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	1. introduction
	1.1 My name is Michael James Prentice.  I hold a Bachelor of Property from the University of Auckland and a Diploma in Surveying from the College of Ripon and York (England).
	1.2 I am currently employed as the National Development Manager at Woolworths New Zealand Limited ("Woolworths").  This role involves the development of Countdown supermarkets including the identification and acquisition of new sites and management of...
	1.3 Prior to this I have been employed in property related roles for over 22 years.  A significant portion of that time was spent employed at Goodman Property Trust where I held the roles of Property Portfolio Manager and Project Director.  In those r...
	1.4 I have been involved in the resource consent process for the integrated commercial and residential development ("Proposal") at 201 Halswell Road, Christchurch ("Site"), since I joined Woolworths in September 2019.  Since this time, I have sought t...
	1.5 I am authorised to give evidence on Woolworths' behalf.

	2. summary
	2.1 Woolworths has extensive experience in the design, development and operation of functional supermarkets and commercial centres.
	2.2 We have identified the Site as an appropriate location for a new supermarket and integrated commercial and residential centre. Supermarkets need to be placed in areas where there is sufficient catchment and demand / need for the services, and a hi...
	2.3 In my opinion, the Proposal, and its location on the Site, is the best option available by virtue of its key attributes and characteristics in line with our internal site and design requirements.  The mix of commercial activities as integrated wit...
	2.4 I believe the Proposal, both in terms of commercial delivery and residential supply and choice, provides a positive addition to the City, Halswell and residents.

	3. Woolworths development philosophy
	3.1 Woolworths currently operates over 180 Countdown stores nationwide, and employs over 18,000 people.  Woolworths is also the franchisor for the Fresh Choice and Super Value brands, with a further 70 stores nationwide.
	3.2 Woolworths has a long history of working with communities and councils to deliver developments that enable community wellbeing, while also ensuring that our supermarkets are functional and successful in the communities in which they are located.
	3.3 When considering future development opportunities, Woolworths first identifies the areas and communities which have a need for, and would benefit from, additional supermarket services.  This assessment looks at where population growth is likely, a...
	3.4 Supermarkets rely on convenient access and a high level of visibility to capture trade, and are typically located on arterial routes for ease of access and for exposure to passing traffic.  A supermarket that is not adequately serviced by sufficie...
	3.5 A well-located supermarket will provide both short and long-term employment opportunities for an area.  In the initial construction phases a development will provide jobs directly for construction workers, as well as positive flow-on effects for t...
	3.6 The Joint Planning Evidence of Mr Bonis and Mr Lowe describes the Proposal, which is an integrated mixed-use commercial and residential development.
	3.7 Woolworths has significant experience in creating successful local centres that contribute to the vitality of a community through providing a place for residents to meet a range of everyday and convenience needs.  In the development of these centr...
	3.8 Co-location near established and planned residential development is important for the success of centres.  In developing a proposal, Woolworths seeks to design centres in such a way as to integrate as far as possible with the nature of the surroun...
	3.9 In Halswell, the Proposal has been designed to ensure that the centre provides community facilities in tandem with the supermarket to fit the needs of the existing and planned residential community.
	3.10 Woolworths has worked extensively to design the Proposal in a way that responds to, connects with and supports the surrounding residential environment as far as practicable.
	3.11 Through Woolworths' experience with developing local centres, we know that supermarkets provide an effective critical anchor for such local centres.  In terms of the Proposal, Woolworths is looking to provide an integrated focal point for the Hal...
	3.12 Through COVID-19 and the associated lockdown Alert Levels, Woolworths has also seen the importance of ensuring communities are well-equipped and resourced with supermarkets to deal with the significant increase in demand on this essential service...

	4. woolworths' involvement in halswell and site history
	4.1 The Halswell community is a fast growing catchment area, which is currently serviced by only a single supermarket.  There is already significant consumer demand not being met and there is a strong need for another supermarket offering and addition...
	4.2 The site was purchased by Woolworths' in March 2017 with the clear intention of delivering a mixed use retail, commercial and residential development which would be supported initially by a Countdown supermarket.
	4.3 In line with Woolworths' development philosophy discussed above in section 3, we engaged with the Council and adjoining landowners where possible at an early stage in 2017 and continued this iterative process following lodgement, including the 201...
	4.4 I believe that this iterative process clearly demonstrates Woolworths determination to develop the Proposal in a way that accommodates the Council's and the local communities' concerns as far as possible while ensuring we develop a commercially su...
	4.5 Throughout this process to the current hearing, Woolworths has never shied away from exploring alternatives and looking for opportunities to constantly improve the Proposal while minimising adverse effects on the environment and surrounding area.
	4.6 When I joined the project team for Woolworths on this Proposal in 2019, I challenged everyone to critically reassess all aspects of this Proposal.  Since then, we have completed careful testing of a range of alternatives for the Proposal to satisf...
	4.7 I consider that the current Proposal best meets the functional and operational design requirements of Woolworths, while also meeting the requirements of the Christchurch District Plan ("District Plan").
	4.8 I also consider that it is important to reflect on the wider context, which is a very large KAC (some 17 ha) with significant commercial and retail potential, owned by a range of developers and landowners with very different financial and commerci...

	5. development of the proposal
	5.1 The Proposal is to subdivide and comprehensively develop residential activity, and commercial and community activities.  The Proposal before the Court for consideration has evolved as a consequence of the process outlined above and set out in more...
	5.2 The main elements of the Proposal are set out in the Joint Planning Statement at section 3.
	5.3 The design of the supermarket has been created specifically to enable the supermarket to operate efficiently and appropriately on the edge of the KAC.  The factors that have influenced the design and layout of the Supermarket have been developed i...
	5.4 There are a range of key drivers that Woolworths takes into account when developing a supermarket.  A supermarket must be:
	(a) considered by our customers to be convenient, accessible, visible and proximate to their catchment population; and
	(b) designed to be operationally efficient and address health and safety considerations.  Ensuring that access to both the store and the associated car parks is safe and that loading and servicing activities are sufficiently separated from customer mo...

	5.5 Woolworths considers that the Proposal achieves these requirements, whilst also contributing positively to the larger scale community and centre building aspirations for North Halswell.  The Site's location on Halswell Road (State Highway 75), whi...
	5.6 The layout and orientation of the supermarket, including in relation to and extent of carparking, internal layout and back of house is a function of supermarket operation and commercial viability. On this point of functionality, I would like to re...
	(a) enable accessibility for pedestrians;
	(b) restrict public access in regards to certain areas to enable efficient back of house operations; and
	(c) provide areas to cater for a likely increase in Countdown's Click & Collect services (which continue to increase in demand as a result of COVID-19 Alert Level lockdowns).

	5.7 Locating the supermarket on the fringe of the KAC, and visible from a "gateway" to the centre and at the southern-western end of the Main Street means that it will be visible for our customers and will also operate as an anchor for the centre as a...

	6. key outstanding issues
	6.1 The core issues to be resolved relate to:
	(a) the connectivity and integration of the Green Corridor within the KAC;
	(b) the extent of carparking visible from Road A; and
	(c) the minor extension of commercial activities into the Residential New Neighbourhood Zone ("RNNZ").

	6.2 I understand that a key requirement of the District Plan is linkages and integration within the KAC.  Being one of a number of landowners within the KAC, Woolworths has worked hard to design its Proposal in a way that ensures that the KAC can func...
	(a) provision of a wide paved and planted pedestrian and cycling connection, known as the "Green Corridor" along the main entrance of the supermarket to provide a strong visual connection between Woolworths' site and the remainder of the KAC;
	(b) provision of a roading connection to the remainder of the KAC at some point in the future via Road F which will connect directly to Spreydon's "Internal Road 1";
	(c) activation of the northern façade of the supermarket by providing sleeved retail and outdoor seating on the Days Drain landscaped corridor; and
	(d) provision of carefully designed small scale retail based on a food and beverage offer in conjunction with a cinema to promote not only the Halswell Road corner, but also an evening economy.

	6.3 Since lodgement in 2017, Woolworths has spent extensive time and resources in trying to accommodate the Council and Spreydon Lodge's concerns about the proposed Green Corridor.
	6.4 As discussed in the Joint Planning Statement, Mr Bonis and Mr Lowe agree that the Green Corridor is an indicative feature of the ODP.   It does not constitute a road and is separate from the indicative internal and main street elements.
	6.5 The Green Corridor has been designed by Woolworths to facilitate pedestrian access, which is clearly important when developing a site with this type of facility.  Without adequate pedestrian access and foot-traffic to the Site, the supermarket's c...
	6.6 Through my own experiences and Woolworths' extensive experience developing supermarkets and commercial centres, we explored a range of options for how to arrange the commercial and retail elements of the Proposal.  As explained in sections 3 and 5...
	6.7 After considering many options over several months, I consider that the Proposal achieves strong integration and connectivity with the wider KAC, while ensuring the supermarket will function well.
	6.8 With the benefit of being able to review the consented Stage 1 of Spreydon Lodge's "Halswell Commons" development (and the likely layout of the proposed stages), I consider that we have ensured strong linkages between our Proposal and the proposed...
	6.9 I agree with Mr Knott's urban design evidence that "a linkage does not have to be straight to be strong".   The Green Corridor creates a clear and attractive gesture allowing pedestrians and cyclists to easily explore from Road A into the wider KA...
	6.10 The Green Corridor is architecturally designed and landscaped to act as a paved connection coming from several vantage points, including the enhanced Days Drain.
	6.11 I am confident that the Green Corridor provides an excellent outcome to accommodate a successful supermarket as an anchor store, while enabling a cohesive and integrated centre in line with the objectives of the District Plan.
	6.12 I understand the Council has concerns from an urban design perspective regarding the visibility of car parking from Road A.  A successful supermarket relies on a sufficient number of carparks being located primarily around the main entrance to th...
	6.13 Large anchor supermarkets and other large format retail ("LFR") require extensive on-site parking.  More than being a highly anticipated and standard feature of any LFR, a visible carpark is critical for the form and function of that LFR and the ...
	6.14 The carparking is visible from Road A.  However, that does not mean that the carpark is unattractive or unpleasant.  Large carparks are a common feature adjoining busy roads such as Road A, and associated with a sub-regional commercial hub such a...
	6.15 Woolworths has worked extensively to landscape the carparking areas in order to achieve a balance between the visibility of these areas and any effects they may have on the overall design of the Proposal.  The visibility of carparking is necessar...
	6.16 In my opinion, the carparking adjoining Road A is a vital commercial element of the Proposal and is not visually dominant or prominent.  However, in line with Woolworths' development philosophy outlined above in section 3, we have worked hard to ...
	6.17 As set out in the Joint Landscape Statement of Mr Kamo and Mrs Dray, experts collaborated to landscape the carpark and adjoining green space between the carpark and Road A.  The landscaping that Woolworths has agreed to is, in my experience, more...
	6.18 The landscaping provides shade, amenity and screening for any visual effect of the carpark.  This also acts to create a "green buffer" between the carpark and the residential lots to the south.
	6.19 The effect of the visual softening and screening is enhanced by further low level shrub and hedging along sections of the southern edge of the carpark, tree planting within the carpark, and within the "softscape area" adjacent to the proposed gym...
	6.20 The Proposal seeks that a small portion (1,343m2) of the proposed retail floor space (5,623m2 of proposed retail floor space in total) and the majority of the medical centre and childcare centre are located outside of the KAC boundary in the RNNZ.
	6.21 The supermarket design has been carefully chosen by Woolworths to ensure that the day-to-day operations of the Supermarket are not unreasonably constrained by unsuitable design choices.  Woolworths has attempted to design the supermarket in a way...
	6.22 Mr Sofo has provided an overview of the iterations the design has been through since lodgement, including:
	(a) relocating the supermarket to the east in order that the north / south link will align even more directly with the Spreydon Lodge access point;
	(b) formation of a retail activated edge to the north and west of the supermarket which is associated with the provision of a generous public space, which will act as a transition and nodal point between the Woolworths and Spreydon Lodge sites; and
	(c) reduction of the commercial activity to the east of the supermarket in compensation for the additional building proposed to the west of the supermarket.

	6.23 Mr Sofo and Mr Knott consider that the expansion outside of the KAC is acceptable.  Ms Hampson and Mr Heath consider that this extension of commercial floor space will not have any significant adverse effects on the ability of the remaining area ...

	1. introduction
	1.1 My name is Lucy Kathryn Hine.  I am an Environmental Geologist with Tonkin & Taylor Limited.  I hold a Bachelor of Science (Honours) in Engineering Geology from the University of Canterbury.
	1.2  I have more than 15 years' experience in the contaminated land sector.  I have worked on a wide variety of land development projects across both consultancy and regulation from the early phases of investigation to full remediation schemes.  Recen...
	1.3 I am a Suitably Qualified and Experienced Practitioner for the management of ground contamination investigation works and certification of reports on behalf of my company as prescribed in the National Environmental Standard for Assessing and Manag...
	1.4 I have been involved in Woolworths’ Proposal since May 2017 when I oversaw investigation works at 201 Halswell Road, Christchurch ("Site") to characterise ground contamination conditions.
	1.5 I was responsible for preparing the Halswell Development Ground Contamination Assessment dated December 2017 ("Initial Ground Contamination Assessment"), which identifies the presence of ground contamination and what resource consent, soil disposa...
	1.6 I was also responsible for overseeing additional ground contamination-related investigations at the Site and for preparing two associated reports of investigations findings:
	(a) 201 Halswell Road, Christchurch: Additional contamination investigation - topsoil sampling and Days Drain sediment sampling, dated March 2018 ("Additional Contamination Investigation").
	(b) 201 Halswell Road, Christchurch: Groundwater and subsoil contamination investigation to inform discharge of dewatering water during construction of the Stormwater Management Area, dated 26 June 2018 ("Groundwater Contamination Assessment")

	1.7 I also authored an addendum to the Contamination Assessment, dated 7 October 2019 ("Contamination Addendum") which is included as attachment 10 to the Addendum to the Proposal, lodged 17 October 2019.  The Contamination Addendum assessed the groun...
	1.8 In my evidence below I have referred to the four above reports collectively as the "Contamination Assessment".
	1.9 I authored a Contamination Site Management Plan (Version 4) dated August 2018 ("CSMP"), which outlines the controls and procedures required to address ground contamination during earthworks at the Site.  The CSMP takes cognisance of the investigat...
	1.10 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral eviden...
	1.11 In my evidence, I will:
	(a) Provide a description of the existing environment from a contamination perspective, including summarising the historical activities with the potential to have caused ground contamination on the Site.
	(b) Summarise the assessment of potential ground contamination at the Site.
	(c) Provide an overview of the methodology used to investigate soil contamination.
	(d) Summarise the analytical results of the ground contamination investigation.
	(e) Provide an overview of the Proposal's development implications, including assessing remediation and soil management requirements.
	(f) Comment on the proposed conditions of consent.


	2. executive summary
	2.1 The Site is contaminated in localised areas as a result of historical land uses.  My Contamination Assessment, undertaken in accordance with Ministry for the Environment guidance on the assessment of land contamination, concluded that the contamin...
	2.2 I have summarised the key features relating to land contamination at the Site in a plan in Appendix A.
	2.3 The primary area of contamination is in the northwest corner of the Site.  This contamination has resulted from sheep treatment activities.  Shallow soil in this area is contaminated by metals (primarily arsenic) and organochlorine pesticides.  Th...
	2.4 Other areas of lower level contamination have been identified including relating to accumulation of arsenic (potentially of natural origin) in the eastern part of the Site, in sediment in Days Drain and around a former dwelling (still to be invest...
	2.5 Standard earthworks controls for dust, erosion and sediment control, and stormwater management will address the potential for discharges of contaminants during the works.  Proposed subdivision condition 11.4 requires the Environmental Management P...
	2.6 Management of the placement of contaminated soils during earthworks will be required to ensure that unacceptably contaminated soils are not transferred into more sensitive areas such as residential areas or adjacent to Days Drain, at least not wit...
	2.7 The CSMP sets out the controls and procedures required to manage contaminants in soil and groundwater during the works.  It also describes areas where additional site investigation works are required to better inform soil handling and controls.  T...

	3. existing environment
	3.1 The existing environment at the Site, as it relates to the potential ground contamination effects of the proposal, is outlined in the Contamination Assessment.  I summarise it as:
	(a) Site layout and use – The Site is predominantly used to grow stock feed.  The northern corner of the Site contains a former woolshed with surrounding stock pens.  The area of the woolshed is slightly raised compared to the remainder of the Site.  ...
	(b) Surrounding land use – Surrounding land use is principally agricultural in nature.  Halswell Timber is located north of the western part of the Site.  The nearest residential land use is approximately 50 metres to the west.
	(c) Geology – the Site is underlain by alluvial silts, sands and gravels.  Geomorphological mapping indicates that the north-western portion of the Site is likely to be a raised alluvial channel, the central portion an inter-channel trough, and the so...
	(d) Hydrogeology – Regional groundwater information suggests that groundwater is approximately 1 metre below ground level.  Site specific groundwater monitoring during the project indicated the median depth to groundwater is approximately 0.9 m below ...
	(e) Hydrology - There is an open channel stormwater drain (Days Drain) that runs along the length of the north-eastern Site boundary.  The northernmost portion of it (approximately 200 m in length, along the timber yard boundary) is a box culvert appr...


	4. Proposal asPECTS relevant to contamination management
	4.1 In this statement of evidence, I do not repeat the Proposal description as set out in the Joint Planning Statement.  However, the key relevant aspects of the Proposal, in regard to the management of contamination are:
	(a) various broad land use types are proposed across the Site.  The different land uses present different potentials for exposure of occupants to contamination.  As an example, people are more likely to be exposed to contaminants in soil in a resident...
	(b) earthworks will involve cut and fill of soil, such that soil containing contaminants may be moved from one part of the Site to another.  Contaminated soil may be exposed during the earthworks, presenting a risk of discharge of contaminants to air ...
	(c) excess soil requires disposal offsite; and
	(d) Days Drain is proposed to be realigned.


	5. site history
	5.1 To identify historical activities with the potential to have caused ground contamination at the Site, I consulted the following sources:
	(a) a March 2013 ground contamination Preliminary Site Investigation relating to Plan Change 68 (Halswell) completed by Tonkin & Taylor for Council;
	(b) ECan's Listed Land Use Register ("LLUR"); and
	(c) historical aerial photographs available on the ECan database.

	5.2 Historical and current site uses with the potential to have resulted in ground contamination at the Site, which I identified in the Contamination Assessment are listed below (and as identified on a site plan showing these areas in Appendix A):
	(a) Woolshed area – Two former sheep dips / bath / spray races were present to the east of the woolshed.  Based on available evidence it was not possible to determine what style of treatment application was used.  One treatment site was in place from ...
	During the investigation work in December 2017 a localised area (approximately 2 m3) of dumped asbestos cement board was identified on the western side of the wool shed building, in an area used for carparking.  In January 2018 this material was handp...
	(b) Farm buildings and dwelling – A dwelling was located in the south western corner of the Site from at least 1941 (the earliest available historical aerial photography) unless recently removed / demolished.  Various associated farm buildings were al...
	(c) Broadacre application of agrichemicals – broad acre use of persistent agrichemicals such as DDT (dichloro-diphenyl-trichloroethane) for stock feed control across the Site area.
	(d) Contaminants in sediment within Days Drain – there is potential for sediment in Days Drain to be contaminated from a number of sources within its catchment.
	(e) Elevated arsenic concentrations in soil and groundwater – Elevated concentrations of arsenic in soil identified in surrounding land suggested the potential for the same conditions to be present onsite.  The source of the arsenic is not well unders...


	6. assessment for contamination
	6.1 I assessed the ground contamination at the Site in accordance with the Ministry for the Environment guidelines on the assessment of contamination .  The steps included:
	(a) review of the findings of the Site history assessment;
	(b) visual observations made by my colleague during the Site walkover;
	(c) development of a preliminary conceptual site model of potential issues and effects to inform the investigation;
	(d) site investigations works including soil, sediment and groundwater sampling and laboratory testing; and
	(e) data assessment and refinement of the conceptual site model.

	6.2 From the above, I developed the approach for management of contamination and identified areas of remaining uncertainty.
	6.3 The field investigation for soil and groundwater contamination is described in the Initial Ground Contamination Assessment, Additional Contamination Investigation and Groundwater Contamination Investigation.
	6.4 All soil, sediment and groundwater samples were collected under my direction.  In my opinion, the investigation works were undertaken in accordance with industry guidelines for a site of this nature.
	6.5 Testing was carried out by an International Accreditation New Zealand accredited laboratory.
	6.6 A conceptual site model summarises the sources of contamination, receptors impacted by contamination and the pathways between which contaminants can affect receptors.  Based on the findings of the assessment, I developed a conceptual site model.  ...
	6.7 How people may become exposed to ground contaminants varies depending on the use of the Site and the development stages.  The key human receptor groups for the Proposal are:
	(a) Future commercial workers and other users of the proposed commercial areas.  Users of the commercial areas are unlikely to come into contact with contaminated soil because the majority of the Site surface will be sealed, the only unsealed sections...
	(b) Future residents in the residential part of the Proposal.  Residents who may come into contact with soil in gardens, including consumption of homegrown produce.
	(c) Construction phase workers may be exposed to contaminated soil or groundwater during the development and ongoing maintenance workers during subsequent gardening or underground services works.  The duration of exposure to contaminants for both grou...

	6.8 The key environmental receptors are:
	(a) Onsite groundwater – onsite groundwater is shallow but is not expected to be abstracted and used for consumption or irrigation purposes.  Infiltration of contaminants to groundwater will be limited in the proposed commercial land use area due to s...
	(b) Surface water receptor via migration of contaminants in groundwater – shallow groundwater in the area of woolshed may be in hydraulic connection to some degree with the Days Drain.
	(c) Surface water receptors via surface water runoff – stormwater runoff may entrain contaminated soil and transport it as contaminated sediment offsite to surface water.  From the woolshed area, this would generally only be able to occur during the c...

