
Report of the Regulatory and Planning Committee to the Council meeting of 23 February 2011 

4. PROPOSED PRIVATE PLAN CHANGE 59 – REZONING OF 21A - 23 BECKFORD ROAD AND 22 
WADES AVENUE, ST MARTINS, FROM LIVING 1 TO BUSINESS 2P 

 
General Manager responsible: General Manager, Strategy and Planning DDI 941-8281 
Officer responsible: Programme Manager, District Planning 
Author: Anita Hansbury, Assistant Planner, District Planning 

 
 PURPOSE OF REPORT 
 

1. This report describes a request to the Council for a private Plan Change (PC59) to rezone 21A - 
23 Beckford Road and 22 Wades Avenue, St Martins, from Living 1 to Business 2P, and 
recommends the process for dealing with the request in terms of the Resource Management 
Act 1991 (RMA) provisions. A decision is sought from the Council, pursuant to clause 25 of 
Schedule 1 of the RMA, on whether the proposed plan change should be publicly notified, and 
under what status. 

 
 EXECUTIVE SUMMARY 
 
2. The request seeks to rezone approximately 2950 metres squared of land located at 21A - 23 

Beckford Road and 22 Wades Avenue (the site) from Living 1 (L1) to Business 2P (B2P). The 
site is adjacent to the existing Business 2 (B2) zone which contains the St Martins district 
shopping centre comprising the New World supermarket, a smaller retail complex and a 
separate lawyer’s office. Refer to the attached Planning Map 47A (Attachment 1) for the 
location and extent of the rezoning.  

 
3. The three land parcels comprising the site proposed to be rezoned are owned by Foodstuffs 

(South Island) Ltd (Foodstuffs) and currently contain a single residential dwelling each. While 
rezoning the sites to B2P would lead to the loss of three houses in this predominantly suburban 
residential environment, the B2P (District Centre – Parking) zone has been designed to 
accommodate car parking requirements associated with adjacent suburban shopping centres, 
and to act as a buffer zone between business and residential activities.  

 
4. Plan Change 59, however, does propose some site specific amendments to the current B2P 

rules. An Outline Development Plan showing the areas subject to additional landscaping 
requirements, the existing landscaping to be retained, the location of staff car parking and site 
access restrictions is also proposed to be inserted into the City Plan. Refer to the proposed text 
changes and Appendix 18 in the Plan Change document (Attachment 2). 

  
5. The purpose of this report is not to consider the requested plan change on its merits. Rather, it 

is to recommend which of the options under clause 25(2)-(4) of Schedule 1 of the RMA is to 
apply to the processing the plan change application. Consideration of merits of the application 
will occur after submissions have been received, as a part of the decision making process by 
the hearings panel. 

 

Note
Please refer to the Council's minutes for the decision.
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6. The process options available to the Committee are set out in Schedule 1, clause 25, 

subclauses (2), (3) and (4) and clause 24 of the RMA, and are summarised below. The 
Committee may recommend to the Council that the requested private Plan Change 59 (St 
Martins) be either: 

 
 (a) Rejected in whole or in part on one of the limited grounds set out in the Act; 
 (b) Dealt with as if it were an application for a resource consent (in which case the provisions 

of Part 6 of the Act would apply accordingly);  
 (c) Modified with the agreement of the person who made the request; 
 (d) Adopted in whole or in part, as if it were a plan change made by the Council itself (this 

means accepting the responsibility and costs of processing it); 
 (e) Accepted, in whole or in part, and that the Council proceed to notify the request, or part 

of the request, under clause 26, at the cost of the applicant. 
 
7. The implications of the options under clauses 24 and 25 of the first schedule of the Act are 

discussed below. 
 
