific requirement to provide car parking on the site.   

 

27. The SPTE Zone contains a list of alternative zones which apply to any activities other 

than tertiary education and research activities.  For UC ‘west of Ilam Road’, the 

alternative zoning is Residential Suburban (RS Zone).  Therefore if the site is 

rezoned SPTE, any activities other than tertiary education and research activities will 

be subject to the RS Zone standards.   

 

28. In my view, while the SPTE Zone will permit a greater range of activities on the site 

than the RSDT Zone, the nature and scale of activities able to be undertaken will 

maintain the character and amenity anticipated in the surrounding residential 

environment.  

What are the most appropriate built form standards to maintain residential amenity 

29. Council propose to amend two SPTE Zone built form standards which would apply 

specifically to 112 Waimairi Road; being building height and site coverage.   

30. UC agree with the proposed amendment to SPTE Zone maximum height Rule 

21.7.4.5 (now Rule 21.7.2.3.5).  This would mean that an 8m permitted height would 

apply to the site, regardless of whether it was zoned RSDT and SPTE.   

31. UC do not agree to the amendment to Rule 21.7.4.5 (now Rule 21.7.2.3.1) as site 

coverage in the SPTE Zone relates to the net site area covered by buildings and 

impervious surfaces used for vehicle parking or access.  I now understand that 

Council propose to retain the 35% site coverage, but impervious areas for parking 

and access will be excluded.  UC agree to this amendment.  I consider that while this 

amendment makes the wording of the rule a little cumbersome, it provides an 

appropriate balance between built form and open space.  

                                                
5
 Chapter 7 Transport, Appendix 7.1(9)(a) 
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32. The SPTE Zone rules recognise the interface between tertiary education and 

research activities, and neighbouring residential activities, at zone boundaries.  

These rules implement SPTE Zone Objective 21.7.1.1 and Policy 21.7.1.1.1, by 

having regard to the character and amenity of the surrounding environment.   

33. The site is 809m2 and the footprint of a permitted building will be restricted by the 

10m road boundary and 6m zone boundary setbacks.  The zone boundary setbacks 

will be taken from the south boundary with 110 Waimairi Road, and the north 

boundary of the pedestrian link with 122 Waimairi Road.  In my view, the SPTE Zone 

built form rules, including the amended height and site coverage rules, will be 

appropriate to maintain the character and amenity anticipated in the surrounding 

residential environment, whilst enabling UC to efficiently use the site and providing 

the ability to grow and diversify.   

34. Refer to Attachment 1 for the built form standards of the RSDT and SPTE Zones, 

including Council’s proposed amendments. 

 

What is the degree of effect of re-zoning on the neighbouring residential coherence 

 

35. Other submitters have raised concerns about the potential effect the rezoning may 

have on residential coherence.  Using the RSDT Zone rules as a guide6, the matters 

to consider are whether a residential property is left with at least one residential 

neighbour, and whether there are more than two non-residential activities occurring 

within a residential block. 

 

36. As a result of the proposed rezoning, each residential property within the ribbon of 

RSDT zoned properties will retain at least one residential neighbour.  This means 

that no residential property will be isolated from another residential neighbour.   

37. Within the residential block which extends from 108 Waimairi Road to 146 Waimairi 

Road, there are no known non-residential activities which exist (excluding the access 

links).  Therefore if the site is rezoned SPTE, it will be the only non-residential zoning 

within this residential block.  

38. For these reasons I consider that the proposed rezoning will be appropriate to 

maintain residential coherence.  Notwithstanding this however, a non-residential 

                                                
6
 Chapter 14 Residential Suburban Density Transition Zone Rule 14.2.2.1 P 16-20 
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activity could establish on the site as of right under the RSDT Zone rules, provided it 

met the activity specific standards.  

 

CONCLUSION 

 

39. My evidence is limited to planning matters associated with the proposed rezoning of 

112 Waimairi Road, Ilam.   

 

40. I consider that the SPTE Zone and General City Rules will be appropriate to maintain 

residential coherence, and the character and amenity anticipated in the surrounding 

residential area.  Given the ownership, function and proximity of the 112 Waimairi 

Road to the SPTE Zone, I consider that the proposed rezoning has planning merit.   

 
41. In my view, rezoning 112 Waimairi Road will ensure that there is consistent 

administration, under the Replacement Plan where there is an established use by 

UC.  This is consistent with the purpose of the SPTE Zone.   

 
 
 

 

Penelope Helen Lemon   

21 September 2016 
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Attachment 1 – Built Form Standards for SPTE Zone and RSDT Zone 

 SPTE RSDT – Non Residential 

Activities 

Site Coverage 35% 

*this is an amended standard 

proposed by Council. 

*Council propose that this applies 

to the coverage by buildings only.  

35% 

*this applies to building coverage 

only. 

Recession Planes Taken 2.3m above a boundary with a 

Residential Zone in accordance with 

Appendix 14.14.2 Diagram A. 

Taken 2.3m above a boundary in 

accordance with Appendix 14.14.2 

Diagram A and B. 

Road Boundary Setback 10m 4.5m 

Internal Boundary Setback 6m  

*from zone boundary. 

1m 

*from side boundary. 

Height 8m 

*this is an amended standard 

proposed by Council.  

8m 

Landscaping 1.5m wide landscaping strip along 

the road boundary, with 1 tree for 

every 10m. 

1 tree for every 10m along boundary 

with residential Zone (or less with 

adjoining owner’s written approval). 

1 tree for every 5 parking spaces. 

Landscaping to be sized, protected 

and maintained in accordance with 

part A Appendix 16.7.1. 

- 

Outdoor Storage Screened from adjoining sites and 

roads by 1.8m landscaping, fence or 

wall. 

Shall not be located within the road 

or side boundary setbacks. 

- 

Water supply for Fire Fighting Compliance with Code of Practice. - 
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Requirement only applies to 

residential units. 

Fencing - Maximum height of fencing within 

road boundary setback – 1.8m. 

 

 

 

 

 

 

 

 

 