	6.9 For the data assessment, I compared the test results with the assessment criteria presented in Appendix B to evaluate their implications for the Proposal.  The assessment criteria were selected based on the human health and environmental receptors...

	7. SITE CONDITION
	7.1 I have presented the findings of the Contamination Assessment in Appendix C.  I have included a site plan in Appendix A showing the areas discussed.
	7.2 In summary, the key findings of the Contamination Assessment are:
	(a) Woolshed area – Sheep treatment – The soil testing investigation found the area to be contaminated as a result of sheep treatment activities.  Soil in this area is contaminated with metals and various organochlorine pesticides.  The highest concen...
	(b) Woolshed area – Asbestos – No investigation of the area where asbestos cement board was dumped has yet been undertaken.  There is potential for fragments of asbestos board and asbestos fibres to be present in this localised area.  The proposed sub...
	(c) Dwelling and farm buildings – The farm buildings appear to have been used for storage, however what chemicals (if any) were stored within is not known.  Soil testing has indicated that some limited contamination is present, below acceptable levels...
	(d) Broad acre application of persistent pesticides - It was typical for compounds such as DDT to be used for pesticide control of agricultural land such as at the Site.  Typically concentrations are low, found in shallow soil only and relatively cons...
	(e) Contaminants in sediment within Days Drain – Days Drain is located within a catchment that includes a timber yard, roading, residential and agricultural land use, resulting in a potential for the accumulation of contaminated sediment in the drain....
	(f) Elevated arsenic concentrations in soil and groundwater - Testing onsite has shown that arsenic concentrations are elevated (above published background concentrations for that soil type) in shallow soil in the easternmost part of the Site.  In the...


	8. development implications
	8.1 In this section, I summarise the development implications arising from the Proposal in relation to the investigatory findings set out above.  I identify whether any remediation or soil management is required and discuss health and safety concerns.
	8.2 A more detailed analysis of the development implications is set out in the Contamination Assessment.
	8.3 The woolshed area is located within the area of proposed commercial land use.  The concentrations of contaminants in this area are in general below the National Environment Standard for Assessing and Managing Contaminants in Soil to Protect Human ...
	8.4 Testing of surface soil in the small area where asbestos cement board was dumped and subsequently removed is needed to define appropriate health and safety and soil management controls required during development works.  This is outlined in the CS...
	8.5 In my opinion, the risk to different users of the woolshed area is as follows:
	(a) Future commercial site users: the risk is acceptable.  No specific contamination remediation is needed to make the land suitable for the proposed use. As a precaution, and at the Council's request, the proposed subdivision and land use conditions ...
	(b) Residential land users: the concentrations of contaminants in soil exceed the NESCS residential land use criteria.  I have noted in the CSMP that this needs to be considered when managing soil onsite.  For example, any contaminated soil taken from...
	(c) Earthworks, soil disturbance or future maintenance workers: I consider the contamination risks are low based on assessment against the NESCS commercial land use based criteria.  However, I have recommended that controls such as dust control, good ...
	(d) Days Drain and groundwater contamination: I consider the contaminant risk is low.  To address a potential risk of contaminants to Days Drain via migration of contaminants entrained in sediment, I have recommended in the CSMP that erosion and sedim...

	8.6 I have recommended in the CSMP that further investigation is undertaken around the former dwelling prior to development to assess potential lead and asbestos contamination resulting from its maintenance and demolition.
	8.7 The data available to date does not indicate an unacceptable risk to human health or the environment will result from the development identified in this area.
	8.8 Topsoil affected by broad acre agrichemical use (excluding any impacted by other sources) can, from a contamination perspective, be reused onsite, and is likely to be able to be disposed as cleanfill if taken offsite (subject to approval from the ...
	8.9 Due to the presence of arsenic above NESCS standards for residential land use but below commercial and recreational land use standards, topsoil from the easternmost part of the Site should not be used in areas proposed for residential land use, bu...
	8.10 No health precautions are required for workers undertaking earthworks, because the concentration of arsenic is below the NESCS criterion for commercial land use for the protection of workers.
	8.11 In my opinion, the arsenic concentrations in topsoil in the eastern part of the Site do not present an unacceptable risk to Days Drain or groundwater because the arsenic is not leachable and the concentrations in soil (should it become entrained ...
	8.12 If taken offsite for disposal, topsoil from the area of elevated arsenic concentrations would need to be disposed to a suitably licensed facility.
	8.13 Sediment excavated from Days Drain during realignment works is being disposed offsite.  The sediment requires disposal to a suitably licensed facility.
	8.14 The concentrations of contaminants in this sediment do not present an unacceptable risk to workers coming into contact with the sediment during the development.
	8.15 In summary, contamination is present at the Site.  The concentrations do not preclude the development of the Site.  However, earthworks must be managed appropriately to avoid discharges to the environment or negative effects on human health.  The...
	8.16 I have recommended further investigation in some areas to address unknowns, and the findings of these investigations will need to be reflected in an updated CSMP.

	9. Regulatory implications of the nescs
	9.1 I have considered the specific requirements of the NESCS with regard to the Proposal.
	9.2 The NESCS requires that a Preliminary Site Investigation ("PSI") and Detailed Site Investigation ("DSI") are completed to assess the contamination risk for a development.  In my opinion, the Contamination Assessment fulfils the requirements for a ...
	9.3 The NESCS is applicable to land on which potentially contaminating activities included on the Ministry for the Environment's Hazardous Industries and Activities List ("HAIL") have occurred and where contaminant concentrations are above background ...
	9.4 Based on the concentrations of contaminants recorded and the exposure scenarios involved in the intended activity, I consider that it is highly unlikely that there will be a risk to human health.  The development can therefore meet the permitted a...
	9.5 However, a requirement for resource consent was triggered for the activity soil disturbance under Regulation 8(3) due to the contaminant concentrations recorded in soil and the volumes and duration of soil disturbance proposed.

	10. proposed consent conditions
	10.1 I have reviewed and provided input into the proposed subdivision and landuse consent conditions relevant to contamination, as attached at Appendix B to the Joint Planning Statement.  These conditions, in conjunction with the CSMP, appropriately a...

	11. Conclusions
	11.1 The Site is contaminated in some areas as a result of historical activities. Based on my assessment of the data, and in accordance with Ministry for the Environment guidance, the contamination conditions do not preclude the use of the land for th...
	11.2 Standard earthworks controls for dust, erosion and sediment control, and stormwater management will mitigate the risk of discharges to the environment during earthworks.
	11.3 These controls will need to be supplemented with the careful placement or reuse soil excavated from contaminated areas, such that contaminated soil does not end up in more sensitive land use areas where it may present a risk to future site users ...
	11.4 The CSMP sets out the controls and procedures required to manage contaminants in soil and groundwater during the works.  It also describes areas where additional site investigation works are required to better inform soil handling and controls.  ...
	11.5 The conditions of consent reflect the need for the works to follow the CSMP and are, in my opinion, appropriate.

	1. introduction
	1.1 My full name is John Sofo.  I am a director of ASC Architects Limited ("ASC").  I hold a Bachelor of Architecture (Honours) and a Post Graduate Diploma in Business from Deakin University in Melbourne.  I also hold a Master of Science in Architectu...
	1.2  I have worked at ASC Architects since 1989.  I have also taught at both Auckland schools of architecture and represented the practice and the New Zealand Institute of Architects as an awards juror.  I am also a member of the Ministry of Education...
	1.3 I am a registered architect as defined by the New Zealand Registered Architects Board and in accordance with the Registered Architects Act 2005 and the Registered Architects Rules 2006.  I have been continually registered since 1992.
	1.4 I have designed and led a broad range of significant projects in New Zealand including all three Public Private-Partnership projects for Ministry of Education with a combined project value of almost one billion dollars, and a broad range of projec...
	1.5 Recent projects I have been responsible for that are relevant to this statement of evidence include:
	(a) Ponsonby Countdown: this project was a significant redevelopment of a commercial block with multi storey office, retail, supermarket, basement parking and separate mixed use commercial and residential lots all as part of a renewal of two city bloc...
	(b) Countdown Newtown: this Wellington project was a similarly challenging urban design proposal as we were working in a visually sensitive part of the city.  In a similar way to the Ponsonby project, we were able to gain approval with a unique design...

	1.6 I have been involved in Woolworths' proposed residential and commercial mixed use development in Halswell ("Proposal") since July 2017.  My involvement has been continuous since the site at 201 Halswell Road, Christchurch ("Site") was acquired by ...
	1.7 I was responsible for preparing the Architectural Design Features Report for the HalsweIl Commercial Development, dated 29 November 2017, ("Architectural Report"), which discusses the architectural design of the Proposal.  The Architectural Report...
	1.8 I also authored an addendum to the Architectural Report, dated 7 October 2019 ("Architectural Addendum") and included as Attachment 2 to the Addendum to the Proposal, lodged 17 October 2019.  The Architectural Addendum assessed the architectural d...
	1.9 I have helped post lodgement by assisting Woolworths in their discussions with Christchurch City Council ("Council") regarding the configuration of the Site planning.  The key outcomes are detailed in the Architectural Addendum and further outline...
	1.10 I also attended Court-assisted mediation on 23 July 2020.
	1.11 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral eviden...
	1.12 In my evidence, I will:
	(a) Provide an overview of the architectural design of the Proposal.
	(b) Set out the principles that the architectural design approach for the Proposal was based on.
	(c) Provide an overview of the architectural design of the commercial aspect of the Proposal in relation to the following key aspects:
	(i) Halswell Road retail area;
	(ii) supermarket and carparking;
	(iii) community facilities;
	(iv) connections and linkages within the Proposal and integration with the remainder of the North Halswell Key Activity Centre ("KAC"); and
	(v) residential apartments.

	(d) Comment on the proposed conditions of consent.

	1.13 The detailed architecture and urban design of the residential component of the Proposal is discussed in the joint evidence of Mr Hamish Shaw and Mr John Lonink and I do not discuss this further in my statement of evidence.

	2. executive summary
	2.1 In my opinion, the Proposal will deliver a high quality urban development and will provide a platform for an integrated and community focussed development for the KAC.  The commercial component of the Proposal is articulated by a series of compone...
	2.2 In terms of the key aspects of the commercial component of the Proposal:
	(a) Retail block - The retail block directly adjacent to Halswell Road forms an attractive, appropriately scaled and visually interesting gateway to the KAC.   This will help signal the whole centre from Halswell Road and will introduce the architectu...
	(b) Supermarket - The supermarket has been designed in a manner that takes into account and meets the operational and functional needs of Woolworths while also balancing the key drivers of the KAC.  As a result of the operational requirements, part of...
	(c) Community facilities – The location of the gym on the northern edge of the carpark and adjacent to Days Drain will support activation of the public open space and the carpark.   The medical facility has been designed in a way that is of similar ar...
	(d) Apartments – The residential apartments visually anchor the centre at the interface with Road A and B while also providing an important transition to lower density residential development to the south and east boundaries across Road A.  The apartm...

	2.3 The Proposal provides for strong linkages within the Site and to the adjacent sites.  A key linkage within the Site is Days Drain which has been significantly improved as a result of increased activation brought about by relocating the gym buildin...
	2.4 In addition, the significantly more spatially generous public space that signals the Green Corridor connection with Spreydon Lodge Limited’s ("Spreydon Lodge") land now forms a more visible gateway between the two sites and the remainder of the KA...
	2.5 This Green Corridor extends most of the way along Road A and visually connects the Site from the west to the east.  The Green Corridor has been comprehensively redesigned and realigned.  It now forms a much clearer visual connection to Spreydon Lo...
	2.6 Overall, in my opinion, the Proposal, including the further refinements made by Woolworths, result in a well-connected, uniformly activated, pedestrian focused and well-articulated solution which is legible and safe and will set a framework agains...

	3. overview of the proposal
	3.1 The Proposal as a whole will deliver a high quality urban development and will provide a platform for an integrated and community focussed development when the adjacent sites are developed.
	3.2 The idea of connecting communities to where they live, work, socialise, learn and relax is key and fundamental to making and supporting flourishing cities. The outdated concept of compartmentalising living and working into different city zones has...
	3.3 In microcosm, the Proposal responds to these ideals of new place making and in my view will support a new and vibrant way of living in Christchurch.
	3.4 The commercial component essentially comprises four components, being the retail block on the Halswell Road frontage, the supermarket and associated carparking, the community facilities, and the residential apartments to the east of the Site.  Whi...
	3.5 Since the initial lodgement, the Proposal has been refined and improved in an iterative manner as a result of Council and other parties' feedback.  The key changes include:
	(a) The realignment and strengthening of the Green Corridor so that it further improves the alignment with the future connection point on Spreydon Lodge’s site.
	(b) Relocation of the supermarket to the east in order that the north / south link will align even more directly with the Spreydon Lodge access point.
	(c) Relocation of the gym from the east to the west of the supermarket so that it forms a strong edge to Days Drain.
	(d) Formation of a retail activated edge to the north and west of the supermarket which is associated with the provision of a generous public space, which will act as a transition and nodal point between the Woolworths and Spreydon Lodge sites.
	(e) Reduction of the community activity to the east of the supermarket in compensation for the additional building proposed to the west of the supermarket.
	(f) Reshaping of the main carpark between the two main north south site linkages such that it is elongated from east to west.
	(g) Minor reconfiguration of the residential development in response to urban design comments made by Council.
	(h) Minor reconfiguration of the carpark between Halswell Road and the first north south road link to the east.  This change is a safety improvement.
	(i) Significant improvement of Days Drain.  The gym building is now located adjacent to Days Drain, which provides additional passive surveillance and helps form a gateway to Spreydon Lodge’s land.  The relocation of the supermarket staff offices from...
	(j) The community buildings (child care centre and medical facility) create a buffer between the supermarket and the residential apartments.  While these are now reduced in scale as the gym has been relocated, their effectiveness as a screening device...

	3.6 As a result of these changes, the public legibility of the Green Corridor is further enhanced as is the manner in which it is terminated to the north of the site. Days Drain receives additional activation along its length and the importantly, the ...
	3.7 Overall, the design outcomes of the Proposal will provide significant benefits in the public realm and deliver a high quality commercial / residential development.

	4. Architectural design approach and outcomes
	4.1 The architectural design approach to the Proposal was based on the principles of:
	(a) responding to a proposed urban pattern that is legible, connected and pedestrian-friendly;
	(b) developing architectural design which connects well with the adjacent residential proposal;
	(c) relying on careful use of colour, materiality and roof form to create visual interest;
	(d) relying on sound crime prevention through environmental design ("CPED") principles to ensure the greater site is a safe and inviting environment;
	(e) integrating a variety of uses including retail, child care, residential and supermarket; and
	(f) prioritising diversity of pedestrian environments which support access and activation of the whole site.

	4.2 In my opinion, the Proposal meets all of these requirements.  With the amendments made to the Proposal since lodgement, the following outcomes are notably improved:
	(a) The minor reconfiguration of the western most carpark improves the legibility, operation and safety of the carpark.
	(b) The elongation of the main carpark from east to west is provided in service of the broader outcome of moving the supermarket to the east and enabling the north south pedestrian link and the activation of the connecting node and Days Drain by placi...
	(c) In addition to helping activate Days Drain, the gym building provides the western frame to the gateway and a sense of place at the pedestrian connecting node to Spreydon Lodge’s site to the north and reinforces the pedestrian link across the two s...
	(d) By moving the supermarket to the east, a more visually direct relationship and connection to Spreydon Lodge’s site is formed.  This move also enables the placement of retail tenancies to the west and north of the supermarket such that the public a...
	(e) Together with the relocated gym building to the west of the northern connecting public space at the north west of the supermarket, the wrapping retail tenancies proposed in this location will provide both an appropriate scale and intensity of pede...
	(f) The reduction of commercial activity to the east of the supermarket is a natural by-product of moving the store in this direction.  From a functional and architectural point of view, functions in the part of the Site remain relatively unchanged fr...
	(g) The Community buildings (child care centre and medical facility) create a buffer between the supermarket and the residential apartments.  The functional and visible separation between residential and community was already present.  However, my vie...
	(h) The apartments to the eastern most part of the Site have been reconfigured and developed in detail to respond to Council feedback.  However, these clarifications do not alter the intent of the original proposal.

	4.3 Overall, I consider that the Proposal balances the strategic and operational needs of the development together with the key drivers of the KAC and governing provisions.  Importantly, in doing so, Woolworths will be able to develop the Site in a wa...
	4.4 In the following sections of my evidence, I focus on the key architectural and design elements of the Proposal.

	5. halswell road retail area
	5.1 The retail block directly adjacent to Halswell Road forms an attractive, appropriately scaled and visually interesting gateway to the whole commercial centre.
	5.2 During the iterative development of the Proposal post-lodgement, the Halswell frontage of the retail block was reconfigured to create a wider occupation of the Halswell Road frontage, and to introduce a pedestrianised, landscaped courtyard to this...
	5.3 The retail block incorporates an internalised pedestrian link through from Halswell Road, all the way to the eastern most side of the commercial site to Road B and continuing along Days Drain to the green reserve.  This Green Corridor extends most...
	5.4 The proposed retail block helps signal the whole centre from Halswell Road and will also function as a “gateway” building to the Site.  It provides for both internal and external pedestrian linkages from Halswell Road and connects well to immediat...
	5.5 This building complex visually introduces the centre form Halswell Road and will orientate motorists who enter Road A.  It will introduce the architectural language of the commercial precinct as distinct from the residential precinct to the south ...

	6. supermarket and carparking
	6.1 Operational and functional requirements for Woolworths must be delivered in every project for them to be viable and to succeed commercially.  Woolworths' experience in this respect is set out in more detail in Mr Prentice's statement of evidence.
	6.2 Supermarket store layout is strongly driven from an operational perspective and Woolworths has invested heavily in arriving at a format around which the whole business is configured.  Some of the key format elements include:
	(a) The carpark must be visible and legible from the access road leading to it.  This requirement translates to a need for clear and accessible entry points in conjunction with at grade accessible parking for the elderly or disabled.
	(b) The carpark must be of adequate size, usually a minimum of 180 customer parks as proportioned to the scale of the supermarket.
	(c) The body of carparking must be centred around the main entry as far as possible, and not separated by vehicular road which would impede patron access or conveyance of groceries.
	(d) The proportions of the building must be within the known operational tolerances for Woolworths.
	(e) The checkouts must be adjacent to the entry.
	(f) The loading dock is ideally located opposite the customer entry and must be serviced with adequate space, (including a 30 meter turning circle if drive through is not possible) for loading and all other service activities.  This must be securable.
	(g) The three other sides of the supermarket cannot be glazed unless an office space is possible.  The key reason for this constraint is that the supermarket retail area in the middle of the plan is serviced by back of house preparation and storage ar...
	(h) Online Pick Up must be accommodated together with supporting parking, canopy and vehicle access.  This is included to the south of the supermarket.  As a result further activation of the Green Corridor corner and the southern face of the supermark...

	6.3 Each of these key operational elements have been considered and factored into the design of the supermarket in the Proposal.  As a result of the operational criteria listed above and having regard to the Green Corridor, the body of the supermarket...
	6.4 In my opinion, any perceived "tradeoffs" resulting from a minor extension of the supermarket into the RNNZ are well worth it.  The Proposal clearly delivers the necessary and fundamental operational needs of the proposed activity.  Additionally, t...
	6.5 The relocation of the gym to the northern edge of the supermarket carpark also has the effect of visually containing the extent of carparking to the north of the supermarket which will in turn have the effect of visually reducing its size.
	6.6 As set out in the evidence of Mr Kamo and Ms Dray, the body of the carpark is well landscaped and softened with planting.  The carpark is also softened by its fragmentation into a number of discrete elements associated with the built forms, deline...
	6.7 The proposed pedestrian square which now transitions the Green Corridor connection to the Spreydon Lodge site is additionally activated by locating a range of retail outlets at its edges.  This will also feature glazing to the supermarket staff of...
	6.8 While the southern edge of the supermarket encroaches into the RNNZ, from an urban design perspective, there are in my view no adverse urban design effects created by this encroachment.  In fact the south western edge of the supermarket is now a k...

	7. community facilities
	7.1 The community facilities have reduced in size as a result of the supermarket moving east in order to accommodate the Green Corridor alignment.
	7.2 This is located to the northern edge of the carpark so that it is also adjacent to Days Drain.  It will likely be open all day and over the weekend.  This will support the activation of the public open space to the north of the Green Corridor and ...
	7.3 The architecture and materiality of the gym are from the same palette and language as all other buildings proposed, as set out in Plan Set J, included in the Joint Planning Evidence as Appendix A.
	7.4 The medical facility, while relocating slightly further east than its originally proposed location, remains unchanged in any meaningful way.  It is still accessed from the south, is adjacent to supporting parking and edges the loading dock of the ...
	7.5 The design benefit of this co-location is that the private areas of the medical center will form a natural barrier to the loading dock so that the similar requirements of both functions for visual and acoustic privacy can be achieved without expos...
	7.6 The childcare facility is proposed to the north east of the Site where a quiet and calm environment could be created away from the bustle of the wider KAC.
	7.7 The childcare facility has relocated slightly further east than its original location in the Proposal as lodged.  It has also reduced in area, as has the fenced outdoor play area.  It is still accessed from the east, is adjacent to supporting park...