Option 1 – Resolve to reject Private Plan Change 59 
 
8. There are very limited grounds in the Act for rejecting an application. A Plan change can be 

rejected if: 
 (a)  It is frivolous or vexatious; 
 (b)  The substance of the change has been dealt with by the Council or the Environment 

Court in the last two years; 
 (c)  The change is not in accordance with sound resource management practice; 
 (d)  The change would make the District Plan inconsistent with Part 5 of the Act (other 

policies or plans, such as Regional Policy Statement or Plan); or 
 (e) The District Plan has not been operative for more than two years. 

 
9. Plan Change 59 cannot be said to be frivolous or vexatious. The applicants have invested 

significant time and financial resources in preparing the plan change and have made a case for 
the plan change that warrants consideration in the plan change process. The substance of the 
plan change has not been considered in the last two years and the relevant parts of the City 
Plan have been operative since November 2005. Both Council officers and external consultants 
have been involved in assessing various aspects of the proposal. No significant or fundamental 
issues have been raised that would suggest that the proposed change is so inappropriate that it 
could be considered not in accordance with sound resource management practice. 

 
 Option 2 - Resolve to deal with Private Plan Change 59 as if it were an application for resource 

consent 
 
10. Under this option the Plan Change is converted to a resource consent application and is 

processed by the Council as such. The applicant bears all of the associated costs. Resource 
consent could provide for the establishment of car parking with one approved car parking 
layout. Any proposals to expand development in the adjacent B2 zone and utilise car parks not 
contained in the same zone, or any alterations to the car park layout would require further 
resource consents. Such an alternative is not considered efficient and it does not allow for 
consideration of consistency with the City Plan objectives and policies or the benefits of other 
options. 

 
11. In this case a change of zoning to more closely reflect the future use of the site may assist the 

Council in meeting its obligations to achieve integrated management of effects of activities 
under s31 of the Act. It also gives certainty to adjacent land owners. It is considered that it 
remains appropriate for the Council to continue processing the plan change request, rather than 
place reliance on the resource consent process. 
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Option 3 - Resolve to modify Private Plan Change 59 with the agreement of the person who 
made the request 
 

12. The Council may, within 30 working days of the receipt of the plan change request, as a result 
of further or additional information, commissioned reports, or other relevant matters, with the 
agreement of the person who made the request, modify the request. In this case the 30 working 
days have expired and it is not an option open to the Council. Officers considered the inclusion 
of an outline development plan in the proposed rules as adding to the complexity of the City 
Plan unnecessarily and the matter was discussed with the applicant at the pre-application 
stage. The applicant viewed the outline plan as a crucial part of the proposed rules and was not 
willing to amend the proposed changes. In light of the applicant’s position no formal 
modification was sought by the Council. 

 
Option 4 - Resolve to adopt Private Plan Change 59 and publicly notify it as if it were the 
Council’s own plan change 

 
13. Under this option Private Plan Change 59 becomes a Council plan change. It would be notified, 

heard and decided in the same way as a plan change prepared by the Council, that is, the 
Council bears all of the associated costs. Adopting the plan change would mean that: 

(a) The Council is indicating that the plan change has merit and that it generally supports the 
proposal; and  

(b) The Council bears the costs of managing and processing the plan change. 
 
14. Adoption of a private plan change application would generally only occur where there is a wider 

public good flowing from the plan change. A plan change promoting wider public good would 
normally be one that addressed an existing city wide or multiple zone-wide adverse 
environmental effect, for example, a change to a bulk and location control that had lead to 
unexpected adverse outcomes. This private plan change application creates a zone that 
facilitates a private development with most economic benefit flowing to the applicant.  

 
Option 5 - Resolve to accept Private Plan Change 59 and the Section 32 Assessment for public 
notification 
 

15. Under this option Private Plan Change 59 would be notified in its current form as prepared by 
Aurecon (NZ) Ltd for Foodstuffs. Accepting the Plan Change means: 

(a) Foodstuffs determine the nature of the plan change that is notified; 
(b) The Council remains neutral as to its position on the proposal but is satisfied that the 

Change includes sufficient information to be publicly notified; and 
(c) Foodstuffs bear the cost of the complete plan change process up until the point of any 

appeals. 
 