	8. linkages and integration with the KAC
	8.1 In my view, the Proposal provides for strong cross site linkages to the north and to the rest of the KAC (including Spreydon Lodge’s land).  It also provides clear linkages to the south, to the residential development, and to Halswell Road.  The r...
	8.2 The structure of this Proposal will allow for and support a fully integrated series of developments across the Spreydon Lodge and Woolworths sites and will deliver a practical and workable interpretation of the intent of integration and connection...
	8.3 While the Proposal as lodged featured legible and generous pedestrian connections both east west and north south across the commercial site, the current Proposal has further reinforced and improved these connections.
	8.4 The notable additions have been the reinforcement and relocation of the Green Corridor and the strengthening of the east west pedestrian link across Days Drain.  I will discuss each of these in further detail but rely on my previous descriptions o...
	8.5 The Proposal includes a 10 – 12m wide corridor for Days Drain which is fully internalised on the northern part of the Site.  The two key changes to the previous Days Drain configuration are the introduction of the gym building which screens some o...
	8.6 The relocation of the gym has the benefit of providing excellent CPTED outcomes for users of this pedestrian link as gyms tend to be 7 day per week operations.  Therefore, this use will support the CPTED aspirations and is a good fit for this loca...
	8.7 Further to the east of this area, Days Drain receives additional activation as a result of positioning a retail tenancy and the supermarkets staff offices here.  These two additions will effectively provide activation across the whole length of Da...
	8.8 The Green Corridor has been improved both in location and treatment.  The fundamental change in the Proposal is driven by moving the Green Corridor to the east, taking the supermarket with it, altering the commercial buildings configuration and th...
	8.9 The Green Corridor's position will ensure that pedestrians have some view across the Site to Spreydon Lodge’s land.  More importantly however is the treatment of the corridor from Road A by differentiated paving and planting along its edge which h...
	8.10 The northern edge of the Green Corridor features retail stores to the east and a generous canopy to the relocated gym to the west both of which provide visual interest and will activate this node.
	8.11 As pedestrians move further north, the Green Corridor connects across Days Drain and defines an important cross site node to both Woolworths’ and Spreydon Lodge’s sites.
	8.12 These measures combine to provide for strong linkages between the sites.  This will support many possible development expansions into Spreydon Lodge's site and will also support an extension of the Green Corridor further north.
	8.13 The Green Corridor will be visually legible and understandable to the public along its whole length from Road A to its initial termination point at the north facing square proposed at the north western edge of the supermarket.  The supermarket ed...

	9. residential apartments
	9.1 The residential apartments are an important part of the overall Proposal in that they visually anchor the corner at the interface with Road A and Road B, but also provide an important transition to the lower density residential development adjacen...
	9.2 The apartments are also important as part of the overall CPTED strategy as oversight from the outdoor decks above the ground floor will provide a measure of visibility and safety at the broader edge of this part of the Site.
	9.3 In terms of the privacy afforded by the breezeways in our proposed design, our first priority was to orient the continuously occupied spaces being the living and kitchen spaces such that they never look into each other across different units.
	9.4 In the building design phase, our intentions are to stagger windows so that there is never a direct view from one bedroom across to another and to also carefully articulate and specify glazing so there is a degree of visual privacy afforded.  This...
	9.5 The proposed breezeways are an opportunity to provide a series of intermittently used access ways that have some positive CPTED qualities of passive surveillance to them.  By locating some bedrooms to these breezeways we could be assured that they...
	9.6 Overall I consider the apartments to be spacious, and of a design and scale compatible with surrounding uses and providing a high level of public and household amenity.

	10. proposed conditions
	10.1 I have reviewed the proposed conditions of consent relevant to architectural matters.  I support the proposed conditions attached as Appendix B to the Joint Planning Statement.

	1. introduction
	1.1 My name is Richard John Knott.  I hold a Master of Arts in Urban Design from the University of the West of England, UK (1995).  I also hold a Bachelor of Arts in Town and Country Planning (1988) and a Bachelor of Planning (1989) from the Universit...
	1.2 I have been elected as a full member of the following professional institutes:
	(a) Chartered Town Planner (Member of the Royal Town Planning Institute, UK);
	(b) Member of the Institute of Historic Building Conservation (UK); and
	(c) Member of the Institute of Highway Engineers (UK).

	1.3 I am a Making Good Decisions Certificate Holder (since 2010 and last renewed in 2016 with Chairing Endorsement) and have sat as Independent Planning Commissioner (panel member and/or Chair) for Hamilton City Council, Whangarei District Council, Ta...
	Experience
	1.4 I have more than 30 years' experience working in the areas of urban design, heritage and planning.
	1.5 My work has included designing and leading a wide range of projects, including masterplans/development frameworks for existing urban sites and greenfield areas through to providing advice for individual owners on their proposals to make alteration...
	(a) Designed new town centre and preparation of comprehensive development plan for Rototuna Town Centre, Hamilton – for Hamilton City Council and Kirkdale Developments.
	(b) Urban designer for a number of residential, commercial and supermarket / local centre developments across New Zealand including Palmerston North, Hastings, Te Atatu, Wainuiomata, Kapiti, Lincoln, Hawera, Mosgiel for Woolworths New Zealand Limited ...
	(c) Designing and authoring a Framework for Action, a masterplan for the Papakura Metropolitan Centre – Papakura Local Board.
	(d) Designing and authoring a masterplan for Opotiki Town Centre (ongoing) – Opotiki District Council.
	(e) Designed and authoring a strategy for regeneration and development in Manurewa town centre – Manurewa Local Board.
	(f) Urban designer for a number of greenfield residential developments in Auckland.
	(g) Urban Designer for a wide range of residential schemes for the redevelopment of brownfield sites in Auckland.

	1.6 I have been involved in Woolworths' integrated commercial and residential development ("Proposal") since September 2017, when I initially visited the development site at 201 Halswell Road ("Site") and provided initial input into the Proposal.
	1.7 I was responsible for preparing the Urban Design Assessment for North Halswell, dated 8 December 2017, ("Urban Design Assessment"), which discusses the overall fit of the development with the Outline Development Plans ("ODP") for North Halswell an...
	1.8 I also authored an addendum to the Urban Design Assessment, dated 7 October 2019 ("Urban Design Addendum") and included as Attachment 3A to the Addendum to the Proposal, lodged 17 October 2019.  The Urban Design Addendum assessed the urban design ...
	1.9 I attended Court-assisted mediation on 23 July 2020.
	1.10 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral eviden...
	1.11 The purpose of this statement of evidence is to provide a summary of the planning framework and statutory assessment of the Proposal from an urban design perspective.  This evidence includes:
	(a) A summary of the planning framework and of my statutory assessment of the Proposal, from an urban design perspective.
	(b) A description and analysis of the key urban design components of the Proposal, being:
	(i) The Green Corridor.
	(ii) The carparking visible from Road A and the proposed frontage of the supermarket facing Road A.
	(iii) The location of the proposed fine grain retail.
	(iv) The residential apartment design from an urban design perspective.

	(c) My comments on the proposed conditions of consent from an urban design perspective.


	2. Executive summary
	2.1 I have provided a summary of my assessment of the Proposal as a whole against the relevant District Plan objectives and requirements, and against the specific built form and urban design components.  In my opinion, the Proposal appropriately respo...
	2.2 A supermarket will act as a key attribute of the North Halswell Key Activity Centre ("KAC").  The commercial component of the Proposal has been designed to reflect, among other things, the functional and operational requirements for a successful s...
	2.3 In terms of the proposed Green Corridor, the ODP does not prescribe a specific alignment for either the main street or the Green Corridor, or how the two should join.  I have concluded that the proposed alignment of the Green Corridor allows the c...
	2.4 While the car parking will be visible from Road A, I do not consider that it is either prominent or dominant from a visual perspective.  In my opinion, the location of the car parking will not have an adverse effect on the amenity of the future re...
	2.5 Given the scale of the supermarket building, and the activity expected in this area, I consider that the introduction of Click & Collect services in the south elevation of the supermarket appropriately contributes to an active frontage to Road A.
	2.6 The proposed Building A (shown in Appendix A to the Joint Planning Statement, Set J, Plan RC33), located alongside the Halswell Road frontage, brings a number of benefits to the Proposal, including assisting with wayfinding within the Site.  This ...

	3. URBAN DESIGN summary of planning framework and SUMMARY OF statutory assessment
	Planning Framework
	3.1 At a high level, the District Plan focuses on establishing a clear centres hierarchy, with KACs being one tier below the Central City.
	3.2 The role and function of KACs are to provide major retail destinations for comparison and convenience shopping, and to provide a focal point for a range of employment and community activities anchored by large retailers, including supermarkets and...
	3.3 The North Halswell ODP recognises that the North Halswell KAC is proposed as a mixed use village, intended to "form a focus for the community".
	3.4 The associated built form should:
	3.5 Commercial developments should be consistent with the role of the centre and should recognise "the functional and operational requirements of activities and the existing built form".   Importantly, in achieving those outcomes, the scale, form and ...
	3.6 As a result, the urban design characteristics for a KAC will be:
	(a) a range of commercial, community and retail uses;
	(b) a substantial scale of built form;
	(c) a mix of higher and lower scale buildings;
	(d) variable standards of open space including corridors and squares albeit with a hard urban context, furniture and edges;
	(e) mixed use, albeit a primary focus on commercial and retail development;
	(f) predominantly surface parking of a substantial scale, although intensification can lead to parking buildings;
	(g) a mixture of block sizes; and
	(h) served by sub-regional public transport.

	3.7 In the following sections, I set out how the commercial elements of the Proposal appropriately responds to these design elements and expectations.
	Statutory Assessment
	3.8 The relevant objectives, policies and rules of the District Plan are set out in section 4 of the Joint Planning Statement.  A description of the Proposal is also set out in section 3 of the Joint Planning Statement.  I do not intend to repeat this...
	3.9 A summary of my assessment of the specific built form and urban design considerations is set out in Appendix B to this statement of evidence.  This includes general urban design provisions relating to development within the Commercial Core zone ("...
	3.10 The remainder of my evidence will expand upon the key urban design components of the Proposal.

	4. supermarket and carparking
	4.1 An appropriately located supermarket can act as an "anchor store" that attracts shoppers to the KAC who will in turn visit other shops in the area.
	4.2 It is accepted good practice to provide easily accessible car parking close to the anchor store, to encourage shoppers into the area, with active and legible connections throughout the centre from there.
	4.3 As set out in Mr Prentice's evidence, there are a number of operational and functional requirements that need to be considered when developing a successful supermarket.  The three key elements are:
	(a) The supermarket building:
	(i) Aligning the checkouts with the glazed store 'front', from where shoppers and staff can provide passive surveillance of the public space and car park area to the front of the store.
	(ii) Other façades blank to accommodate chillers within the building along one wall, access to back of house / storage to another, and windowless walls on the third to prevent sunlight egress.

	(b) Back of House area for loading and unloading activities:
	(i) The need to provide for safety and security.
	(ii) Goods entry to the storage component of the building.
	(iii) Turning / manoeuvring area for heavy goods vehicles.
	(iv) Space for refuse / packaging disposal.

	(c) Customer carparking and access:
	(i) Immediate, easy to use, connection to the store front.
	(ii) A volume of parking proportionate to demand and commensurate to the scale of the supermarket (and that of the area as a whole if parking is shared with other retail units).
	(iii) Good visibility from adjacent road networks.


	4.4 I consider that these requirements are achieved through the Proposal, with the latest plans providing an overall improvement on a number of matters, including issues relating to the extent of car parking visibility along Road A (which is discussed...

	5. Green Corridor
	5.1 The ODP shows the "indicative" Green Corridor as an extension of the "indicative" main street, but as a separate element in Commercial ODP 15.15.3.  There is agreement expressed in the Joint Planning Statement of Mr Lowe and Mr Bonis that there is...
	5.2 As set out in Mr Bonis' planning evidence, the ODP does not prescribe a specific alignment of either the main street or the Green Corridor, or how the two should join.  The main street and Green Corridor are both indicative (as opposed to fixed) f...
	5.3 Policy 15.2.2.2(b)(2) requires "strong" linkages between key anchor stores.  These anchor stores will include the supermarket and any key anchor stores provided as part of the Spreydon Lodge development to the north of the Site.
	5.4 Assessment matters 15.13.4.3.1, 15.13.4.3.2 and 15.13.4.3.4 discuss strong visual and physical connections with surrounding neighbourhoods, that the area should function operationally and visually as an integrated commercial entity, the provision ...
	5.5 Again, none of these matters specify a particular alignment for the main street or Green Corridor, which allows for flexibility in considerations of their connectivity and functionality.
	5.6 I therefore consider that the key issue to be considered is whether the alignment of the Green Corridor and main street will together provide a "strong" linkage between anchor stores and support the creation of an integrated centre with high level...
	5.7 Resource consent has been granted for Stage 1 development of Spreydon Lodge's Halswell Commons development to the north of the Site. Figure 1 below shows the consented Stage 1 and the likely location of roads and buildings on the remainder of Spre...
	Figure 1: Spreydon Lodge Masterplan
	5.8 Figure 2 below shows the Spreydon Lodge masterplan of its site relative to the Proposal.
	5.9 The Spreydon Lodge consent for Stage 1 of the Halswell Commons development establishes the alignment of the central section of the main street and the location of one anchor store, to the east of the main street.   The additional details of the wi...
	5.10 The main street alignment shown on the Spreydon Lodge plans does not immediately link to the Collector Road (Monsaraz Boulevard) which runs along the northern boundary of the Commercial Core but instead starts from Road F adjacent to the first la...
	5.11 From Road F the main street is initially aligned south-east, and then turns to head south towards the location of the supermarket.
	5.12 The Spreydon Lodge masterplan already provides linkages between the proposed three large (anchor) stores, with one anchor store already approved for development.  It is significant to note that the main street alignment shown on their plans is no...
	5.13 I assume that the anticipated alignment of the main street shown on the Spreydon Lodge plans has been designed (and Stage 1 approved by the Council) to provide "strong" linkages with the anchor store approved for development, and that the other t...
	5.14 The final section of the main street, linking to the Site and the Green Corridor shown to the west of the supermarket frontage, is not shown on the Spreydon Lodge plans.  The AEE submitted with the Spreydon Lodge's application notes that:
	5.15 I consider that this linkage could be made in a variety of ways, including by a section of Green Corridor aligned south-west with buildings along each side as shown on the main street.  A potential alignment is shown in Figure 3.
	5.16 The Council has already accepted that, according to Spreydon Lodge's consented plans and the ODP itself, the alignment of the main street does not have to be straight to be strong.  Given this, I consider that the main street-Green Corridor align...
	5.17 In my opinion, the proposed linkage will be very legible.  Long term, there are likely to be buildings along either side of the Green Corridor (including on the Halswell Timber land as this becomes available for development) and this will appear ...
	5.18 It is my view that a linkage does not have to be straight to be strong.  The glimpsed views of development further along the main street provided as a result of curves and changes in direction would add interest and encourage people to continue t...
	5.19 The value of creating this interest is identified by urban designer Gordon Cullen in "Townscape".  Cullen identifies that angling the building at the end of a view ("deflection") has the effect of "arousing the expectations that it is doing this ...
	5.20 In the case of the proposed Green Corridor, the potential alignment would include two points of "deflection" of the street.  Together with the deflection proposed as part of the Spreydon Lodge main street alignment, this deflection would form par...
	5.21 He further notes that for a pedestrian moving through an area:
	5.22 In my opinion, the proposed alignment of the Green Corridor will bring greater interest to the route between the anchor stores, and create a stronger, more legible and more interesting route than a straight street would achieve.  It will provide ...
	5.23 The strength of the Green Corridor route is enhanced by its interaction with other connections through the Site, including the enhanced Days Drain, located right on the boundary of the application site at a point of 'deflection' on the green corr...
	5.24 Relative to the original plans, a significantly greater length of Days Drain is now shown naturalised in the Proposal. The high-quality landscape, paths and street furniture within this will encourage public use and will provide an important amen...
	5.25 The supermarket office and Tenants 19 and 20 retail units (Joint Planning Statement at Appendix A, Set J, Plan RC37) together provide passive surveillance and activation of the area where the Green Corridor and Days Drain intersect (and where the...
	5.26 Overall, I consider that the proposed alignment of the Green Corridor allows the creation of "strong" linkages between key anchor stores as required by policy 15.2.2.2(b)(2), as well as respond positively to the assessment matters at 15.13.4.3.1,...
	5.27 In my view, the effects of the Green Corridor are positive from an urban design perspective.

	6. CAR PARKING
	6.1 As discussed above, a supermarket is a critical element in the success of the KAC in meeting the needs of local residents.  The location of convenient, easily accessible, visible car parking is critical to the ongoing success of the supermarket.  ...
	6.2 Care has been taken to divide the proposed car parking area into a series of distinct areas, to aid legibility, so that it is not read as one large area of parking and to ensure that the Green Corridor and Road F are clearly identifiable as linkag...
	6.3 The KAC has a sub-regional role and will predominantly draw people travelling by private car.  It is therefore important to its success that appropriately sized areas of car parking are provided.  I consider that it is appropriate that this be pla...
	6.4 Significant areas of landscaping are provided along the northern boundary of Road A, along with an area of usable open space at the corner of Road A with Halswell Road.   The residential apartment building comes forward to Road A at the intersecti...
	6.5 The landscaping along Road A will ensure that whilst there will be views of the car parking from this direction, including from the residential area to the south. These views will be broken by the extensive landscaping and will in effect be glimps...
	6.6 Whilst the car parking will be visible from Road A, I do not consider that it is either prominent or dominant from a visual perspective.  The proposed supermarket, gym and other buildings within the Site and wider KAC beyond will form the backdrop...
	6.7 Given the width of Road A and the location and extent of landscaping both along the northern edge of Road A and along the northern edge of the residential development, I do not believe that the location of the car parking would have an adverse eff...
	6.8 In relation to the frontage of the supermarket to Road A, the Proposal includes a Click & Collect area on the southern frontage of the supermarket building.  This requires the formation of an independent entrance to the supermarket building, along...
	6.9 As set out in Mr Prentice's evidence, supermarkets are finding that the popularity of Click & Collect is increasing and this is an important element of business for the supermarket, with a good turnover of shoppers visiting this area.  This will b...
	6.10 Given the scale of the supermarket building, and the activity expected in this area, I believe that the introduction of of the Click and Collect appropriately contributes to an active frontage to Road A.
	6.11 Bringing the proposed supermarket or other retail shops attached to the supermarket closer to Road A would bring a greater area of retail building outside the boundary of the KAC and would also have the consequence of hiding the location of carpa...
	6.12 Overall, placing the car parking on the edge of the KAC provides practical benefits.  It ensures that the car park is legible, appropriately proportioned and meets the functional needs of the supermarket.
	6.13 As a result of the overall configuration of the car parking, the emphasis placed on identifying the routes northwards from Road A (including the Green Corridor and Road F), and the substantial areas of landscaping proposed along the northern edge...

	7. fine grain retail
	7.1 Building A (as shown in Appendix A Joint Planning Statement Set J, Plan RC33), located alongside the Halswell Road frontage, provides a range of fine grain retail and food and beverage facilities at ground floor with a cinema above.
	7.2 The building will assist with meeting the needs of the emerging surrounding residential community and will enable wayfinding within the site by providing a clearly defined pedestrian entrance from Halswell Road and routes eastwards, both within th...

	8. Residential APartments
	8.1 The proposed residential apartments will create positive amenity outcomes and have comfortable and spacious interiors.  Mr Sofo has addressed these matters in more detail in his evidence, confirming that the priority has been to orientate the cont...
	8.2 The breezeways would be open at each end (apart from gates or glass to provide security and to limit entry) and roofed with translucent roofing.  The upper level walkway would be in the form of a balustraded walkway which would allow light and ven...
	8.3 A condition is proposed to address the detailed design for the breezeway area to ensure that each residential unit, on both ground and first floor, will experience appropriate levels of sunlight, daylight, privacy, outlook and access to outdoor op...
	8.4 In my opinion, the residential apartments do not create adverse effects from an urban design perspective.  The breezeways provide an appropriate level of light and amenity while maintaining privacy and safety.

	9. pROPOSED conditions
	9.1 I have reviewed the proposed conditions of consent relevant to urban design matters.  I support the proposed conditions attached as Appendix B to the Joint Planning Statement.
	General Matters 15.13.1 Urban Design
	Specific Matters 15.13.4.3 Urban Design

	1. INTRODUCTION
	1.1 My full name is Matthew William Bonis.  I am a Consultant Planner and Associate at Planz Consultants in Christchurch.  My qualifications, experience and involvement in Woolworths' residential and commercial mixed use development ("Proposal") are s...
	1.2 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral evidenc...
	1.3 The description of the Proposal and the planning framework is provided in the Joint Planning Evidence.
	1.4 The Joint Planning Evidence identifies that the status of the land use application falls to be considered as a non-complying activity, with the subdivision consent to be considered as a restricted discretionary activity.  From an abundance of caut...
	1.5 The Joint Planning Evidence records agreement that:
	(a) At least one of the gateways is passed in section 104D.
	(b) The overall level of effects associated with the overall subdivision and consensual residential development on Lots 2 to 10 and Lot 13 result in adverse effects that are considered no more than minor.

	1.6 This statement of evidence provides my expert opinion on the consideration of the Proposal against the relevant matters in section 104.
	1.7 Section 104(1) provides that when considering an application for resource consent, the consideration, subject to Part 2, is to have regard (relevantly) to:
	(a) Any actual and potential effects on the environment of allowing the activity;
	(b) the relevant provisions of the Plan; and
	(c) any other matter considered relevant and reasonably necessary to determine the application (such as precedent or plan integrity).

	1.8 In this statement of evidence, I have focussed matters where I understand there to be a point of contention, as set out below.
	1.9 I understand that the key areas of contention relate to the land use consents sought for Lot 1 and 12.
	1.10 In terms of section 104(1)(a), this relates to:
	(a) The alignment of the proposed Green Corridor and resultant actual or potential effects.
	(b) The extent to which car parking along Road A results in adverse urban design effects and associated effects on the quality of the commercial centre.

	1.11 In terms of section 104(1)(b), the key issues relate to the degree of inconsistency with:
	(a) Objective 14.2.6 and Policy 14.2.6.4 in terms of the application of the verb "restrict" as applied to proposed commercial activities (and associated car parking and landscaping) in the Residential New Neighbourhood zone ("RNNz").
	(b) Objective 15.2.2(a)(ii) and (viiii) as to the extent to which the Proposal would enable the efficient use and promote success and vitality of the North Halswell KAC, enhance amenity, and provide a range of activities and community facilities respe...
	(c) Policy 15.2.2.2(a)(i) and (ii) in terms of whether the Proposal is planned and coordinated in accordance with the outlined development plan, and provides for a high-quality centre, respectively.
	(d) Policy 15.2.2.2(b)(ii) in term of whether the Proposal will provide high quality public open spaces and strong linkages between key anchor stores.
	(e) Objective 15.2.4(a)(ii) and associated Policies 15.2.4.1(b)(ii) and (iv) and Policy 15.2.4.2(a) in so far as these seek a visually attractive scale, form and design of development.

	1.12 In this statement of evidence, where I refer to Plans and Conditions, these are as attached to the Joint Planning Evidence at Appendix A (Plan Sets) and Appendix B (Woolworths Subdivision Condition set, and Land Use Condition set) respectively.
	1.13 The Joint Planning Evidence identifies that unless stated otherwise, I am reliant on the Joint Statements provided by the witnesses listed.  In preparing this statement, I have also relied on evidence from the following:
	(a) Architecture – John Sofo
	(b) Urban Design Commercial – Richard Knott
	(c) Noise – Rob Hay
	(d) Contamination - Lucy Hine
	(e) Corporate – Michael Prentice


	2. executive summary
	2.1 I consider that the consents for the Proposal can be approved pursuant to sections 104, 104B and 106 of the Resource Management Act 1991 ("RMA"). That conclusion is based the expert Joint and Individual evidence provided, and as assessed against t...
	2.2 I conclude that the Proposal would not give rise to adverse actual or potential effects that would be considered more than minor.  The Proposal will result in a number of positive effects. These include providing housing choice and supply as well ...
	2.3 As a greenfield development area, all infrastructure proposed can efficiently and effectively be integrated with the proposed land use, including transport. The Propsoal, and associated conditions appropriately manage ground works and construction...
	2.4 I consider that the Proposal responds positively to the respective matters in the relevant ODP’s, the phalanx of planning controls, and the commercial operational and functional constraints that underpin investment.
	2.5 The entrance to Halswell Road is reinforced, both in terms of landscaping, connections and built form, but also providing appropriate visibility and access to the proposed mix of commercial and community activities associated with the commercial c...
	2.6 The mix of retail and community activities are considered to play an important role in meeting catchment demand, enhancing social and functional amenity, and aiding longer term economic viability of the centre.
	2.7 Whilst car parking is presented along Road A, its scale and extent is commensurate with the role of the North Halswell commercial centre as a Key Activity Centre ("KAC").  Car parking configuration, associated landscaping and the arrangement of bu...
	2.8 The connections proposed throughout the Proposal as a whole, inclusive of the Green Corridor, contribute to a high level of permeability and legibility into the wider Halswell area. These connections ensure strong and legible linkages between the ...
	2.9 The encroachment of commercial and community activities into the RNNz does not result in any adverse economic effects and reinforces the centres approach and hierarchy within the Christchurch District Plan ("District Plan").  A residential density...
	2.10 The Proposal as a whole is considered to further the direction outlined in the District Plan in terms of providing for Christchurch’s immediate and longer needs for housing, economic development and community facilities, in a manner that fosters ...
	2.11 Subject to the conditions proposed in the Joint Planning Evidence at Appendix B, I consider that the proposed subdivision and land use consents can be approved.

	3. Framework for assessment – The Outline Development Plans
	3.1 The ODPs relevant to the Site:
	(a) The North Halswell Outline Development Plan (Appendix 8.10.4) and accompanying narrative ("North Halswell ODP").
	(b) The Commercial Core Zone Outline Development Plan ("Commercial ODP") as this applies to the North Halswell – Key Activity Centre.

	3.2 The purpose of both ODPs is set out in the Joint Planning Evidence.
	3.3 The North Halswell ODP (Appendix 8.10.4) constitutes both the "plan", associated text  and development requirements.
	3.4 The Commercial ODP (Appendix 15.15.3) is a plan, without narrative or development requirements.
	3.5 In relation to ODPs Policy 8.2.2.9 of the Plan distinguishes between the plan(s) and any accompanying narrative, including "development requirements". The relevant aspects of that policy are:
	3.6 I consider the wording in Policy 8.2.2.9 to be clear and unambiguous. Clause (a) identifies that information in an ODP can consist of:
	(a) information presented in a plan(s); and may include
	(b) an accompanying narrative that specifies development requirements that must be achieved to be considered as being in accordance with the outline development plan.

	3.7 In terms of interpretation:
	(a) an ODP is to be in the form of a plan, showing the distribution of land uses, infrastructure and transport;
	(b) there is a discretion as to whether the ODP is to be accompanied by development requirements; and
	(c) where such development requirements are provided, they take the form of an accompanying narrative.

	3.8 In terms of consideration of the ODPs to the Proposal:
	(a) The plan in Appendix 8.10.4 labels elements as Development Requirements. Reciprocal statements are provided in 8.10.4D. Therefore, the plan elements and accompanying qualitative statements are considered Development Requirements in terms of the ap...
	(b) Appendix 15.15.3 (Commercial ODP) takes the form of a Plan (Policy 8.2.2.9(a)(i), absent of Development Requirements (Policy 8.2.2.9(a)(ii)(C).

	3.9 Chapter 15 and the Commercial ODP do not reference development requirements. The Commercial ODP consists of indicative and fixed elements in the form of a plan to guide development.
	3.10 Policy 15.2.2.2 seeks that development of the North Halswell KAC is to be planned and co-ordinated in accordance with an ODP.
	3.11 That approach is consistent with Rule 15.4.5.1.3(RD1) where activities compliant with built form standards, remain subject to Council's discretion inclusive of "the extent to which development is in general accordance with the Outline Development...
	3.12 Appendix 8.10.4 is to guide subdivision, as contained within the Subdivision Chapter. Appendix 15.15.3 is to guide the formation of the North Halswell KAC as contained within the Commercial Chapter of the Plan.
	3.13 The notations on the ODP plans consist of fixed and indicative features and proposals.
	3.14 I consider that "indicative" in this context means "serving as a sign or indication or something" while "fixed" means it is "fastened securely in position".  Meanwhile, "guide" means "a structure or marking which directs the motion or positioning...
	3.15 There is a distinction between a "fixed" and "indicative" feature; the latter being noted in positions that are adaptable to subsequent development without resulting in compliance issues with the ODP.
	3.16 Compliance with key structuring elements  is a requirement under Rule Clause 8.5.1.2(C5)(b)(ii) for subdivision and by reference (in that provision) to ODPs contained in Chapter 15. In Table 1, below sets out aspects of the relevant ODPs are fixe...

	4. summary of assessment of environmental effects (S 104(1)(a))
	4.1 Section 104(1)(a) of the RMA requires that when considering an application for resource consent and any submissions received, the consent authority must consider, amongst other things, any actual and potential effects on the environment of allowin...
	4.2 An extensive assessment of the effects of the Proposal on the environment has been completed and reported on in the AEE, my Planning Addendum and the section 87F Report by Mr Lowe.  Further detail is provided in the joint witness statements betwee...
	4.3 The following sections sets out the assessment of the actual or potential effects of the Proposal, including positive effects. The iterative design process has reduced potential adverse effects; in a number of instances effects have been reduced t...
	4.4 In summary, the relevant experts for Woolworths have concluded:
	(a) Contamination - less than minor adverse effects.
	(b) Earthworks and Construction – less than minor adverse effects.
	(c) Geotechnical – less than minor adverse effects.
	(d) Servicing – less than minor adverse effects.
	(e) Stormwater and Groundwater – less than minor adverse effects.
	(f) Public open space to vest – positive effects.
	(g) Effects on the state highway – less than minor adverse effects.
	(h) Effects on HTL: Construction and reverse sensitivity – no more than minor adverse effects.
	(i) Transport – less than minor adverse effects.
	(j) Days Drain: Stormwater, Ecology, Recreation and Landscape – positive effects.
	(k) Cultural effects – less than minor adverse effects.
	(l) Comprehensive Residential development (Lots 2 to 10, Lot 13) – positive effects.
	(m) Mixed Use Development Lot 1 and Lot 12:
	(i) Residential Density – negligible adverse effects.
	(ii) Apartments – less than minor adverse effects.
	(iii) Noise - less than minor adverse effects.
	(iv) Community activities in the RNNz (Lot 1) - positive effects.
	(v) Commercial activities in the RNNz / CCz (Lot 1 and Lot 12) – less than minor adverse effects (distributional effects on centres, effects on North Halswell KAC) - positive economic effects in terms of social and economic wellbeing.
	(vi) Landscaping – positive effects.
	(vii) Urban Design -  no more than minor effects, as associated with the extent and configuration of car parking and the Green Corridor.


	4.5 I expand on these matters in the following sections.

	5. Assessment of effects – Subdivision
	5.1 Acknowledging the bundled non-complying status the explicit matters of control and discretion for the subdivision proposal and associated works are set out in Regulation 10(3) of the NES-Contamination  and Rules 5.5.2(C1), 8.7.3, 8.7.4, 8.8.7, 8.8...
	5.2 Contaminated land on the Site can be managed during construction through the lodged Contamination Site Management Plan and associated conditions of consent.  The recommended conditions include requirements for additional soil contaminant sampling....
	5.3 Ms Lucy Hine has subsequently concluded that the adverse effects on human health are less than minor.
	5.4 The application proposes a number of orthodox controls and measures associated with greenfield earthworks, service installation and construction effects. Management plans and conditions relate to:
	(a) Environment Management ("EMP")  (including Sediment and erosion controls);
	(b) an Engineering and Ecological Management Plan ("EEMP")  which extend specific measures into earthworks and ecological management associated with Days Drain; and
	(c) Works Access Permit and Traffic Management Plan.

	5.5 Conditions are also recommended as associated with maintaining drainage patterns and final ground levels as associated with the 0.5% AEP rainfall event and 2% AEP flooding event within that part of the site subject to the FMA notation in the Plan.
	5.6 Mr Mars and Ms McDonald consider that, subject to these requirements, adverse effects associated with construction and earthworks are less than minor.
	Geotechnical
	5.7 Ms Winkley and Ms McDonald agree that the land is able to achieve the equivalent of a technical category 2 (TC2) status, which is the acceptable requirement under the guidelines for liquefaction management.  In addition, there is agreement that la...
	5.8 Relevant conditions  include requirements relating to site earthworks and remediation, design requirements for services to vest to Council and with additional controls for services below ground, bridges and pump stations.
	5.9 Adverse effects associated with geotechnical matters are less than minor.
	5.10 Ms McDonald and Mr Mars agree that the development lots are capable of being serviced for telecommunications, electricity, water and sewer.
	5.11 Sewer and water connections can be made to neighbouring development in accordance with the development requirements of the North Halswell ODP.  Mr Mars and Ms McDonald have agreed to include a condition to address the requirements of an initial a...
	5.12 Under either option, both the commercial and residential land areas are able to be adequately serviced by both the proposed sewer and water supply infrastructure to an appropriate standard.
	5.13 There is agreement between Mr Mars and Mr Norton that the Proposal can appropriately manage and internalise stormwater, flood management and effects on groundwater.
	5.14 The resultant stormwater management network, as inclusive of Days Drain is generally consistent with Council's guiding documents, standards and strategies.  Earthworks associated with drainage and mitigating effects of creating lots in the FMA ar...
	5.15 The Proposal can appropriately manage and internalise stormwater, flood management and effects on groundwater. The adverse effects in terms of stormwater management and prospective flood risk are less than minor.
	5.16 Mr Wedge, Parks and Open Space Planning for the Council,  advised in the Council's section 87F Report  that adverse effects associated with open space to vest, principally as related to: Lot 54 – Vested Recreation Reserve (1,656m2): Lots 57, 56 a...
	5.17 The Proposal contributes to the network of open space and amenity associated with subsequent residential development  with associated positive effects.
	5.18 Ms Dray and Mr Kamo have concluded that the landscaping associated with public open spaces is appropriate, with additional matters of detail able to be addressed by the proposed conditions.  In terms of the vesting of Days Drain (Lot 51, 53, and ...
	5.19 There is agreement between Mr Jongeneel and Mr Calvert that the Proposal will result in less than minor adverse effects on the function, capacity and safety of the transport network, including on the function, capacity and safety of the adjoining...
	5.20 In providing Plan anticipated road access to SH75,  the proposed signal controlled cross intersection with Aidanfield Drive and SH75 as supported by modelling, results in lesser traffic effects than other access arrangements proposed and consider...
	5.21 I consider that the proposed transport network achieves the development requirements outlined in North Halswell ODP 8.10.4D.4 Access and Transport.  I also note the following:
	(a) That part of the internal street running parallel to SH75 (Road F, Lot 56) as shown in Appendix 15.15.3 is offset by 5.97m with a continuation of that internal street within the Spreydon site  with the HTL property providing an intermediary 40m. B...
	(b) That same internal street is notated within Appendix 15.15.3 for a future public bus route. Until connection is formed, and with bus routes continuing on SH75, Woolworths has provided conditions as to proximate bus stops.
	(c) From a network perspective, the Proposal provides a high degree of connectivity, walking and cycling links.   Additional off-road links are provided through green space, including the 3.0m wide and asphalted shared path adjoining the enhanced Days...

	5.22 The ODPs require that Days Drain should be naturalised along its entire length. Development requirement 8.10.4D.5(b) states:
	5.23 The indicative location of the waterway  is notated north of the Site. The existing location of Days Drain is on the Site.
	5.24 There are multiple values associated with waterways, including ecological, stormwater management, cultural, landscape, recreation values and access.
	5.25 The Proposal internalises the naturalisation of Days Drain. A section of Days Drain is to be piped of approximately 120m as inclusive of the culvert associated with Road F. Culverts are provided for Road B and Road C to establish connections nort...
	5.26 Stormwater management and recreation are addressed above, with acceptable and positive effects respectively.
	5.27 Sections of the waterway within Lot 53 will not have a uniform 1:4 slope, given the requirements to accommodate flood capacity, ecological considerations, landscape amenity and a 3.0m wide shared path.  There are design features proposed that pos...
	5.28 Dr Blakely and Dr Burrell agree that the ecological value of Days Drain within the proposed development area is low  in part given issues of hydraulic flow.  Both experts consider that it is important to naturalise waterways as appropriate, with ...
	5.29 Dr Blakely and Dr Burrell have agreed principles associated with practices during construction activities, landscape provision and maintenance. Those principles have been incorporated in both landscape plans  and conditions including construction...
	5.30 Overall, they conclude:
	5.31 In terms of landscape and amenity values, Mr Kamo and Ms Dray agree that the proposed landscaping provides positive landscape and amenity values.
	5.32 At the request of Ms Dray and Mr Lowe, the Proposal also embeds a landscape path "landscape gesture" consisting of materiality changes in a sinuous form to reference that part of Days Drain to be piped  over Lot 12.
	5.33 I consider that the effects of subdivision associated with Days Drain are overall positive, except for the piped section. Those adverse effects are no more than minor.
	5.34 The proposal site is not the subject of statutory notations for Ngāi Tahu values and the natural environment.  There is no section 274 notice lodged from Mahaanui Kurataiao Ltd ("MKT") on behalf of Ngāi Tūāhuriri Rūnanga. An accidental Discovery ...
	5.35 In the context that the District Plan has been prepared in the knowledge of the Mahaanui Iwi Management Plan (2013), the absence of a s274 notice or further guidance provided by MKT, and given the above, I am of the view that adverse effects on c...
	5.36 I consider that:
	(a) The alignment of Road A, and the scale, orientation and position of Lot 12 and Lot 1 do not constitute a breach of the North Halswell ODP 8.10.4. The configuration of the ring road around the fixed CCz is explicitly identified as an Indicative Ali...
	The configuration of these lots does not prevent anticipated activities within the respective CCz and RNNz boundaries establishing.
	(b) The application of consent notices  to ensure that future land use consent proposals would achieve the 15 household / ha requirement sought in Policy 8.2.2.8 of the Plan.
	(c) The proposed staging is logical, with Stage 1 (Lots 1, 12, Roads A, B and F) to be created at the same time as supporting stormwater facilities.
	(d) For the additional matters – Residential New Neighbourhood zone (Rule 8.8.9):
	(i) Rule 8.8.9.1,  the layout of the subdivision including roads and reserves builds upon the existing Days Drain, and responds to and complements the layout and design of adjacent blocks, streets and reserves, and does not preclude connections to adj...
	(ii) Rule 8.8.9.2,  the subdivision can accommodate a range of housing types, with the associated land use consent presenting a unique comprehensive residential development proposition for Christchurch.
	(iii) Rule 8.8.9.3,  as outlined by Mr Jongeneel and Mr Calvert, a permeable transport network is provided catering to modal choice.
	(iv) Rule 8.8.9.4,  there is agreement between Mr Kamo and Ms Dray that an appropriate and cohesive network of public open space is provided, incorporating large scale tree planting.


	5.37 I consider that adverse effects of the proposed subdivision will be less than minor, and largely anticipated by the greenfield zoning.
	5.38 Positive effects include appropriate remediation of contamination, geotechnical ground conditions and natural hazards, and internalisation and enhancement of Days Drain.

	6. Assessment of effects – Land use
	6.1 Table 2 sets out the proposed residential density across the RNNz.
	6.2 The residential land use proposed is defined as a Comprehensive Residential Development.  Such a status exempts the development from built form standards, except for internal building setbacks  (southern perimeter boundary only) and recession plan...
	6.3 The effects of the proposed residential development are internal to the Site. Perimeter lots adjoining neighbouring properties on the southern boundary (Lots 7, 8, 9, 10 and 13) are prescribed larger sections,  with plan compliant built forms in r...
	6.4 The residential land use proposed breaches the daylight recession plane standard (Rule 14.12.2.4)  and accordingly Rule 14.12.1.3(RD5),  applies. The assessment matters provided for in Rule 14.15.36 are set out below.
	6.5 The Development Rules applied to the residential proposal  and associated urban elements seek to provide an attractive and highly integrated residential community. The proposed laneways, bridle ways and pocket parks create extensive linkages and c...
	6.6 Based on the Joint Statements of Mr Shaw and Mr Lonink (Urban Design – Residential) and Ms Dray and Mr Kamo (Landscape), I consider with the following in terms of the relevant matters of discretion above:
	(a) matter (a): the proposed residential development, location of stormwater, recreation reserve, naturalisation of Days Drain and roading connections is consistent with the North Halswell ODP (Appendix 8.10.4), including Development Requirements (App...
	Appendix 8.10.4C Development Form and Design (x) seeks higher densities focused around the KAC, and smaller pockets of sporadic higher density throughout. This is achieved through:
	a. An overall density of 17 HH/ha, with a number of smaller lots and shared lots adjoining Road A.
	b. a transitional density, bulk and silhouette adjoining Road A, with a combination of 45-degree roof pitches and dormers provide transitional bulk; and
	c. The more intensive Apartments adjoining the interface of Road A and Road B.
	(b) matter (b): each site / residential unit will experience an appropriate level of external and internal amenity, including access to sunlight and daylight.
	(c) matter (e): a high level of engagement and contribution is provided through building orientation, setback, and landscaping with the supporting bridlepath, laneway and pocket park network.
	(d) matter (f): building form, design,  materials and colour will create vistal interest.
	(e) matter (g): parking is hidden, or otherwise subservient to residential dwellings. The shared space laneways and bridlepaths provide a permeable network of roads, lanes and bridleways, modal choice and amenity for users.
	(f) matter (i): additional material has been provided  in addition the provision of a Residential Management Plan  to provide the consent authority with a further opportunity for confirming the design outcomes sought in Set H as these relate individua...

	6.7 The residential activity proposed will have a positive effect in terms of residential housing supply and choice.
	6.8 I also consider that the shared pool house facility and the adjoining common will have a positive effect on residential amenity values.
	6.9 The section 274 notice from HTL raises issues of reverse sensitivity and the continuation of activities.
	6.10 Through discussions with HTL and their consultants, concerns relating to reverse sensitivity effects are understood to relate to noise emissions, visual amenity, and potential for dust trespass.
	Noise emissions
	6.11 The Halswell fronting retail tenancies provide a robust interface to the more active and industrial components of HTL's activities.
	6.12 Removal of the central retail tenancies, so as to further enhance Days Drain in the Proposal, provides a direct interface with the dust cyclone on the HTL site.
	6.13 This is sought to be resolved through an Augier  condition offered by Woolworths after discussions with HTL to ensure received noise levels do not exceed 65dBLAeq (15min) experienced at the north boundary of the Site through either moving, replac...
	6.14 Noise may also be received from activities at the rear of the HTL site. Mr Hay is of the view that associated noise generation would not have adverse effects on activities associated with the Proposal.
	Visual Amenity
	6.15 For visual amenity, and in conjunction with discussions with HTL and planting preferred by Ms Dray for the Council,  the applicant has offered an Augier  condition requiring fencing and landscaping the eastern façade of the HTL property.
	6.16 The interface with HTL is a result of the desire of the incumbent landowner of the HTL Site to continue operations within the area as rezoned CCZ for some time into the future. This is anticipated through matter 15.13.4.3.3(a)(viii), that develop...
	6.17 The Proposal establishes a range of design solutions and conditions to manage both the interface with HTL,  and activities operated within.
	6.18 In my view, the District Plan anticipates that there will be effects at the interface, but that these are to be appropriately managed, in a manner that recognises and enables existing land uses to continue. I consider that the Proposal appropriat...
	Dust trespass
	6.19 The Canterbury Air Regional Plan (Rule 7.32) requires management of the discharge of dust to air from unsealed surfaces.
	6.20 In conclusion, the Proposal is consistent with relevant plan matter 15.13.4.3.3(a)(viii). Adverse effects associated with reverse sensitivity are considered no more than minor.
	Residential Density
	6.21 The Proposal exceeds the 15 HH/ha residential density sought by the Plan  for that area zoned RNNz,  I consider that there is no material economic costs associated with a loss of residential capacity or choice as associated with encroachment of m...
	Apartments
	6.22 Thirty-two (32) residential units are proposed on Lot 1 in a two-storey Apartment complex.
	6.23 The Apartments are of an appropriate density,  scale, materiality  and of a compatible acoustic design  at their interface with the North Halswell KAC.  They also engage with, and provide a positive urban edge to, Road B and Days Drain.  Both Mr ...
	6.24 The ground floor Apartment Units internalise two bedrooms to external breezeblocks, raising the issues of the extent to which such achieves Rule 14.15.36(d) which requires consideration of:
	6.25 Mr Knott  outlines that the apartments will create positive amenity outcomes and have spacious and comfortable interiors.  He has recommended a condition that seeks to ensure appropriate design control of internalised breezeblocks.   I agree.
	6.26 The Apartments provide a high level of amenity in terms of those matters under Rule 14.15.36.
	6.27 Overall, in terms of the relevant matters it is considered that the effects associated with the Apartment in terms of housing choice and supply are positive.
	6.28 For activities undertaken within Lot 1 and Lot 12 there are three breaches of the respective noise standards:
	(a) For noise from delivery or service vehicles crossing the CCz and RNNz zone boundary, Mr Hay considers there are no adverse effects from the non-compliance.
	(b) For noise from cars departing after the last screening at the cinema on activities in the RNNz, and noise form child care facility at the Days Drain walkway in the CCz, the noise effects are considered no more than minor, infrequent and transient.