Note that all reasonable associated costs will be borne by the applicant.  

 
16. Any concerns the Council may have regarding the Plan Change, such as the format of the 

amendments to the City Plan, can be raised through the officer’s Section 42A Report.  
 
17. The officer recommendation based on the analysis in the aforementioned options is to accept 

private Plan Change 59 – Rezoning L1 to B2P, St Martins, for notification. 
 

 FINANCIAL IMPLICATIONS 
 

18. Should the Council resolve to notify the plan change there are legal processes which must be 
followed in accordance with the First Schedule of the RMA. This is a standard process that all 
plan changes must follow and if the processes are correctly followed, no particular financial risks 
are foreseen.  
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19. There would be costs arising at various stages of the plan change process relating to the 

preparation of officer reports and a hearing in response to submissions. The scale of costs 
would depend on the level of complexity of the submissions received. As this is a private plan 
change, these costs are largely recoverable from the applicant. Costs associated with 
responding to any Environment Court appeals received are not recoverable, except in instances 
where the court may award costs. 

 
20. Should the Council resolve to adopt the plan change as its own, it will need to absorb all the 

processing costs. 
 
 Do the Recommendations of this Report Align with 2009-19 LTCCP Budgets? 

 
21. Yes. The 2010/11 budget for the District Planning work programme, adopted by the Council and 

provided for in the LTCCP, includes funding for processing this plan change. As this is a private 
plan change request, these costs are largely recoverable. 

 
LEGAL CONSIDERATIONS 
 
Have you considered the legal implications of the issue under consideration? 
 

 22. There is a legal process set out in the RMA which must be followed. It includes public 
notification of the plan change followed by submissions, reporting, hearings, decisions and 
possible appeals. Provided the process is followed correctly there are no particular legal risks 
associated with this plan change. 

 
ALIGNMENT WITH LTCCP AND ACTIVITY MANAGEMENT PLANS 
 
Do the recommendations of this report support a level of service or project in the 2009-19 
LTCCP? 
 

 23. The proposal is part of the district planning levels of service in the LTCCP. 
 
ALIGNMENT WITH STRATEGIES 

 
Do the recommendations align with the Council’s strategies? 
 

 24. Yes. While Plan Change 59 is aimed primarily at expanding the car parking provision for the St 
Martins shopping centre, the proposal is consistent with: 

 
• The Greater Christchurch Travel Demand Management Strategy accepted by the Urban 

Development Strategy Implementation Committee by providing a greater variety of goods 
and services on the St Martins supermarket site, and potentially reducing the current 
number of vehicle trips made by the local customers to buy goods; 

• The Council’s Pedestrian Strategy for Christchurch City by providing an opportunity to 
improve the pedestrian links through the site,  

• The Cycle Strategy for Christchurch City by providing an opportunity to improve and 
increase the cycle parking facilities on site; and  

• The Parking Strategy for Christchurch City by meeting the minimum City Plan 
requirements for on-site car parking, reducing the risk of on-street parking, providing 
adequate disabled persons parking, and maintaining a high level of amenity without 
compromising the pedestrian or road safety, and without leading to significant effects on 
the surrounding road network. 

 
CONSULTATION FULFILMENT  

 
 25. The applicant has directly contacted the owners of properties in the vicinity of the site by way of 

a letter. Two responses were received expressing concern relating to noise, visual effects, 
traffic, lighting and the extent of on-street parking. Preliminary consultation was also undertaken 
with some of the statutory bodies prescribed by the RMA but no feedback was received. Further 
feedback through submissions will be sought when the plan change is publicly notified. 
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 26. A memo outlining the proposal has also been sent to the Spreydon-Heathcote Community 

Board for information and feedback in December 2010. No questions or feedback were 
received. 

 
STAFF RECOMMENDATION 

 
 It is recommended that the Council: 
 
 (a) Accept the attached Section 32 assessment for public notification. 
 