	6.29 Sound insulation for relevant dwellings is to be provided by way of conditions, which will ensure sleep amenity,  as well as management of proposed food and beverage activities  and acoustic treatment for mechanical equipment.
	6.30 Compliance is otherwise able to be achieved for all expected activities within the CCz. I consider that the adverse effects from noise generated by the Proposal are less than minor.
	6.31 Mr Hay is also of the view that the proposed layout and configuration of the commercial, community and residential activities on Lot 1 and Lot 12 is logical in terms of the separation between key noise generating activities, and noise activities ...
	(a) the supermarket loading area being screened and separated from residential activities; and
	(b) the carparking, retail and entertainment activities being well separated from existing and proposed residential activities.

	6.32 Both the proposed child care facility and medical facility exceed the permitted scale threshold(s) within the RNNz.
	6.33 Matters of discretion, Scale of Activity Rule 14.15.5 include:
	(a) considerations of environmental nuisance and adverse effects on nearby residents;
	(b) compatibility of scale to activities in the surrounding area;
	(c) ability to support a nearby existing commercial centre and complement community activities in the surrounding area;
	(d) ability to provide for the needs of residents principally within the surrounding environment;  and
	(e) the ability of the locality to remain a predominantly residential one.

	6.34 The adverse effects associated with environmental nuisance on adjacent residents (noise, traffic, privacy, amenity) are addressed above, with actual or potential adverse effects considered to be less than minor.
	6.35 As Lot 1 and Lot 12 will read as a mixed-use environment establishing in a green field area, there are no adverse effects in terms of the locality remaining predominantly residential. The proposal exceeds Plan anticipated residential density.
	6.36 I consider the proposed community activities will complement the establishment of the North Halswell KAC and enhance functional and social amenity for the proximate residential community.
	6.37 I consider that the design and scale of the community activities are compatible with adjoining activities proposed, including acting as an intervening buffer between the functional back of house activities associated with the Supermarket and the ...
	6.38 The Plan anticipates larger scale community activities within the RNNz adjoining the CCz as subject to a consideration of effects. Such uses are considered under Objective 14.2.6 and Policy 14.2.6.2. Policy 15.2.2.1 Role of Centres has a reciproc...
	6.39 I consider that there are no adverse effects from the proposed community activities (and associated car parking and landscaping) in terms of: residential amenity; or compatibility or displacement. There are positive social and functional amenity ...
	6.40 Ms Hampson and Mr Heath have assessed the economic effects of the Proposal.
	6.41 Of the 3.84ha associated with Lot 1 and Lot 12 (as well as Road F (Lot 106) and Days Drain (Lot 56), 2.0ha is zoned CCz and the remaining 1.8ha is zoned RNNz.
	6.42 Community facilities and residential apartments (and associated carparking and landscaping) are anticipated within that part of Lot 12 as zoned RNNz.
	6.43 The Supermarket on Lot 1 encroaches into the RNNz by 1,323m2 GFA, as does associated landscaping and car parking.   Mr Heath and Ms Hampson consider the economic effects of such an encroachment to be less than minor,  and that the Proposal reinfo...
	6.44 In terms of distributional effects, Ms Hampson and Mr Heath advise that the Proposal, in conjunction with the Halswell Commons Stage 1 consent  does not exceed the permitted 25,000m2 GFA activity threshold for retailing.   They conclude that any ...
	6.45 Mr Heath and Ms Hampson consider a potential extension beyond the 25,000m2 retail cap (as a cumulative consideration of the maximum permitted retail extent (i.e 1,323m2 + 25,000m2 GFA)), not to be of a scale that would give rise to significant ad...
	6.46 I concur and consider the prospect of adverse distributional effects on the centre network to be less than minor.
	6.47 In terms of economic effects on the North Halswell KAC / commercial centre, these are considered under the following headings:
	(a) functional and operational matters, and the location of the supermarket;
	(b) support of a retail mix for the centre and meets the needs of its residential catchment,  and ensures a critical mass of activity as centred upon the open air main street;
	(c) functioning operationally and visually as an integrated centre;  and
	(d) expansion of the centre.

	6.48 Based on the evidence of Ms Hampton and Mr Heath,  Mr Sofo,  and Mr Prentice,  I agree that there is a functional and operational reason for locating car parking and the main entry to the supermarket with a high level of visibility from Road A.
	6.49 I also agree that the supermarket back of house / loading area is appropriately orientated and screened.   The proposed community facilities provide a buffer between the supermarket and the more sensitive residential Apartments.
	6.50 I agree with Mr Heath and Ms Hampson that:
	(a) Locating the supermarket on the edge of the North Halswell KAC is an appropriate location for such a frequently utilised / visited store type.   Benefits include attracting shoppers to the centre and promoting cross shopping, centre familiarity an...
	(b) The Proposal activates one of the two main Halswell Road entrances for the centre, locating "a key retail anchor on the fringe of the KAC where it is visible, easily accessible and its functional and operational needs can be met".

	6.51 I agree with Mr Heath and Ms Hampson that:
	(a) Supermarkets are an important anchor for shopping centres, as recognised in the Plan.
	(b) The supermarket and proposed small scale retail activities (SSR) on the Halswell Road frontage and at the northern façade of the supermarket will provide for the social wellbeing and needs of the proximate catchment, with sufficient projected dema...
	(c) The cinema, community activities and gym provide functional and social amenity, and add vibrancy and amenity to the KAC, particularly in the evenings,  as well as providing support for residential activities establishing proximate to the centre.

	6.52 The District Plan does not envisage the North Halswell KAC being established simultaneously.  The Proposal is one of a number of likely stages of development, which in conjunction with the Spreydon Lodge Halswell Commons Stage 1 development, and ...
	6.53 The ODPs guide coordination and integration of multiple developments, across a number of fragmented cadastral titles, existing land uses and expectations.
	6.54 The Proposal seeks to provide a range of connections that will, with further development outside of the Proposal site enable the KAC to function as an integrated whole, including:
	(a) One future road connection (Road F (Lot 106, Lot 107) to vest to Council) generally located with the indicative alignment in Appendix 15.15.3.
	(b) A Green Corridor  consisting of a 17m wide proposed green corridor (7.5m shared path, 9.5m pedestrian / cyclist path).  At its northern extent, a 46m wide Green Corridor connection which consists of a culvert / paved corridor, provides connection ...
	(c) An additional 8m link running north to south adjoining the pre-school, which is not notated or required subject to Appendix 15.15.3.
	(d) The 12m wide Days Drain enhancement contained within Lot 56. This connection provides a movement network in conjunction with the Road F connection, Green Corridor and 8m link, and also connections to the surrounding ring road (Roads A and B) and t...

	6.55 I consider that there is an appropriate level of integration to the wider North Halswell development area and future links to the North Halswell KAC in the manner sought through Appendix 15.15.3.
	6.56 The Joint Planning Evidence identifies agreement that the Green Corridor is not a road  for the purpose of Appendix 15.15.3. The intended pedestrian and cycle connection, does not render the resultant function economically deficient in comparison...
	6.57 In terms of the effects associated with the Green Connection north into the Spreydon site, I agree with Ms Hampson and Mr Heath:
	The Proposal provides opportunities for integration with the [consented main street] via a wide pedestrian corridor contributing positively to the economic viability of the centre as a whole.
	6.58 I acknowledge Mr Heath's view that a main street through the entire KAC would provide an optimal economic outcome.   However, both Mr Heath and Ms Hampson agree that the Proposal is consistent with this element of the North Halswell ODP. Accordin...
	(a) I do not consider that the Proposal is in any way economically deficient as a consequence of pedestrian / cyclist shared path provided.
	(b) A road would sever connection between the span of supermarket car parking and entrance.
	(c) Both Mr Heath and Ms Hampson consider the connection provided contributes positively to the economic viability of the centre as a whole.
	(d) The Plan requires consideration as to whether there are strong linkages between key anchor stores;  not an assessment against hypothetical or optimal connections.

	6.59 I agree with the evidence of Ms Hampson and Mr Heath that:
	6.60 The Proposal will support a retail mix  and scale commensurate to the role and function of the centre,  not give rise to adverse distributional effects on commercial centres, nor diminish the outcome of a compact and vibrant centre core and main ...
	6.61 Mr Kamo and Ms Dray have assessed the amended landscaping proposal. They conclude that that the landscaping proposed is appropriate and can be supported on visual and amenity grounds.  They identify positive effects associated with the treatment ...
	6.62 Overall, from the evidence of Mr Kamo and Ms Dray is that overall the proposed planting is considered appropriate for the range of activities provided, and that the arrangement and orientation of built form, open space and landscaping does not gi...
	6.63 In terms of the car park area associated with the mix of activities on Lot 1 and 12, Mr Kamo and Mr Dray conclude:
	The proposed tree species within the 0.8m to 11.5m wide green space located between the Road A boundary and car park area are suitable for large carpark areas.  They suit the growth conditions, provide shade and amenity, and provide a sense of scale t...
	To further enhance this screening, further low level shrub and hedging (1.0m high maximum) is proposed to be introduced in sections along the southern edge of the car park.  This planting will be contained within private land, and not within the road ...
	6.64 I agree, and consider that the landscaping that presents to Road A and Halswell Road provides a high quality gateway entrance.  As interspersed within the car park area and fronting Road A, the specimen trees and lower level screening provides an...
	6.65 The low-level planting shown on Set G [5] to the west of the Road A / F intersection is contained within Lot 1 and will be established, managed and maintained in conjunction with all private landscaping.
	6.66 I consider, based on the evidence of Ms Dray and Mr Kamo that the landscaping proposed contributes positively to the configuration of open spaces, streetscape, vehicle parking and built form.
	6.67 I have considered the evidence of Mr Sofo and Mr Knott within the context of the respective and overlapping urban design matters identified in the North Halswell specific matters at 15.13.4.3 and the general urban design provisions at Rule 15.13....
	6.68 The mixed-use aspect of the Proposal provides a permeable movement network, and a high level of connectivity between this part of the North Halswell KAC and surrounding neighbourhoods.   I also consider that the Proposal provides safe and legible...
	6.69 Mr Knott and Mr Sofo consider that the relocated gym,  sleeved retailing of the Supermarket and ground floor office glazing help to activate public open space  and provide surveillance.
	6.70 The residential apartments visually anchor and activate the corner of Road A and Road B.
	6.71 Mr Knott and Mr Sofo  agree that the proposed retail tenancies fronting Halswell Road / SH75 represents a fine grain commercial building, with high levels of glazing, a variety of shopfronts facing to the west, south and east, and a number of ent...
	6.72 There are no problematic CPTED matters raised.
	6.73 Mr Sofo  identifies that the body of car parking serving the supermarket should be centred around the main entry, and not severed by vehicular road which would impede patron access or conveyance of groceries.
	6.74 He also outlines that the layout and orientation of the supermarket, including in relation to and extent of car parking, internal layout and back of house is a function of supermarket operation and commercial viability.
	6.75 Ms Hampson and Mr Heath have identified that the fringe locations for large full-service supermarkets stores include the need for large sites, visibility, extensive on-site parking and adequate loading / servicing access.
	6.76 Mr Knott considers that visually a consistent design language and urban pattern is proposed that is legible, connected and pedestrian friendly.
	6.77 In terms of orientation and connections, I consider that the Proposal responds to the real-world issues associated with the cadastral fragmentation and industrial HTL facility abutting the site to the north.  The amended Green Corridor provides a...
	6.78 KACs are at the apex of the commercial centres hierarchy in Christchurch, just below the Central City.  They are major retail destinations for comparison and convenience shopping; are to be anchored by large retailers including supermarkets; are ...
	6.79 The Proposal will support a retail mix commensurate to the role of the North Halswell KAC as a District Centre.  The proposed supermarket and associated car parking being consistent with urban design outcomes that seek development of a significan...
	6.80 The Proposal contributes to the anticipated District Plan function and role of the centre.  This includes the provision of a large anchor supermarket, the mix of community activities, smaller retail activities and the movie theatre which will col...
	6.81 A significant scale and form of development in the KAC is anticipated to reflect its sub-regional context, character, anticipated scale and function.   Urban Design outcomes are to be proportionate to the role of the centre, recognising District ...
	6.82 Mr Knott outlines the amendments to the car parking areas, identifying the configuration of these spaces into distinct areas to aid legibility and to better delineate the Green Connection and Road F as linkages.  Mr Sofo also outlines the relocat...
	6.83 As part of the Proposal, a "green corridor" is proposed that consists of:
	(a) a 17m wide proposed corridor (7.5m shared path, 9.5m pedestrian / cyclist path);  and
	(b) at the northern extent of the supermarket, a 46m wide green corridor connection which consists of a culvert / paved corridor, which provides connection to that part of the KAC and consented Main Street to the north.

	6.84 The Green Corridor, as included as part of the Proposal, is located approximately 10m west of its indicative location in Appendix 15.15.3 of the District Plan.  The Proposal offsets the main street and Green Corridor by some 30m measured from the...
	6.85 The alignment is clear of the existing Halswell Timber Limited facility. Connection north is not dependent on that facility being redeveloped. Conditions are volunteered to construct a higher amenity fence along the HTL eastern boundary which int...
	6.86 At the northern interface  a 46m wide paved open space link is proposed, encompassing although offset, the Green Corridor alignment through to Road A and alignment to the consented mainstreet.  This interface links the 12m wide Days Drain open sp...
	6.87 The southern edge of the connection  is framed by the (at grade) supermarket office glazing, Tenancy 20 and proposed outdoor seating.  The proposed gym provides the western frame. Internal access to the Gym is east and south, and glazing is propo...
	6.88 In terms of consideration against the District Plan:
	(a) Appendix 8.10.4 North Halswell ODP does not identify the Green Corridor.
	(b) Appendix 15.15.3 Commercial Core identifies an indicative Green Corridor. The District Plan is silent as to what constitutes a "Green Corridor". It is a separate, and distinguishable element from the Main Street and Internal Street.  An indicative...
	(c) The Green Corridor does not constitute a road in terms of key structuring elements, nor does Appendix 15.15.3 require provision as a road link.
	(d) As purposed for pedestrian and cycle connection, the Green Corridor in the Proposal does not render resultant built form economically deficient.

	6.89 There is no explicit narrative in the District Plan associated with the Green Corridor.
	6.90 Provisions that assist in terms of evaluating its contribution to the centre, and thereby assessing the effects in terms of its function, form and role are outlined in: Policy 15.2.2.2(b)(i); Objective 15.2.4(a)(ii) and (iii); and Policy 15.2.4.2...
	6.91 These provisions respectively seek: high quality public open spaces and strong linkages between key anchor stores; and a scale and form of development, consistent with centres role, that contributes a centre that is visually attractive, and easy ...
	6.92 These matters are reiterated in relevant assessment matters 15.13.4.3.1, 15.13.4.3.2 and 15.13.4.3, including:
	(a) that people are able to orientate themselves, and find their way with strong and visual connections.
	(b) development functions operationally and visually as an integrated commercial entity.
	(c) provide for pedestrian priority within the retail core, particularly in respect to the open air main street environment.
	(d) support a high level of permeability within the KAC.
	(e) provide opportunities for walking, cycling and public transport use.

	6.93 These policies and assessment matters set out the functionality and conditions of spaces and connections. Neither these matters, nor the Plan establishes a strict alignment for the Green Corridor.
	6.94 Mr Sofo and Mr Knott consider the proposed Green Corridor provides for the anticipated strong linkage to be developed between anchor stores.   Such links can be accommodated in the currently unconsented 50m section on the Spreydon Lodge site.
	6.95 Mr Knott considers that the interface connection supports an array of potential treatments.
	6.96 In terms of design and orientation, Mr Sofo considers that the differentiated paving and planting within the Green Corridor ensure that the link is visible and identifiable to pedestrians.
	6.97 Both Mr Knott and Mr Sofo agree that the activation as a result of the retail sleeving of the supermarket, the gym and associated glazing provide visual interest and provide an attractive place for pedestrians to frequent and ensure its success a...
	6.98 I am of the view based on the evidence of Mr Sofo and Mr Knott that the Green Corridor appropriately contributes to a highly permeable, accessible and well-connected KAC.
	6.99  In terms of the evidence of Ms Hampson and Mr Heath, I consider that the connection positively contributes to the economic viability of the centre as a whole.
	6.100 The landscape evidence from Ms Dray and Mr Kamo is that the visual and physical connection of the Green Corridor to Days Drain will ensure that the Green Corridor and waterway corridor provides a safe environment. They also agree that the materi...
	6.101 I consider that the proposed Green Corridor (and links to the enhanced Days Drain and further connection at the pre-school) provides a legible and integrated connection within the wider block pattern of internal streets, main street and civic sq...
	6.102 As identified by Ms Hampson and Mr Heath, the centre will not develop in "one hit".  Any gaps in development in the North Halswell KAC will not be a function of the connections provided, but are a factor of the fragmented ownership and current l...
	6.103 Ms Hampson and Mr Heath have also identified that the Green Corridor is expected to effectively and positively contribute to cross-shopping between the core and fringe of the centre,  which is consistent with the District Plan matters of discret...
	6.104 Any adverse effects associated with the Green Corridor are no more than minor. Minor adverse effects are attributable to the western edge of the Green Corridor that interfaces with the main car park. Those effects relate to an absence of activat...
	6.105 The majority of the proposed parking is intended to support the supermarket (approximately 200 carparks), with smaller areas of parking proposed in the retail precinct and a shared community carpark adjoining the childcare and medical centre, an...
	6.106 I consider that Supermarkets inherently require substantial adjacent and connected area of car parking. Suburban supermarkets in urban areas follow this pattern due to the matters identified such as:
	(a) supermarkets functionally require an appropriate quantum of car parking, centred around the main entrance as far as possible;
	(b) that supermarkets, as an anchor tenant, seek good visibility from the adjacent road network; and
	(c) in suburban contexts there generally is not the foot traffic or retail demand to support sleeving along the entire perimeter of the supermarket or car parking. In this instance the zoning and retail and office thresholds  precludes such an approach.

	6.107 The evidence of Mr Sofo and Mr Knott outline the rationale as to why visible car parking is a functional requirement of the proposed supermarket,  and conclude the car park area proposed is neither dominant nor prominent  given the backdrop, con...
	6.108 Ms Dray and Mr Kamo conclude that landscaping proposed is appropriate to soften the car park as viewed from Halswell Road / SH75 and Road A.
	6.109 The provision of car parking is a function of the scale of the centre and its role in supporting a sub-regional catchment.  Car parking is visible from Road A but is not to the detriment of a high-quality edge for the commercial centre and promo...
	6.110 I have outlined above that the role, form and function of a Key Activity Centre and facilitate its catchment is dependent on car based patronage.
	6.111 I agree with the opinion of Mr Heath and Ms Hampson that the location of the supermarket, and its visibility to cars approach from Road A is effective and efficient from an economic perspective  and has positive implications for the centre as a ...
	6.112 The proposed carparking is broken up into segments through landscaping, connections and built form. When viewed from Road A, the backdrop will be proposed built form, and future commercial development in the Spreydon site. The south façade of th...
	6.113 A shared car parking resource  for the KAC also assists in concentrating pedestrians into the core of the KAC.   Given the contextual and functional matters outlined above, any potential adverse effects associated with the spatial extent of car ...
	6.114 Effects associated with the alignment of the Green Corridor and the extent and configuration of car parking, I consider to be minor, with the latter being commensurate with both the role of the centre, and the operational and functional requirem...
	6.115 I consider all other effects associated with urban design matters to be positive or with adverse effects that are less than minor.
	6.116 The positive effects of the Proposal include: adding to the supply and choice of housing; landscaping, and introduction of commercial and community activities to meet the wellbeing needs of the proximate residential catchment as commensurate wit...
	6.117 I consider that there are minor adverse effects associated with:
	(a) the extent of car parking fronting Road A, and effects on the quality of the centre; and
	(b) the role, purpose and alignment of the Green Corridor.


	7. Section 104(b)(vi) assessment of objectives and policies – The plan
	7.1 The assessment of the Proposal against the relevant objectives and policies of the District Plan is set out in this section. A consideration against the Plan Change 5 as relevant to the Proposal is set out in Section 8.
	7.2 I consider that the Objectives within the Strategic Directions Chapter of the Plan are implemented by the subsequent Chapters, and therefore there is no need to analyse these provisions specifically.
	7.3 The relevant provisions are Objective 4.2.2.1 and attendant Policy 4.2.2.1.1 and Policy 4.2.2.1.2. These collectively seek the management of land containing elevated levels of contaminants to protect human health and the environment. As identified...
	7.4 The Proposal is consistent with these provisions.
	7.5 The relevant Objective is Strategic Direction Objective 3.3.6. Clause (a) seeks that new subdivision, use and development is undertaken in manner that ensures risks of natural hazards to people, property and infrastructure are appropriately mitiga...
	7.6 Specific relevant policies to the Proposal include:
	(a) Policies 5.2.2.1.2 to manage areas subject to natural hazards commensurate to likelihood and consequences posed is relevant as notated FMA and the LMA;
	(b) Policy 5.2.2.1(e) and (f) seeks to ensure flood risk is not transferred, and that flood damage is reduced through ensuring floor levels for new buildings and allowance for freeboard; and
	(c) Policy 5.2.2.3.1 seeks that liquefaction risk is appropriately identified and can be adequately mitigated.

	7.7 The Proposal is consistent with these provisions. There are no significant risks from natural hazards that would preclude development of the site, and associated  conditions are proposed for subsequent earthworks and drainage patterns, including c...
	7.8 Based on the position of Mr Hay I consider that the Proposal is consistent with the relevant Noise provisions.
	7.9 Objective 6.1.2.1 and associated Policies 6.1.2.1.1 and 6.1.2.1.2 seek to ensure that noise effects on amenity values and health are managed to a level consistent with the outcomes anticipated for the receiving environment.
	7.10 In relation to actual or potential adverse noise effects, I agree with Mr Hay that the configuration and orientation of activities, management of potential incompatible activities associated with HTL to manage adverse effects associated with reve...
	7.11 Objective 6.6.2.1 sets out the multi-values approach to recognising and managing activities and development along waterbodies. Policy 6.6.2.1.1 seeks to take a catchment wide approach to protecting and / or enhancing the natural form, function an...
	7.12 I note that both Dr Burrell and Dr Blakely identify that the ecological and natural form of Days Drain is low;  that in the context of 16km – 40km of similar available freshwater habitat the proposed piping of 120m represents a negligible magnitu...
	7.13 I consider that that Policy 6.6.2.1.1(a)(i) and Policy 6.6.2.1.3 do not preclude development in the setback of waterbodies. I consider the Proposal, and conditions relating to construction activities proximate to Days Drain  to be consistent with...
	7.14 I consider that the signage proposed  is compatible to, and architecturally designed in keeping with the built forms proposed Lot 1 and Lot 12. Two freestanding signs are proposed along the 300m length of Road A.
	7.15 I am satisfied that the Proposal is consistent with relevant signage provisions,  which seek to enable signage, particularly in commercial environments, subject to managing adverse effects especially on sensitive zones (including residential zone...
	7.16 Objective 7.2.1 seeks an integrated transport system for Christchurch City that: is safe and efficient for all modes; is responsive to existing and future needs and enables economic development; and is integrated with land use and promotes public...
	7.17 Supporting policies include: managing high traffic generating activities (Policy 7.2.1.2); ensuring the safety and efficiency of the transport network as associated vehicle access and design (Policy 7.2.1.3), and requirements for parking and load...
	7.18 Policy 7.2.1.6 seeks to promote public transport and active modes.
	7.19 Objective 7.2.2 and supporting Policy 7.2.2.1 seek to manage adverse effects associated with the strategic transport network.
	7.20 I consider that the Proposal is consistent with these provisions, noting:
	(a) There is agreement between Mr Jongeneel and Mr Calvert, as well as acknowledgement by NZTA that the signalisation on SH75 is appropriate and results in acceptable effects,  and acoustic insulation is proposed for enabled residential development pr...
	(b) The proposed roading network aligns with the transport criteria set out in Appendix 8.10.4D(4), including provision of a safe, efficient and integrated transport network catering for all forms of transport.
	(c) Compliant, legible and functioning carparking and manoeuvring is provided for, serving both proposed commercial, community and residential development.
	(d) A high level of modal choice is provided, including a connected network of walking and cycling links appropriate to each road typology, with additional connections through green space.

	7.21 The orthodox aspects of subdivision and the integration with infrastructure and transport is established by Objective 8.2.3, and associated Policies.
	7.22 Collectively, these seek to ensure infrastructure to support and service anticipated development (Policy 8.2.3.2), as identified in terms of Servicing  and Stormwater  (Policy 8.2.3.4). There is agreement that services can be efficiently and effe...
	7.23 A comprehensive movement network(s) for all transport nodes is sought by Policy 8.2.3.3. I consider that the subdivision patterns, including vested Lots 53 and Lot 51 and associated shared pathway, provides for an interconnected network of street...
	7.24 As addressed by Land use Conditions 48 and 49 through the imposition of acoustic façade design for proximate residential development, the functional requirements of SH75 on the Proposal have been addressed as required by Policy 8.2.3.5(a).
	7.25 I consider that the Proposal is consistent with these provisions.
	7.26 Earthworks are addressed under Objective 8.2.4 and Objective 8.2.5.1 and associated Policies. Policy 8.2.4.3 recognises earthworks as necessary for subdivision, use and development. The proposed management regime  ensures that appropriate measure...
	7.27 I consider the Proposal to be consistent with these provisions.
	7.28 I consider the Proposal is consistent with the aims of Objective 8.2.2 and supporting policies.
	7.29 The Objective seeks an integrated pattern of development and urban form, through subdivision and comprehensive development that: enables the recovery of the district; provides allotments for anticipated uses; and improves people's connectivity an...
	7.30 The Proposal seeks to facilitate the subdivision of greenfield areas (Policy 8.2.2.1) in a manner that incorporates distinctive characteristics of its context including building upon the context, character and urban morphology of the surrounding ...
	7.31 The Proposal builds on the limited distinctive characteristics, context and setting associated with the areas (Policy 8.2.2.2, 8.2.2.4). The subdivision proposed provides the framework for establishing commercial, community and residential develo...
	7.32 I consider that the size, scale and orientation of the Proposal is appropriate for the range of anticipated uses in terms of Policy 8.2.2.3.
	7.33 For the residential area,  development lots are provided that cater for a range of housing typologies and affordability.
	7.34 For Lots 1 and 12, I consider that the position of the ring road (SH75/ Road A / Road B), results in allotments of an efficient scale and orientation to accommodate anticipated land uses, taking into account constraints identified in the associat...
	7.35 For Policy 8.2.2.5 and Policy 8.2.2.6, the subdivision provides for good solar orientation and promotes modal choice. A cohesive network of private and public spaces is provided, as agreed by Mr Wedge  (Policy 8.2.2.7), Ms Dray, Mr Kamo and Mr Kn...
	7.36 The Proposal exceeds the development density requirement of 15 households / ha (Policy 8.2.2.8(b), with a density of 17 households / ha enabled. A sufficiently high residential density  is facilitated proximate to the commercial centre and commun...
	7.37 Policy 8.2.2.9(c) states:
	7.38 I consider the subdivision to be is consistent with this Policy through implementing the respective development requirements affixed to Appendix 8.10.4.
	7.39 In reaching that view I note:
	(a) The ring road (Roads A and B) and subsequent access to Halswell Road / SH75 Drive have an indicative alignment. Accordingly, these elements are adaptable to respond to subsequent development.  The alignment of these roads not matching the CCz and ...
	(b) Lot 54 (Recreation Reserve to vest) is located proximate to the indicative reserve notation in Appendix 8.10.4, as is the stormwater facility (Lot 50). I understand that Mr Wedge,  Mr Mars and Mr Norton  respectively agree that these are appropria...
	(c) The proposed internalisation, vesting, landscaping and treatment of Days Drain constitutes enhancement as required by ODP Appendix 8.10.4, in conjunction with landscape route reference through Lot 12 associated with the piped section.
	(d) The supporting narrative of Development Requirements in 8.10.4D are achieved in terms of stormwater and transport.  Whilst the naturalisation of Days Drain does not achieve a 1:4 slope along the entirety of its length,  the effects on stormwater a...
	(e) For the avoidance of doubt, the green corridor identified in Appendix 15.15.3 is not a Development Requirement for the purposes of considering Policy 8.2.2.9.

	7.40 I consider that the outcomes in the Plan as these relate to establishment of residential development in the RNNz can be grouped as follows:
	(a) Increasing the supply of housing in the district, where a range of types and densities are to be enabled (Objective 3.3.4 and 14.2.1), with residential use and development achieving high levels of amenity and a strong sense of place (Policy 14.2.5...
	(b) A minimum average density of 15 households / ha (HH/Ha) is to be achieved, with a preference for higher densities proximate to commercial centres and open space (Policy 14.2.5.3(a) and Policy 14.2.1.1(iv)).
	(c) A co-ordinated and integrated development is required (Objective 14.2.5, Policy 14.2.5.6) with development that accords with the relevant Outline Development Plan or otherwise results in similar or better outcomes (Policy 14.2.5.1), and comprehens...

	7.41 For matters grouped under (a) and (b): the Proposal represents an increased housing supply, and diversity of types; a high level of amenity and strong sense of place is promoted; and a density exceeding 15 HH/Ha is achieved. The proposal is consi...
	7.42 The matters grouped under (c):
	(a) Policy 14.2.5.1(a) and Policy 14.2.5.2 seek development in accordance with the relevant ODP (Appendix 8.10.4). There is sufficient flexibility in the respective Development Requirements to accommodate the Proposal. This is consistent with the rest...
	I consider the Proposal is consistent with these Policies; the proposed mixed use activities on Lot 12 and Lot 1 are not at the expense of residential density; Days Drain is appropriately naturalised; the road alignment is consistent with the indicati...
	(b) Objective 14.2.5 and Policy 14.2.5.6 seek effective integration and connectivity, including within and between developments. I consider the Proposal is consistent with these Policies.
	The residential development promotes a high level of amenity and active modal choice. The Proposal ensures connectivity with adjoining areas, through alignment of Collector roads, reciprocal connections to adjoining development and provision of a link...

	7.43 Objective 14.2.6 states:
	7.44 Policy 14.2.6.1 states:
	7.45 I consider the Proposal is consistent with this Policy. There are no significant effects on residential amenity, character and coherence.
	7.46 Residential density is not diminished; commercial / community and residential activities are delineated and buffered by Road A and Road B; with residential integrity associated with Lots 2 – 10 and Lot 13 intact. The apartments contained within L...
	7.47 Policy 14.2.6.2 states:
	7.48 The proposed community facilities provide functional and social amenity  achieving clause (a), which seeks to encourage co-location. The District Plan anticipates and provides for such activities adjoining or proximate to commercial centres as se...
	7.49 The proposed community facilities, inclusive of their associated car parking and landscaping as established within Lot 1 within the RNNz is considered consistent with this Policy.
	7.50 Residual non-residential activities encroaching into the RNNz consist of the supermarket building encroachment, retailing car parking, car parking associated with the gym (place of assembly) and cinema (entertainment activities) and associated la...
	7.51 In terms of interpretation I consider the following:
	(a) "Restrict" means limit. It does not mean preclude or prevent, nor the preventative definition of avoid.
	(b) "Unless" means "except if". In demonstrating achievement of both conjunctive tests of strategic or operational need and effects being insignificant, a proposal is not restricted.
	Were either of the conjunctive tests not met, the Policy seeks the proposal be restricted. There is no guidance in the District Plan as to what constitutes a restriction.
	I consider that "restrict" is not an absolute.   A finding as to whether a proposal is consistent or otherwise with this policy comes down to matters such as scale, context, and / or whether the activity is of a temporal nature.
	(c) Strategic and operational need is not defined however I consider this relates to the need for a proposal or activity to:
	(i) traverse, locate or operate in a particular environment because of technical or operational characteristics or constraints; and
	(ii) generate wider community benefits greater than just a benefit to the owner or user of the land.


	7.52 I consider that there are insignificant effects on the character and amenity of residential zones.
	7.53 Policy 14.2.6.4 contemplates that in the absence of a non-residential activity being exempted under the conjunctive criteria, activities are to be restricted, but not precluded.
	7.54 I have identified based on the evidence of Ms Hampson and Mr Heath, that the encroachment of the non-residential activities into the RNNz in relation to the Proposal does not result in adverse economic effects on the commercial centre as a whole,...
	7.55 The configuration of activities, including commercial, places of entertainment, community and apartments responds to the constraints associated with the site in a positive manner. The Proposal establishes a cohesive gateway to the commercial cent...
	7.56 A consideration of "restrict" in Policy 14.2.6.4 also requires context in terms of Policy 15.2.2.4, which anticipates instances of outward expansion of commercial centres into other zones. Such expansion is subject to the caveats in clauses (i) t...
	7.57 In terms of the application of those matters:
	(a) Clause (b)(i): Ms Hampson and Mr Heath  identify that the Proposal reinforces the centres network established in the District Plan, without elevating the North Halswell KAC beyond its role and function in the centres hierarchy.  The commercial act...
	(b) Clause (b)(ii): The joint evidence from the respective infrastructure witnesses is that the Proposal is integrated with infrastructure, including transport.
	(c) Clause (b)(iii): The evidence of Ms Dray and Mr Kamo, and Mr Hay is that adverse effects at the interface are appropriately managed.
	(d) Clause (b)(iv): The Proposal exceeds the required residential density of 15HH/ha.

	7.58 Stepping through these matters in turn:
	Conjunctive limbs – strategic and operational need and insignificant effects
	(a) The Policy seeks to restrict other non-residential activities, especially commercial activities, except where the conjunctive limbs are met. As associated with the Proposal:
	(i) the proposed commercial activities generate insignificant adverse effects on the character and amenity of residential zones; and
	(ii) there is, as outlined by Mr Sofo , Mr Prentice , and Ms Hampson and Mr Heath  an operational need as to why the commercial activities that form part of this Proposal extend into the adjoining residential zone.

	(emphasis added)

	7.59 As such, the Proposal would satisfy the exception provided in the Policy, and would therefore be consistent with it.
	7.60 The Proposal would not satisfy the second limb of the exception, if the reference to "a residential zone" were read as reference to "any residential zone."  That is, the Proposal does not have a strategic or operational need to locate in "any" re...
	Otherwise restrict the establishment of non-residential activities

	7.61 In my opinion, the Proposal does limit the extent to which commercial activities encroach into the RNNz. The Commercial buildings are primarily being contained within the CCz, and the activities are considered to reinforce the centre. A considera...
	Conclusion – Objective 14.2.6 and Policy 14.2.6
	7.62 The proposed commercial activities that encroach into the RNNz are consistent with that part of the Policy seeking insignificant effects on residential character and amenity.
	7.63 Commercial activities are also largely subsumed within, and integrated with the CCz, as well as forming a cohesive built form with the community activities proposed and anticipated within the RNNz. These provide a logical configuration of activit...
	7.64 There are operational needs associated with the encroachment of commercial activities into this particular residential zone, but not into “any” residential zone.
	7.65 Overall, I consider that the Proposal is not inconsistent with Policy 14.2.6.4 and Objective 14.2.6(ii).
	7.66 The District Plan recognises the critical importance of commercial activity to recovery and long-term growth of the City to be facilitated through supporting a commercial centres hierarchy.
	7.67 KACs are enabled (through scale, range of activities and bulk and location) to act as the focal point a wide range of commercial, employment and community activities.  Such centres are to be anchored by major retail attractants (with Supermarkets...
	7.68 Urban design is to reinforce the centres role and character – which as a KAC must incorporate substantial scale anchors and carparking,  as well as activate frontages and provide safe and legible access.
	7.69 The District Plan also seeks to recognise the functional and operational requirements of activities and the existing built form.
	7.70 I consider that the Proposal is consistent with these provisions, as:
	(a) The Proposal contributes to and supports the anticipated role and function of the centre as a major focal point for commercial activities, employment and community activities,  with an appropriate range of activities that contribute functional and...
	(b) Built form is largely contained in the CCz. The configuration integrates a variety of land uses with landscaping, provides safe and efficient connections to the wider transport network  and Days Drain enhancements.
	(c) Introduces a supermarket to anchor the centre.
	(d) Is of an appropriate scale and mix of activities that supports the intensification of the North Halswell KAC.

	7.71 Objective 15.2.2 seeks to ensure that community activities are focused within a network of centres to meet community and business needs, in a manner that reinforces the role and function of the centre,  and supports ongoing intensification and en...
	7.72 Ms Hampson and Mr Heath identify the Proposal will assist in meeting unmet demand,  will provide an appropriate mix of activity and assist in the centre acting as a focal point for its community,  and is commensurate with the scale and role of th...
	7.73 They also identify that the centre will not have distributional effects on the centres network, and will promote the vitality and appropriate intensification of the centre.
	7.74 The Urban design and amenity aspects of Objective 15.2.2 seek: a compact urban form for the integration of commercial activity with community activity, residential activity and recreation activity; in locations accessible by a range of transport ...
	7.75 As outlined by Ms Hampson and Mr Heath, the arrangement and range of activities enhances functional amenity associated with the Proposal, with the cinema contributing to social wellbeing and added vibrancy,  the joint Transport evidence identifie...
	7.76 Mr Sofo has outlined the architectural design narrative associated with the arrangement and materiality of built form and open space to result in a site development that is "viable, practical, operationally sensible and integrated, while also del...
	7.77 Ms Dray and Mr Kamo agree that the landscaping proposed is appropriate and achieves positive design outcomes.
	7.78 Mr Knott considers the urban design responses of the proposal are appropriate as commensurate to the scale and form of the centre as a KAC. He considers that whilst car parking is visible, these are appropriately softened by landscaping, with the...
	7.79 Objective 15.2.2 seeks that adverse effects on the transport network are managed, and the centre can be efficiently integrated with transport. The Joint Transport and Infrastructure briefs identify agreement that these matters are appropriately a...
	7.80 Overall, the proposal is consistent with, or furthers elements of Objective 15.2.2.
	7.81 Policy 15.2.2 is specific to the North Halswell KAC:
	7.82 The Proposal is planned and co-ordinated in accordance with the ODP.  Considerable and iterative endeavours have been undertaken configuring activities to account for the fixed and indicative features in Appendix 15.15.3. The resultant Proposal, ...
	7.83 The Proposal is consistent with those matters relating to implications on the wider centre network,  and the supply of retail to meet the catchment needs  recognising that the North Halswell KAC will not be developed in one hit but established ov...
	7.84 I also consider that the Proposal is consistent with the respective transport considerations.
	7.85 The Proposal represents a high-quality contribution to the North Halswell KAC  and provides high quality public open spaces, and strong linkages between key anchor stores;  as balanced against those policies and objectives that seek to recognise ...
	7.86 Here, the key concern of Council and Spreydon Lodge appears to be whether the proposed alignment of the Green Corridor provides a strong linkage between anchor stores, and the extent and visibility of car parking along Road A.
	7.87 For the reasons expressed above at, I consider the proposed Green Corridor contributes to the formation of a high quality public open spaces and provides strong linkages between anchor stores.  It is therefore consistent with Policy clause 15.2.2...
	7.88 In terms of the extent to which the arrangement and edges associated with the car parking areas contribute to a high quality centre sought in Policy clause 15.2.2.2(b)(ii) and 15.2.2.2(a)(ii), I consider the following:
	(a) The anticipated urban form, scale and design is to be viewed in the context of the anticipated function and role as a District Centre  (Objective 15.2.4, Policy 15.2.4.1(b)(i)).
	(b) The spatial extent, and arrangement of car parking to the activities proposed is consistent with Objective 15.2.4(iii) which seeks to recognise functional and operational constraints of activities. I reach that view based on the evidence of Ms Ham...
	(c) The car parking areas provide a role in terms of attracting shoppers to the centre and is an appropriate fringe activity in facilitating public access through to the more significant scale and form at the centre core.  The adverse effects of the c...
	(d) The remaining built form, landscape and open space aspects, including architectural design, activation of open space, orientation appropriately contribute to a high-quality centre.

	7.89 I consider that the Proposal is consistent with Policy 15.2.2.2 in terms of its contributions to the development of the North Halswell KAC.
	7.90 The Proposal seeks to establish commercial activities and community activities within the commercial centre to serve catchment needs as consistent with Policy 15.2.2.3.
	7.91 I consider that the proposal is consistent with Policy 15.2.2.4(a). The Proposal does not result in any detrimental effects in terms of focused commercial activity within the North Halswell KAC,  the proposed commercial activities are predominant...
	7.92 Objective 15.2.4 seeks a scale, form and design of development consistent with the role of the centre, which contributes to a visually attractive, safe and accessible urban environment, and recognises functional and operational requirements of ac...
	7.93 The Proposal contributes to the role of the centre as a strategic focal point and represents substantial community and commercial investment.
	7.94 The operational and functional requirements of the Proposal  are commensurate with the scale and form of the District Centre and its catchment, and respond to the local character and context including the interface with HTL and Days Drain, and es...
	7.95 In terms of Policy 15.2.4.1, I consider the scale and character of what is proposed is commensurate to the role and function of a KAC.   The enablement of the Supermarket as a larger floor plate is supported  with associated sleeving and activati...
	7.96 I consider that the retailing fronting Road A / SH75 and the apartments on the intersection of Road A and Road B are consistent with seeking to increased prominence on street corners, even taking into account the absence of built form associated ...
	7.97 Policy 15.2.4.2(a) relates to the configuration of built form with roads and adjoining public spaces. The Proposal is consistent with those matters seeking: to facilitate movement within the site, and modal choice;  principles of low impact desig...
	7.98 Based on the evidence of Mr Sofo and Mr Knott, the Proposal is consistent with Policy 15.2.4.2(a)(iv). That clause seeks to enable visitors to orientate themselves with strong visual and physical connections with the surrounding area. I reach tha...
	7.99 Policy 15.2.4.2(a)(ii) and (viii) relates to the extent to which the Proposal presents to Road A, providing visual interest that contribute to the character and coherence of the centre, and achieving a visually attractive centre when viewed other...
	7.100 Based on opinions of Mr Sofo, Mr Knott, Ms Dray and Mr Kamo I consider that the landscaping and interface with Days Drain achieves these provisions in terms of views from public open space.
	7.101 In terms of street views, the interface with Halswell Road / SH75 and Road A and Road B is of a high quality, with prominent architecturally designed buildings and landscaping that provide visual interest.
	7.102 Residual views from Road A are presented with views through to car parking, as commensurate to the role of the centre and activities provided. However, those views are softened and broken with landscaping both along the interface and intersperse...
	7.103 I consider the proposal is consistent with Policy 15.2.4.4 seeking to encourage the use of indigenous species in open space to recognise the cultural values of Ngāi Tahu/ mana whenua.
	7.104 I agree that the proposal is consistent with Policy 15.2.4.5 in providing a comprehensive approach to the planning design and implementation of supporting infrastructure.