 (b) Accept Private Plan Change 59 – Rezoning Living 1 land to Business 2P, St Martins pursuant 

to Schedule 1, Clause 25(2)(b) of the Resource Management Act 1991 for public notification. 
 
 (c) Note that in accordance with Council policy, the cost of processing the private plan change are 

to be borne by the applicant. 
 
 COMMITTEE RECOMMENDATION 
 
 That the staff recommendation be adopted. 
 

BACKGROUND & DISCUSSION 
 

The Private Plan Change Request 

28. Private Plan Change 59 (refer Attachment 2) is requested by Foodstuffs and seeks to rezone 
approximately 2950 metres squared of land located at 21A - 23 Beckford Road and 22 Wades 
Avenue (the site) from Living 1 (L1) to Business 2P (B2P). The site is adjacent to the existing 
Business 2 (B2) zone which contains the St Martins district shopping centre comprising the 
New World supermarket, a smaller retail complex of several shops and a bank, and a separate 
lawyer’s office. Refer to the attached Planning Map 47A (Attachment 1) for the location and 
extent of the rezoning. 

 
29. The Living 1 (Outer Suburban) zone provides principally for low density and low height 

permanent living accommodation in most suburban environments. It is characterised by high 
level of amenity, generous open space, and ample landscape and garden plantings. Some non-
residential activities are anticipated in the zone but are subject to standards ensuring that they 
are compatible with the character, scale and amenities of low density outer suburban living.  

 
30. The Business 2P (District Centre – Parking) is a specialist zone used in association with 

adjacent suburban shopping/business centres (predominantly zoned B2) where there is 
insufficient space to provide the required number of car parks on site. It is designed to provide 
for ground level car parking, in keeping with the scale of the surrounding residential 
development, and to act as a buffer between business and residential areas. The rules 
applicable to B2P zone are those which apply to Living 2 (Inner Suburban) zone (L2), except 
that all of the B2P zone may be used for car parking associated with the adjoining district 
centre. 

 
31. The rezoning is required to facilitate a planned expansion of the existing New World 

supermarket in the adjacent B2 St Martins shopping centre. 
 
Description of the Site and the Proposal 

32. Foodstuffs wish to develop the land subject to the plan change for car parking in order to 
support their future plans to expand the existing supermarket and provide a wider range of 
specialised food and grocery products. The planned supermarket ground floor extension would 
require additional car parking to be provided on site in compliance with the City Plan parking 
requirements. The additional car parking could not be accommodated within the boundaries of 
the existing B2 zone without the need to demolish the smaller retails shops or constructing a 
rooftop or underground car park. This type of expansion, involving the creation of B2P zone for 
car parks, is anticipated by the City Plan and is addressed by a number of policies relating to 
business activities and their effects on adjoining residential activities. 
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33. The proposed B2P zone can accommodate 75-80 car parking spaces and would facilitate a 

supermarket building extension of approximately 1600  metres squared (based on retail parking 
rate of 5.1 parking spaces per 100  metres squared GLFA). In reality such an expansion would 
result in significant loss of existing ground level parking or to avoid that, would need to be 
established partly on a second storey. Foodstuffs preliminary plans are for a single storey 
extension of approximately 1000 metres squared which will result in the loss of about 30 
existing car parks out of 218 currently provided on site as per the City Plan requirements. With 
a 1000 metres squared extension, the total car parking numbers required for the B2 zone 
development would be approximately 270. The proposed B2P zone would facilitate meeting 
these parking requirements and reduce any adverse amenity effects arising from excessive on-
street car parking or any two storey commercial development in this predominantly single storey 
residential environment.  

 
34. The three L1 sites proposed to be rezoned are owned by Foodstuffs and currently contain a 

single residential dwelling each. The current L1 zoning of the subject land does not permit the 
development of car parking associated with the adjacent B2 zone district centre activities. 
Rezoning the sites to B2P would lead to the loss of three houses in this predominantly 
suburban residential environment.  