	8. Section 104(b)(vi) assessment of objectives and policies – The Proposed plan
	8.1 Plan Change 5 was notified by the Council on 22 October 2020, with submissions closing on 30 November 2020. None of the proposed changes to rules have legal effect.
	8.2 Change 5A introduces a change to Objective 3.3.10, introducing clause (b) that the critical importance of centres is recognised in a framework that primarily directs commercial activity into centres, consistent with respective roles.
	8.3 I consider that little relative weight can be attributed to these provisions, given that the amendments sought through Change 5 are yet to be submitted on, nor been exposed to testing and independent decision making.

	9. Section 104(1)(b)(i) NATIONAL ENVIRONMENTAL STANDARDS
	9.1 The National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health (2011) ("NES-CS") is relevant.  I have addressed this matter,  and concluded that extent of remediation is not onerous, with appropriate me...

	10. Section 104(1)(b)(iii) NATIONAL POLICY STATEMENTS
	10.1 The National Policy Statement on Urban Development Capacity (2020) ("NPS-UD") was gazetted on 20 July 2020.
	10.2 In terms of relevance to the Proposal:
	(a) Objective 1 seeks well-functioning urban environments that enable people and communities to provide for their wellbeing. A well-functioning environment  is expressed in Policy 1 as below:
	(b) Objective 2 which seeks to improve housing affordability by supporting competitive land and development markets.
	(c) Objective 4 and Policy 6 recognise that urban environments, including their amenity values, will develop and change over time in response to the diverse and changing needs of people, communities and future generations. The benefits of urban develo...

	10.3 The Proposal provides a well-functioning urban environment, supports a competitive land market, and responds to the diverse and changing needs of its community and future generations.
	10.4 The Proposal is considered to be consistent with the relevant provisions of the NPS-UD.

	11. Section 104(1)(b)(v) REGIONAL POLICY STATEMENT
	11.1 I consider that the District Plan has been competently prepared having regard to Part 2 and the relevant provisions of the Canterbury Regional Policy Statement ("CRPS") Joint Planning Evidence.
	11.2 In the CRPS the site is identified as a Greenfield priority area – Residential  and notated Halswell KAC.  The Proposal is in accordance with the anticipated developments in this area.

	12. Section 104(1)(C) OTHER MATTERS
	12.1 I consider the Proposal is consistent with the broad outcomes expressed within Recovery Plans and Regenerations Plans,   the South West Area Plan (2009) or Our Space Settlement Patterns 2018-2048.
	12.2 I have identified that the Proposal is consistent with Council's respective drainage and wetland guides.
	12.3 The Joint Planning Evidence records that the proposal is not contrary to the Policies and Objectives of the Plan, therefore, issues of precedent and plan integrity do not arise.

	13. part 2
	13.1 The Joint Planning Evidence records that there is no need for further analysis against Part 2 matters.

	14. section 104D
	14.1 I consider that both of the gateway tests in section 104D are able to be met for the Proposal as a whole as considered under a bundled status.
	14.2 In terms of section 104(1)(a) I have concluded that adverse effects are no more than minor.
	14.3 The Joint Planning Evidence records agreement that the Proposal is not contrary to any of the objectives and policies of the District Plan.

	15. section 106
	15.1 The Joint Planning Evidence records that section 106 is not a barrier to the approval of the subdivision application.

	16. proposed conditions of consent
	16.1 Section 108 of the Act allows for conditions to be imposed on resource consents.  Woolworths' proposed conditions attached as Appendix B to the Joint Planning Evidence.
	16.2 Through the evidence presented, the various methods proposed or undertaken by Woolworths to avoid, remedy, or mitigate adverse effects on the environment have been described.
	16.3 A number of those recommended conditions, particularly those in relation to subdivision concern administrative matters, including referencing relevant documentation, reference to the updated Plan sets as modified since the application was lodged,...
	16.4 In my opinion, the suite of proposed conditions will serve to ensure that the actual and potential adverse environmental effects of the Proposal will be appropriately managed during construction and operation.

	17. response to matters raised by section 274 parties
	17.1 Matters associated with reverse sensitivity are addressed above.
	17.2 In terms of subdivision, conditions seek to ensure that existing discharges from HTL into Days Drain are accounted for both during construction activities and subsequent stormwater management.
	17.3 The Joint Planning Evidence records actual or potential effects on Halswell Timber Limited being no more than minor.
	Spreydon Lodge Limited
	17.4 The section 274 Notice from Spreydon Lodge can be summarised as:
	(a) A view that the Proposal is contrary to a number of objectives and policies of the Plan including Strategic Objectives (Chapter 3), Residential Objectives and Policies (Chapter 14) relating to non-residential activities in residential zones, and C...
	(b) That more than minor adverse effects would result, including on the form and function of the North Halswell KAC and proposed Main Street, economic function, and connectivity.
	(c) Inconsistency with a number of assessment matters including matters associated with centre intensity, legibility, integration, visually dominant carparking, and an absence of permeability and modal choice.

	17.5 In terms of (a), I disagree that the Proposal is considered contrary, in terms of being opposed to in nature, different to, or opposite to the outcomes expressed in any of the relevant policies and objectives.
	17.6 In terms of (b), I concur with the views expressed by Ms Hampson and Mr Heath that the Proposal will:
	contribute to the social amenity and economic wellbeing of the southwest Christchurch community in the short-medium term and will support a cohesive, functional and vibrant town centre in the long-term.
	17.7 The proposed encroachment of the supermarket and associated parking and landscaping do not give rise to material effects as identified above. I acknowledge the disjunct between the zone CCz extent 16.57ha and the 17.3ha zoned areas agreed by the ...
	17.8 The proposed community facilities and residential apartments are anticipated within that portion of the ring road (Road A and Road B) as zoned RNNz.
	17.9 The joint statement from Mr Jongeneel and Mr Calvert identify that the Proposal contributes a permeable block pattern to support ease of movement, including by walking and cycling. I have concluded that the alignment of the Green Corridor provide...
	17.10 In terms of matters raised with assessment matters in (c), I have considered these in the above sections of this evidence.
	17.11 I have not addressed any issues relating to trade competition and the validity of submissions under section 308B of the RMA.

	18. conclusion
	18.1 In terms of s104(1)(a) I considered that the Proposal does not give rise to actual or potential adverse environmental effects that are considered more than minor. A number of positive effects would be facilitated.
	18.2 The Proposal is not inconsistent with Policy 14.2.6.4 and Objective 14.2.6(ii), and otherwise is considered to either be consistent with, or further the outcomes sought in the relevant Plan provisions in terms of s104(1)(b)(vi).
	18.3 Subject to the conditions proposed in the Joint Planning Evidence at Appendix B I consider that the proposed subdivision and land use consents can be approved.
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	1. introduction
	1.1 My name is Michael James Prentice.  I hold a Bachelor of Property from the University of Auckland and a Diploma in Surveying from the College of Ripon and York (England).
	1.2 I am currently employed as the National Development Manager at Woolworths New Zealand Limited ("Woolworths").  This role involves the development of Countdown supermarkets including the identification and acquisition of new sites and management of...
	1.3 Prior to this I have been employed in property related roles for over 22 years.  A significant portion of that time was spent employed at Goodman Property Trust where I held the roles of Property Portfolio Manager and Project Director.  In those r...
	1.4 I have been involved in the resource consent process for the integrated commercial and residential development ("Proposal") at 201 Halswell Road, Christchurch ("Site"), since I joined Woolworths in September 2019.  Since this time, I have sought t...
	1.5 I am authorised to give evidence on Woolworths' behalf.

	2. summary
	2.1 Woolworths has extensive experience in the design, development and operation of functional supermarkets and commercial centres.
	2.2 We have identified the Site as an appropriate location for a new supermarket and integrated commercial and residential centre. Supermarkets need to be placed in areas where there is sufficient catchment and demand / need for the services, and a hi...
	2.3 In my opinion, the Proposal, and its location on the Site, is the best option available by virtue of its key attributes and characteristics in line with our internal site and design requirements.  The mix of commercial activities as integrated wit...
	2.4 I believe the Proposal, both in terms of commercial delivery and residential supply and choice, provides a positive addition to the City, Halswell and residents.

	3. Woolworths development philosophy
	3.1 Woolworths currently operates over 180 Countdown stores nationwide, and employs over 18,000 people.  Woolworths is also the franchisor for the Fresh Choice and Super Value brands, with a further 70 stores nationwide.
	3.2 Woolworths has a long history of working with communities and councils to deliver developments that enable community wellbeing, while also ensuring that our supermarkets are functional and successful in the communities in which they are located.
	3.3 When considering future development opportunities, Woolworths first identifies the areas and communities which have a need for, and would benefit from, additional supermarket services.  This assessment looks at where population growth is likely, a...
	3.4 Supermarkets rely on convenient access and a high level of visibility to capture trade, and are typically located on arterial routes for ease of access and for exposure to passing traffic.  A supermarket that is not adequately serviced by sufficie...
	3.5 A well-located supermarket will provide both short and long-term employment opportunities for an area.  In the initial construction phases a development will provide jobs directly for construction workers, as well as positive flow-on effects for t...
	3.6 The Joint Planning Evidence of Mr Bonis and Mr Lowe describes the Proposal, which is an integrated mixed-use commercial and residential development.
	3.7 Woolworths has significant experience in creating successful local centres that contribute to the vitality of a community through providing a place for residents to meet a range of everyday and convenience needs.  In the development of these centr...
	3.8 Co-location near established and planned residential development is important for the success of centres.  In developing a proposal, Woolworths seeks to design centres in such a way as to integrate as far as possible with the nature of the surroun...
	3.9 In Halswell, the Proposal has been designed to ensure that the centre provides community facilities in tandem with the supermarket to fit the needs of the existing and planned residential community.
	3.10 Woolworths has worked extensively to design the Proposal in a way that responds to, connects with and supports the surrounding residential environment as far as practicable.
	3.11 Through Woolworths' experience with developing local centres, we know that supermarkets provide an effective critical anchor for such local centres.  In terms of the Proposal, Woolworths is looking to provide an integrated focal point for the Hal...
	3.12 Through COVID-19 and the associated lockdown Alert Levels, Woolworths has also seen the importance of ensuring communities are well-equipped and resourced with supermarkets to deal with the significant increase in demand on this essential service...

	4. woolworths' involvement in halswell and site history
	4.1 The Halswell community is a fast growing catchment area, which is currently serviced by only a single supermarket.  There is already significant consumer demand not being met and there is a strong need for another supermarket offering and addition...
	4.2 The site was purchased by Woolworths' in March 2017 with the clear intention of delivering a mixed use retail, commercial and residential development which would be supported initially by a Countdown supermarket.
	4.3 In line with Woolworths' development philosophy discussed above in section 3, we engaged with the Council and adjoining landowners where possible at an early stage in 2017 and continued this iterative process following lodgement, including the 201...
	4.4 I believe that this iterative process clearly demonstrates Woolworths determination to develop the Proposal in a way that accommodates the Council's and the local communities' concerns as far as possible while ensuring we develop a commercially su...
	4.5 Throughout this process to the current hearing, Woolworths has never shied away from exploring alternatives and looking for opportunities to constantly improve the Proposal while minimising adverse effects on the environment and surrounding area.
	4.6 When I joined the project team for Woolworths on this Proposal in 2019, I challenged everyone to critically reassess all aspects of this Proposal.  Since then, we have completed careful testing of a range of alternatives for the Proposal to satisf...
	4.7 I consider that the current Proposal best meets the functional and operational design requirements of Woolworths, while also meeting the requirements of the Christchurch District Plan ("District Plan").
	4.8 I also consider that it is important to reflect on the wider context, which is a very large KAC (some 17 ha) with significant commercial and retail potential, owned by a range of developers and landowners with very different financial and commerci...

	5. development of the proposal
	5.1 The Proposal is to subdivide and comprehensively develop residential activity, and commercial and community activities.  The Proposal before the Court for consideration has evolved as a consequence of the process outlined above and set out in more...
	5.2 The main elements of the Proposal are set out in the Joint Planning Statement at section 3.
	5.3 The design of the supermarket has been created specifically to enable the supermarket to operate efficiently and appropriately on the edge of the KAC.  The factors that have influenced the design and layout of the Supermarket have been developed i...
	5.4 There are a range of key drivers that Woolworths takes into account when developing a supermarket.  A supermarket must be:
	(a) considered by our customers to be convenient, accessible, visible and proximate to their catchment population; and
	(b) designed to be operationally efficient and address health and safety considerations.  Ensuring that access to both the store and the associated car parks is safe and that loading and servicing activities are sufficiently separated from customer mo...

	5.5 Woolworths considers that the Proposal achieves these requirements, whilst also contributing positively to the larger scale community and centre building aspirations for North Halswell.  The Site's location on Halswell Road (State Highway 75), whi...
	5.6 The layout and orientation of the supermarket, including in relation to and extent of carparking, internal layout and back of house is a function of supermarket operation and commercial viability. On this point of functionality, I would like to re...
	(a) enable accessibility for pedestrians;
	(b) restrict public access in regards to certain areas to enable efficient back of house operations; and
	(c) provide areas to cater for a likely increase in Countdown's Click & Collect services (which continue to increase in demand as a result of COVID-19 Alert Level lockdowns).

	5.7 Locating the supermarket on the fringe of the KAC, and visible from a "gateway" to the centre and at the southern-western end of the Main Street means that it will be visible for our customers and will also operate as an anchor for the centre as a...

	6. key outstanding issues
	6.1 The core issues to be resolved relate to:
	(a) the connectivity and integration of the Green Corridor within the KAC;
	(b) the extent of carparking visible from Road A; and
	(c) the minor extension of commercial activities into the Residential New Neighbourhood Zone ("RNNZ").

	6.2 I understand that a key requirement of the District Plan is linkages and integration within the KAC.  Being one of a number of landowners within the KAC, Woolworths has worked hard to design its Proposal in a way that ensures that the KAC can func...
	(a) provision of a wide paved and planted pedestrian and cycling connection, known as the "Green Corridor" along the main entrance of the supermarket to provide a strong visual connection between Woolworths' site and the remainder of the KAC;
	(b) provision of a roading connection to the remainder of the KAC at some point in the future via Road F which will connect directly to Spreydon's "Internal Road 1";
	(c) activation of the northern façade of the supermarket by providing sleeved retail and outdoor seating on the Days Drain landscaped corridor; and
	(d) provision of carefully designed small scale retail based on a food and beverage offer in conjunction with a cinema to promote not only the Halswell Road corner, but also an evening economy.

	6.3 Since lodgement in 2017, Woolworths has spent extensive time and resources in trying to accommodate the Council and Spreydon Lodge's concerns about the proposed Green Corridor.
	6.4 As discussed in the Joint Planning Statement, Mr Bonis and Mr Lowe agree that the Green Corridor is an indicative feature of the ODP.   It does not constitute a road and is separate from the indicative internal and main street elements.
	6.5 The Green Corridor has been designed by Woolworths to facilitate pedestrian access, which is clearly important when developing a site with this type of facility.  Without adequate pedestrian access and foot-traffic to the Site, the supermarket's c...
	6.6 Through my own experiences and Woolworths' extensive experience developing supermarkets and commercial centres, we explored a range of options for how to arrange the commercial and retail elements of the Proposal.  As explained in sections 3 and 5...
	6.7 After considering many options over several months, I consider that the Proposal achieves strong integration and connectivity with the wider KAC, while ensuring the supermarket will function well.
	6.8 With the benefit of being able to review the consented Stage 1 of Spreydon Lodge's "Halswell Commons" development (and the likely layout of the proposed stages), I consider that we have ensured strong linkages between our Proposal and the proposed...
	6.9 I agree with Mr Knott's urban design evidence that "a linkage does not have to be straight to be strong".   The Green Corridor creates a clear and attractive gesture allowing pedestrians and cyclists to easily explore from Road A into the wider KA...
	6.10 The Green Corridor is architecturally designed and landscaped to act as a paved connection coming from several vantage points, including the enhanced Days Drain.
	6.11 I am confident that the Green Corridor provides an excellent outcome to accommodate a successful supermarket as an anchor store, while enabling a cohesive and integrated centre in line with the objectives of the District Plan.
	6.12 I understand the Council has concerns from an urban design perspective regarding the visibility of car parking from Road A.  A successful supermarket relies on a sufficient number of carparks being located primarily around the main entrance to th...
	6.13 Large anchor supermarkets and other large format retail ("LFR") require extensive on-site parking.  More than being a highly anticipated and standard feature of any LFR, a visible carpark is critical for the form and function of that LFR and the ...
	6.14 The carparking is visible from Road A.  However, that does not mean that the carpark is unattractive or unpleasant.  Large carparks are a common feature adjoining busy roads such as Road A, and associated with a sub-regional commercial hub such a...
	6.15 Woolworths has worked extensively to landscape the carparking areas in order to achieve a balance between the visibility of these areas and any effects they may have on the overall design of the Proposal.  The visibility of carparking is necessar...
	6.16 In my opinion, the carparking adjoining Road A is a vital commercial element of the Proposal and is not visually dominant or prominent.  However, in line with Woolworths' development philosophy outlined above in section 3, we have worked hard to ...
	6.17 As set out in the Joint Landscape Statement of Mr Kamo and Mrs Dray, experts collaborated to landscape the carpark and adjoining green space between the carpark and Road A.  The landscaping that Woolworths has agreed to is, in my experience, more...
	6.18 The landscaping provides shade, amenity and screening for any visual effect of the carpark.  This also acts to create a "green buffer" between the carpark and the residential lots to the south.
	6.19 The effect of the visual softening and screening is enhanced by further low level shrub and hedging along sections of the southern edge of the carpark, tree planting within the carpark, and within the "softscape area" adjacent to the proposed gym...
	6.20 The Proposal seeks that a small portion (1,343m2) of the proposed retail floor space (5,623m2 of proposed retail floor space in total) and the majority of the medical centre and childcare centre are located outside of the KAC boundary in the RNNZ.
	6.21 The supermarket design has been carefully chosen by Woolworths to ensure that the day-to-day operations of the Supermarket are not unreasonably constrained by unsuitable design choices.  Woolworths has attempted to design the supermarket in a way...
	6.22 Mr Sofo has provided an overview of the iterations the design has been through since lodgement, including:
	(a) relocating the supermarket to the east in order that the north / south link will align even more directly with the Spreydon Lodge access point;
	(b) formation of a retail activated edge to the north and west of the supermarket which is associated with the provision of a generous public space, which will act as a transition and nodal point between the Woolworths and Spreydon Lodge sites; and
	(c) reduction of the commercial activity to the east of the supermarket in compensation for the additional building proposed to the west of the supermarket.

	6.23 Mr Sofo and Mr Knott consider that the expansion outside of the KAC is acceptable.  Ms Hampson and Mr Heath consider that this extension of commercial floor space will not have any significant adverse effects on the ability of the remaining area ...

	1. introduction
	1.1 My name is Lucy Kathryn Hine.  I am an Environmental Geologist with Tonkin & Taylor Limited.  I hold a Bachelor of Science (Honours) in Engineering Geology from the University of Canterbury.
	1.2  I have more than 15 years' experience in the contaminated land sector.  I have worked on a wide variety of land development projects across both consultancy and regulation from the early phases of investigation to full remediation schemes.  Recen...
	1.3 I am a Suitably Qualified and Experienced Practitioner for the management of ground contamination investigation works and certification of reports on behalf of my company as prescribed in the National Environmental Standard for Assessing and Manag...
	1.4 I have been involved in Woolworths’ Proposal since May 2017 when I oversaw investigation works at 201 Halswell Road, Christchurch ("Site") to characterise ground contamination conditions.
	1.5 I was responsible for preparing the Halswell Development Ground Contamination Assessment dated December 2017 ("Initial Ground Contamination Assessment"), which identifies the presence of ground contamination and what resource consent, soil disposa...
	1.6 I was also responsible for overseeing additional ground contamination-related investigations at the Site and for preparing two associated reports of investigations findings:
	(a) 201 Halswell Road, Christchurch: Additional contamination investigation - topsoil sampling and Days Drain sediment sampling, dated March 2018 ("Additional Contamination Investigation").
	(b) 201 Halswell Road, Christchurch: Groundwater and subsoil contamination investigation to inform discharge of dewatering water during construction of the Stormwater Management Area, dated 26 June 2018 ("Groundwater Contamination Assessment")

	1.7 I also authored an addendum to the Contamination Assessment, dated 7 October 2019 ("Contamination Addendum") which is included as attachment 10 to the Addendum to the Proposal, lodged 17 October 2019.  The Contamination Addendum assessed the groun...
	1.8 In my evidence below I have referred to the four above reports collectively as the "Contamination Assessment".
	1.9 I authored a Contamination Site Management Plan (Version 4) dated August 2018 ("CSMP"), which outlines the controls and procedures required to address ground contamination during earthworks at the Site.  The CSMP takes cognisance of the investigat...
	1.10 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral eviden...
	1.11 In my evidence, I will:
	(a) Provide a description of the existing environment from a contamination perspective, including summarising the historical activities with the potential to have caused ground contamination on the Site.
	(b) Summarise the assessment of potential ground contamination at the Site.
	(c) Provide an overview of the methodology used to investigate soil contamination.
	(d) Summarise the analytical results of the ground contamination investigation.
	(e) Provide an overview of the Proposal's development implications, including assessing remediation and soil management requirements.
	(f) Comment on the proposed conditions of consent.