 
35. The proposed B2P (District Centre – Parking) zone has been designed to accommodate car 

parking requirements associated with adjacent suburban shopping centres and act as a buffer 
zone. The parking can be provided at ground level only and requires landscaping between 
business and residential activities. Such specialist zone is therefore considered suitable in the 
St Martins environment. Should the car parking not be required, the land can be developed for 
the traditional L2 residential activities under the B2P zoning. 

 
36. The current landscaping rules applicable to B2P are deficient in that they do not refer to Volume 

3, Part 3, Rule 3.4.3(b), which requires additional landscaping and/or fencing along the site’s 
boundary with a living zone. In recognition of that error, the applicant proposes to insert 
additional rules for the proposed St Martins B2P zone, which require visual and acoustic 
screening along the B2P/L1 interface by way of a fence and amenity landscaping along the 
entire boundary. 

 
37. Some minor amendments are proposed to the B2P zone description and rules by adding 

references to St Martins as an area in which B2P zone is located. Additional amendments 
provide for acoustic screening and amenity landscaping along the L1 boundary and limit the 
B2P car park entry points to the existing district centre driveways. An Outline Development Plan 
showing the areas subject to additional landscaping requirements, the existing landscaping to 
be retained, the location of staff car parking and the site access restrictions, is also proposed. 
Refer to Appendix 18 in the Plan Change (Attachment 2). 

 
Description of Alternatives and Issues 
 
38. The Section 32 Analysis (Attachment 3 separately circulated), including an Assessment of 

Environmental Effects, provides a detailed discussion of the proposal, the subject site, its 
surrounding environment, the potential effects of the proposal, and a costs/benefits analysis of 
different alternatives. These alternatives are summarised below: 

 
39. Do nothing (status quo) – while retention of the three subject residential properties would be of 

benefit to residential coherence of the area, this option significantly limits the expansion options 
for the adjoining B2 district centre site.  

 
40. Resource consent – could provide for the establishment of car parks with one approved car 

parking layout. Any proposals to expand development in the adjacent B2 zone and utilise car 
parks not contained in the same zone, or alterations to the car park layout would require further 
resource consents. Such alternative is not considered efficient and does not allow for 
consideration of consistency with the City Plan objectives and policies or the costs/benefits of 
other options. 
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41. Rezoning the site to Business 2 – would achieve the desired outcome in terms of car parking 

provision but has potential for greater adverse effects through allowing other business activities 
and buildings to establish on the subject site. It could potentially lead to greater loss of 
residential coherence, character and amenity by not providing a buffer zone between L1 and B2 
zones. 

 
42. Redevelopment within the existing B2 zone – would require the demolition of the existing 

supermarket and/or the smaller retail stores, and provision of rooftop or underground car 
parking. This option is not considered economically viable or desirable from the amenity and 
environmental perspective as it could give rise to noise, glare and loss of privacy and visual 
amenity issues. Alternatively a resource consent could be obtained for reduced car parking 
requirements for a supermarket extension within the existing B2 zone, which could result in 
increased on-street parking and loss of residential amenity. 

 
43. The Section 32 assessment analyses the above options as well as the option promoted by this 

plan change in further detail. It includes the costs/benefits and the efficiency/effectiveness 
comparison of all options. The report concludes that the proposed rezoning of the subject site to 
B2P is the most appropriate option.  

 
44. An analysis of potential adverse effects of the B2P rezoning on the adjacent environment is 

carried out in terms of loss of residential amenity and the possible traffic effects resulting from 
an increased number of vehicle trips generated by the commercial floor extension. The 
Transportation Assessment analyses the effects of increased traffic generation on the 
performance of the nearby intersections and roads. It concludes that such potential increase will 
have no more than minor effects on the environment and can be accommodated at an 
acceptable level of service (refer Appendix E to the Section 32 report in Attachment 3 for 
further details – attached separately). A survey and analysis of parking demand concludes that 
the current City Plan parking requirements are appropriate for the shopping centre. Please note 
that pursuant to clause 23 of the first schedule of the RMA, further information/clarification was 
requested on transportation issues and subsequently provided by the applicant. 

 
45. The Landscape Impact Assessment (refer to Appendix F in Attachment 3 attached separately) 

discusses the potential effect of the future development of car parking on the landscape 
character, amenity and outlook of the site and the surrounding area. St Martins district centre, 
being an existing feature within the neighbourhood, already affects the environmental qualities 
of the surrounding living zone to some extent. The zoning sought will prevent built commercial 
development from occurring beyond the current B2 zone limits and incorporates sufficient 
controls, many site specific, to minimise potential adverse effects of the extended car park. The 
Landscape Assessment concludes that the proposal is likely to result in minor adverse effects 
in some places and some significant improvements in others.  

 
46. Taking into account the proposed mitigation methods, the overall adverse effects of the 

rezoning, including the traffic and landscape effects, are considered to be no more than minor. 
The Section 32 report concludes that the proposed B2P zoning is consistent with the City Plan 
objectives. The applicant considers that by enabling an expansion, which is anticipated in the 
Plan objectives and policies, the plan change will better achieve the purpose of the Resource 
Management Act 1991. 

 
OPTIONS 
 
47. In order for the Council to decide whether to notify the plan change and with what status the 

committee is directed to Schedule 1, Clause 25, subclauses (2), (3) and (4) of the RMA as set 
out below: 
25.  Local authority to consider request 

(2) The local authority may either— 
(a) adopt the request, or part of the request, as if it were a proposed policy statement or 

plan made by the local authority itself (…); or 
(b) accept the request, in whole or in part, and proceed to notify the request, or part of 

the request, under clause 26.(…) 
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(3) The local authority may decide to deal with the request as if it were an application for a 
resource consent and the provisions of Part 6 shall apply accordingly. 

(4) The local authority may reject the request in whole or in part, but only on the grounds that— 
(a) the request or part of the request is frivolous or vexatious; or 
(b) the substance of the request or part of the request has been considered and given 

effect to or rejected by the local authority or Environment Court within the last 
2 years; or 

(c) the request or part of the request is not in accordance with sound resource 
management practice; or 

(d) the request or part of the request would make the policy statement or plan 
inconsistent with Part 5; or 

(e) in the case of a proposed change to a policy statement or plan, the policy statement 
or plan has been operative for less than 2 years.(…) 

  
48. Option 1  
 

Resolve to reject Plan Change 59 request pursuant to Clause 25(4) of the first schedule of the 
Resource Management Act 1991. 

 
49. Option 2 
 

Resolve to deal with Plan Change 59 request as if it were an application for resource consent 
pursuant to Clause 25(3) of the first schedule of the Resource Management Act 1991. 

 
50. Option 3 
 

Option no longer available (Resolve to modify Plan Change 59 request with the agreement of 
the person who made the request pursuant to Clause 24 of the first schedule of the Resource 
Management Act 1991). 

 
51. Option 4 
 

Resolve to adopt Plan Change 59 request and publicly notify it as if it were the Council’s own 
plan change pursuant to Clause 25(2)(a) of the first schedule of the Resource Management Act 
1991. 

 
52. Option 5 
 

Resolve to accept Plan Change 59 request and the Section 32 Assessment for public 
notification pursuant to Clause 25(2)(b) of the first schedule of the Resource Management Act 
1991. 

 
53. The options were discussed in detail in paragraphs 6 - 17 above. Having considered all the 

relevant matters, it is recommended that the Council accept the request in whole and proceed to 
notification. 

  
THE PREFERRED OPTION 

 
54. The preferred option is Option 5 - accept Plan Change 59 (Rezoning L1 to B2P, St Martins) and 

its associated Section 32 Assessment in whole pursuant to Clause 25(2)(b) of Schedule 1 of the 
Resource Management Act 1991 and proceed to publicly notify it.  

 
 