	2. executive summary
	2.1 The Site is contaminated in localised areas as a result of historical land uses.  My Contamination Assessment, undertaken in accordance with Ministry for the Environment guidance on the assessment of land contamination, concluded that the contamin...
	2.2 I have summarised the key features relating to land contamination at the Site in a plan in Appendix A.
	2.3 The primary area of contamination is in the northwest corner of the Site.  This contamination has resulted from sheep treatment activities.  Shallow soil in this area is contaminated by metals (primarily arsenic) and organochlorine pesticides.  Th...
	2.4 Other areas of lower level contamination have been identified including relating to accumulation of arsenic (potentially of natural origin) in the eastern part of the Site, in sediment in Days Drain and around a former dwelling (still to be invest...
	2.5 Standard earthworks controls for dust, erosion and sediment control, and stormwater management will address the potential for discharges of contaminants during the works.  Proposed subdivision condition 11.4 requires the Environmental Management P...
	2.6 Management of the placement of contaminated soils during earthworks will be required to ensure that unacceptably contaminated soils are not transferred into more sensitive areas such as residential areas or adjacent to Days Drain, at least not wit...
	2.7 The CSMP sets out the controls and procedures required to manage contaminants in soil and groundwater during the works.  It also describes areas where additional site investigation works are required to better inform soil handling and controls.  T...

	3. existing environment
	3.1 The existing environment at the Site, as it relates to the potential ground contamination effects of the proposal, is outlined in the Contamination Assessment.  I summarise it as:
	(a) Site layout and use – The Site is predominantly used to grow stock feed.  The northern corner of the Site contains a former woolshed with surrounding stock pens.  The area of the woolshed is slightly raised compared to the remainder of the Site.  ...
	(b) Surrounding land use – Surrounding land use is principally agricultural in nature.  Halswell Timber is located north of the western part of the Site.  The nearest residential land use is approximately 50 metres to the west.
	(c) Geology – the Site is underlain by alluvial silts, sands and gravels.  Geomorphological mapping indicates that the north-western portion of the Site is likely to be a raised alluvial channel, the central portion an inter-channel trough, and the so...
	(d) Hydrogeology – Regional groundwater information suggests that groundwater is approximately 1 metre below ground level.  Site specific groundwater monitoring during the project indicated the median depth to groundwater is approximately 0.9 m below ...
	(e) Hydrology - There is an open channel stormwater drain (Days Drain) that runs along the length of the north-eastern Site boundary.  The northernmost portion of it (approximately 200 m in length, along the timber yard boundary) is a box culvert appr...


	4. Proposal asPECTS relevant to contamination management
	4.1 In this statement of evidence, I do not repeat the Proposal description as set out in the Joint Planning Statement.  However, the key relevant aspects of the Proposal, in regard to the management of contamination are:
	(a) various broad land use types are proposed across the Site.  The different land uses present different potentials for exposure of occupants to contamination.  As an example, people are more likely to be exposed to contaminants in soil in a resident...
	(b) earthworks will involve cut and fill of soil, such that soil containing contaminants may be moved from one part of the Site to another.  Contaminated soil may be exposed during the earthworks, presenting a risk of discharge of contaminants to air ...
	(c) excess soil requires disposal offsite; and
	(d) Days Drain is proposed to be realigned.


	5. site history
	5.1 To identify historical activities with the potential to have caused ground contamination at the Site, I consulted the following sources:
	(a) a March 2013 ground contamination Preliminary Site Investigation relating to Plan Change 68 (Halswell) completed by Tonkin & Taylor for Council;
	(b) ECan's Listed Land Use Register ("LLUR"); and
	(c) historical aerial photographs available on the ECan database.

	5.2 Historical and current site uses with the potential to have resulted in ground contamination at the Site, which I identified in the Contamination Assessment are listed below (and as identified on a site plan showing these areas in Appendix A):
	(a) Woolshed area – Two former sheep dips / bath / spray races were present to the east of the woolshed.  Based on available evidence it was not possible to determine what style of treatment application was used.  One treatment site was in place from ...
	During the investigation work in December 2017 a localised area (approximately 2 m3) of dumped asbestos cement board was identified on the western side of the wool shed building, in an area used for carparking.  In January 2018 this material was handp...
	(b) Farm buildings and dwelling – A dwelling was located in the south western corner of the Site from at least 1941 (the earliest available historical aerial photography) unless recently removed / demolished.  Various associated farm buildings were al...
	(c) Broadacre application of agrichemicals – broad acre use of persistent agrichemicals such as DDT (dichloro-diphenyl-trichloroethane) for stock feed control across the Site area.
	(d) Contaminants in sediment within Days Drain – there is potential for sediment in Days Drain to be contaminated from a number of sources within its catchment.
	(e) Elevated arsenic concentrations in soil and groundwater – Elevated concentrations of arsenic in soil identified in surrounding land suggested the potential for the same conditions to be present onsite.  The source of the arsenic is not well unders...


	6. assessment for contamination
	6.1 I assessed the ground contamination at the Site in accordance with the Ministry for the Environment guidelines on the assessment of contamination .  The steps included:
	(a) review of the findings of the Site history assessment;
	(b) visual observations made by my colleague during the Site walkover;
	(c) development of a preliminary conceptual site model of potential issues and effects to inform the investigation;
	(d) site investigations works including soil, sediment and groundwater sampling and laboratory testing; and
	(e) data assessment and refinement of the conceptual site model.

	6.2 From the above, I developed the approach for management of contamination and identified areas of remaining uncertainty.
	6.3 The field investigation for soil and groundwater contamination is described in the Initial Ground Contamination Assessment, Additional Contamination Investigation and Groundwater Contamination Investigation.
	6.4 All soil, sediment and groundwater samples were collected under my direction.  In my opinion, the investigation works were undertaken in accordance with industry guidelines for a site of this nature.
	6.5 Testing was carried out by an International Accreditation New Zealand accredited laboratory.
	6.6 A conceptual site model summarises the sources of contamination, receptors impacted by contamination and the pathways between which contaminants can affect receptors.  Based on the findings of the assessment, I developed a conceptual site model.  ...
	6.7 How people may become exposed to ground contaminants varies depending on the use of the Site and the development stages.  The key human receptor groups for the Proposal are:
	(a) Future commercial workers and other users of the proposed commercial areas.  Users of the commercial areas are unlikely to come into contact with contaminated soil because the majority of the Site surface will be sealed, the only unsealed sections...
	(b) Future residents in the residential part of the Proposal.  Residents who may come into contact with soil in gardens, including consumption of homegrown produce.
	(c) Construction phase workers may be exposed to contaminated soil or groundwater during the development and ongoing maintenance workers during subsequent gardening or underground services works.  The duration of exposure to contaminants for both grou...

	6.8 The key environmental receptors are:
	(a) Onsite groundwater – onsite groundwater is shallow but is not expected to be abstracted and used for consumption or irrigation purposes.  Infiltration of contaminants to groundwater will be limited in the proposed commercial land use area due to s...
	(b) Surface water receptor via migration of contaminants in groundwater – shallow groundwater in the area of woolshed may be in hydraulic connection to some degree with the Days Drain.
	(c) Surface water receptors via surface water runoff – stormwater runoff may entrain contaminated soil and transport it as contaminated sediment offsite to surface water.  From the woolshed area, this would generally only be able to occur during the c...

	6.9 For the data assessment, I compared the test results with the assessment criteria presented in Appendix B to evaluate their implications for the Proposal.  The assessment criteria were selected based on the human health and environmental receptors...

	7. SITE CONDITION
	7.1 I have presented the findings of the Contamination Assessment in Appendix C.  I have included a site plan in Appendix A showing the areas discussed.
	7.2 In summary, the key findings of the Contamination Assessment are:
	(a) Woolshed area – Sheep treatment – The soil testing investigation found the area to be contaminated as a result of sheep treatment activities.  Soil in this area is contaminated with metals and various organochlorine pesticides.  The highest concen...
	(b) Woolshed area – Asbestos – No investigation of the area where asbestos cement board was dumped has yet been undertaken.  There is potential for fragments of asbestos board and asbestos fibres to be present in this localised area.  The proposed sub...
	(c) Dwelling and farm buildings – The farm buildings appear to have been used for storage, however what chemicals (if any) were stored within is not known.  Soil testing has indicated that some limited contamination is present, below acceptable levels...
	(d) Broad acre application of persistent pesticides - It was typical for compounds such as DDT to be used for pesticide control of agricultural land such as at the Site.  Typically concentrations are low, found in shallow soil only and relatively cons...
	(e) Contaminants in sediment within Days Drain – Days Drain is located within a catchment that includes a timber yard, roading, residential and agricultural land use, resulting in a potential for the accumulation of contaminated sediment in the drain....
	(f) Elevated arsenic concentrations in soil and groundwater - Testing onsite has shown that arsenic concentrations are elevated (above published background concentrations for that soil type) in shallow soil in the easternmost part of the Site.  In the...


	8. development implications
	8.1 In this section, I summarise the development implications arising from the Proposal in relation to the investigatory findings set out above.  I identify whether any remediation or soil management is required and discuss health and safety concerns.
	8.2 A more detailed analysis of the development implications is set out in the Contamination Assessment.
	8.3 The woolshed area is located within the area of proposed commercial land use.  The concentrations of contaminants in this area are in general below the National Environment Standard for Assessing and Managing Contaminants in Soil to Protect Human ...
	8.4 Testing of surface soil in the small area where asbestos cement board was dumped and subsequently removed is needed to define appropriate health and safety and soil management controls required during development works.  This is outlined in the CS...
	8.5 In my opinion, the risk to different users of the woolshed area is as follows:
	(a) Future commercial site users: the risk is acceptable.  No specific contamination remediation is needed to make the land suitable for the proposed use. As a precaution, and at the Council's request, the proposed subdivision and land use conditions ...
	(b) Residential land users: the concentrations of contaminants in soil exceed the NESCS residential land use criteria.  I have noted in the CSMP that this needs to be considered when managing soil onsite.  For example, any contaminated soil taken from...
	(c) Earthworks, soil disturbance or future maintenance workers: I consider the contamination risks are low based on assessment against the NESCS commercial land use based criteria.  However, I have recommended that controls such as dust control, good ...
	(d) Days Drain and groundwater contamination: I consider the contaminant risk is low.  To address a potential risk of contaminants to Days Drain via migration of contaminants entrained in sediment, I have recommended in the CSMP that erosion and sedim...

	8.6 I have recommended in the CSMP that further investigation is undertaken around the former dwelling prior to development to assess potential lead and asbestos contamination resulting from its maintenance and demolition.
	8.7 The data available to date does not indicate an unacceptable risk to human health or the environment will result from the development identified in this area.
	8.8 Topsoil affected by broad acre agrichemical use (excluding any impacted by other sources) can, from a contamination perspective, be reused onsite, and is likely to be able to be disposed as cleanfill if taken offsite (subject to approval from the ...
	8.9 Due to the presence of arsenic above NESCS standards for residential land use but below commercial and recreational land use standards, topsoil from the easternmost part of the Site should not be used in areas proposed for residential land use, bu...
	8.10 No health precautions are required for workers undertaking earthworks, because the concentration of arsenic is below the NESCS criterion for commercial land use for the protection of workers.
	8.11 In my opinion, the arsenic concentrations in topsoil in the eastern part of the Site do not present an unacceptable risk to Days Drain or groundwater because the arsenic is not leachable and the concentrations in soil (should it become entrained ...
	8.12 If taken offsite for disposal, topsoil from the area of elevated arsenic concentrations would need to be disposed to a suitably licensed facility.
	8.13 Sediment excavated from Days Drain during realignment works is being disposed offsite.  The sediment requires disposal to a suitably licensed facility.
	8.14 The concentrations of contaminants in this sediment do not present an unacceptable risk to workers coming into contact with the sediment during the development.
	8.15 In summary, contamination is present at the Site.  The concentrations do not preclude the development of the Site.  However, earthworks must be managed appropriately to avoid discharges to the environment or negative effects on human health.  The...
	8.16 I have recommended further investigation in some areas to address unknowns, and the findings of these investigations will need to be reflected in an updated CSMP.

	9. Regulatory implications of the nescs
	9.1 I have considered the specific requirements of the NESCS with regard to the Proposal.
	9.2 The NESCS requires that a Preliminary Site Investigation ("PSI") and Detailed Site Investigation ("DSI") are completed to assess the contamination risk for a development.  In my opinion, the Contamination Assessment fulfils the requirements for a ...
	9.3 The NESCS is applicable to land on which potentially contaminating activities included on the Ministry for the Environment's Hazardous Industries and Activities List ("HAIL") have occurred and where contaminant concentrations are above background ...
	9.4 Based on the concentrations of contaminants recorded and the exposure scenarios involved in the intended activity, I consider that it is highly unlikely that there will be a risk to human health.  The development can therefore meet the permitted a...
	9.5 However, a requirement for resource consent was triggered for the activity soil disturbance under Regulation 8(3) due to the contaminant concentrations recorded in soil and the volumes and duration of soil disturbance proposed.

	10. proposed consent conditions
	10.1 I have reviewed and provided input into the proposed subdivision and landuse consent conditions relevant to contamination, as attached at Appendix B to the Joint Planning Statement.  These conditions, in conjunction with the CSMP, appropriately a...

	11. Conclusions
	11.1 The Site is contaminated in some areas as a result of historical activities. Based on my assessment of the data, and in accordance with Ministry for the Environment guidance, the contamination conditions do not preclude the use of the land for th...
	11.2 Standard earthworks controls for dust, erosion and sediment control, and stormwater management will mitigate the risk of discharges to the environment during earthworks.
	11.3 These controls will need to be supplemented with the careful placement or reuse soil excavated from contaminated areas, such that contaminated soil does not end up in more sensitive land use areas where it may present a risk to future site users ...
	11.4 The CSMP sets out the controls and procedures required to manage contaminants in soil and groundwater during the works.  It also describes areas where additional site investigation works are required to better inform soil handling and controls.  ...
	11.5 The conditions of consent reflect the need for the works to follow the CSMP and are, in my opinion, appropriate.

	1. introduction
	1.1 My full name is John Sofo.  I am a director of ASC Architects Limited ("ASC").  I hold a Bachelor of Architecture (Honours) and a Post Graduate Diploma in Business from Deakin University in Melbourne.  I also hold a Master of Science in Architectu...
	1.2  I have worked at ASC Architects since 1989.  I have also taught at both Auckland schools of architecture and represented the practice and the New Zealand Institute of Architects as an awards juror.  I am also a member of the Ministry of Education...
	1.3 I am a registered architect as defined by the New Zealand Registered Architects Board and in accordance with the Registered Architects Act 2005 and the Registered Architects Rules 2006.  I have been continually registered since 1992.
	1.4 I have designed and led a broad range of significant projects in New Zealand including all three Public Private-Partnership projects for Ministry of Education with a combined project value of almost one billion dollars, and a broad range of projec...
	1.5 Recent projects I have been responsible for that are relevant to this statement of evidence include:
	(a) Ponsonby Countdown: this project was a significant redevelopment of a commercial block with multi storey office, retail, supermarket, basement parking and separate mixed use commercial and residential lots all as part of a renewal of two city bloc...
	(b) Countdown Newtown: this Wellington project was a similarly challenging urban design proposal as we were working in a visually sensitive part of the city.  In a similar way to the Ponsonby project, we were able to gain approval with a unique design...

	1.6 I have been involved in Woolworths' proposed residential and commercial mixed use development in Halswell ("Proposal") since July 2017.  My involvement has been continuous since the site at 201 Halswell Road, Christchurch ("Site") was acquired by ...
	1.7 I was responsible for preparing the Architectural Design Features Report for the HalsweIl Commercial Development, dated 29 November 2017, ("Architectural Report"), which discusses the architectural design of the Proposal.  The Architectural Report...
	1.8 I also authored an addendum to the Architectural Report, dated 7 October 2019 ("Architectural Addendum") and included as Attachment 2 to the Addendum to the Proposal, lodged 17 October 2019.  The Architectural Addendum assessed the architectural d...
	1.9 I have helped post lodgement by assisting Woolworths in their discussions with Christchurch City Council ("Council") regarding the configuration of the Site planning.  The key outcomes are detailed in the Architectural Addendum and further outline...
	1.10 I also attended Court-assisted mediation on 23 July 2020.
	1.11 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral eviden...
	1.12 In my evidence, I will:
	(a) Provide an overview of the architectural design of the Proposal.
	(b) Set out the principles that the architectural design approach for the Proposal was based on.
	(c) Provide an overview of the architectural design of the commercial aspect of the Proposal in relation to the following key aspects:
	(i) Halswell Road retail area;
	(ii) supermarket and carparking;
	(iii) community facilities;
	(iv) connections and linkages within the Proposal and integration with the remainder of the North Halswell Key Activity Centre ("KAC"); and
	(v) residential apartments.

	(d) Comment on the proposed conditions of consent.

	1.13 The detailed architecture and urban design of the residential component of the Proposal is discussed in the joint evidence of Mr Hamish Shaw and Mr John Lonink and I do not discuss this further in my statement of evidence.

	2. executive summary
	2.1 In my opinion, the Proposal will deliver a high quality urban development and will provide a platform for an integrated and community focussed development for the KAC.  The commercial component of the Proposal is articulated by a series of compone...
	2.2 In terms of the key aspects of the commercial component of the Proposal:
	(a) Retail block - The retail block directly adjacent to Halswell Road forms an attractive, appropriately scaled and visually interesting gateway to the KAC.   This will help signal the whole centre from Halswell Road and will introduce the architectu...
	(b) Supermarket - The supermarket has been designed in a manner that takes into account and meets the operational and functional needs of Woolworths while also balancing the key drivers of the KAC.  As a result of the operational requirements, part of...
	(c) Community facilities – The location of the gym on the northern edge of the carpark and adjacent to Days Drain will support activation of the public open space and the carpark.   The medical facility has been designed in a way that is of similar ar...
	(d) Apartments – The residential apartments visually anchor the centre at the interface with Road A and B while also providing an important transition to lower density residential development to the south and east boundaries across Road A.  The apartm...

	2.3 The Proposal provides for strong linkages within the Site and to the adjacent sites.  A key linkage within the Site is Days Drain which has been significantly improved as a result of increased activation brought about by relocating the gym buildin...
	2.4 In addition, the significantly more spatially generous public space that signals the Green Corridor connection with Spreydon Lodge Limited’s ("Spreydon Lodge") land now forms a more visible gateway between the two sites and the remainder of the KA...
	2.5 This Green Corridor extends most of the way along Road A and visually connects the Site from the west to the east.  The Green Corridor has been comprehensively redesigned and realigned.  It now forms a much clearer visual connection to Spreydon Lo...
	2.6 Overall, in my opinion, the Proposal, including the further refinements made by Woolworths, result in a well-connected, uniformly activated, pedestrian focused and well-articulated solution which is legible and safe and will set a framework agains...

	3. overview of the proposal
	3.1 The Proposal as a whole will deliver a high quality urban development and will provide a platform for an integrated and community focussed development when the adjacent sites are developed.
	3.2 The idea of connecting communities to where they live, work, socialise, learn and relax is key and fundamental to making and supporting flourishing cities. The outdated concept of compartmentalising living and working into different city zones has...
	3.3 In microcosm, the Proposal responds to these ideals of new place making and in my view will support a new and vibrant way of living in Christchurch.
	3.4 The commercial component essentially comprises four components, being the retail block on the Halswell Road frontage, the supermarket and associated carparking, the community facilities, and the residential apartments to the east of the Site.  Whi...
	3.5 Since the initial lodgement, the Proposal has been refined and improved in an iterative manner as a result of Council and other parties' feedback.  The key changes include:
	(a) The realignment and strengthening of the Green Corridor so that it further improves the alignment with the future connection point on Spreydon Lodge’s site.
	(b) Relocation of the supermarket to the east in order that the north / south link will align even more directly with the Spreydon Lodge access point.
	(c) Relocation of the gym from the east to the west of the supermarket so that it forms a strong edge to Days Drain.
	(d) Formation of a retail activated edge to the north and west of the supermarket which is associated with the provision of a generous public space, which will act as a transition and nodal point between the Woolworths and Spreydon Lodge sites.
	(e) Reduction of the community activity to the east of the supermarket in compensation for the additional building proposed to the west of the supermarket.
	(f) Reshaping of the main carpark between the two main north south site linkages such that it is elongated from east to west.
	(g) Minor reconfiguration of the residential development in response to urban design comments made by Council.
	(h) Minor reconfiguration of the carpark between Halswell Road and the first north south road link to the east.  This change is a safety improvement.
	(i) Significant improvement of Days Drain.  The gym building is now located adjacent to Days Drain, which provides additional passive surveillance and helps form a gateway to Spreydon Lodge’s land.  The relocation of the supermarket staff offices from...
	(j) The community buildings (child care centre and medical facility) create a buffer between the supermarket and the residential apartments.  While these are now reduced in scale as the gym has been relocated, their effectiveness as a screening device...

	3.6 As a result of these changes, the public legibility of the Green Corridor is further enhanced as is the manner in which it is terminated to the north of the site. Days Drain receives additional activation along its length and the importantly, the ...
	3.7 Overall, the design outcomes of the Proposal will provide significant benefits in the public realm and deliver a high quality commercial / residential development.

	4. Architectural design approach and outcomes
	4.1 The architectural design approach to the Proposal was based on the principles of:
	(a) responding to a proposed urban pattern that is legible, connected and pedestrian-friendly;
	(b) developing architectural design which connects well with the adjacent residential proposal;
	(c) relying on careful use of colour, materiality and roof form to create visual interest;
	(d) relying on sound crime prevention through environmental design ("CPED") principles to ensure the greater site is a safe and inviting environment;
	(e) integrating a variety of uses including retail, child care, residential and supermarket; and
	(f) prioritising diversity of pedestrian environments which support access and activation of the whole site.

	4.2 In my opinion, the Proposal meets all of these requirements.  With the amendments made to the Proposal since lodgement, the following outcomes are notably improved:
	(a) The minor reconfiguration of the western most carpark improves the legibility, operation and safety of the carpark.
	(b) The elongation of the main carpark from east to west is provided in service of the broader outcome of moving the supermarket to the east and enabling the north south pedestrian link and the activation of the connecting node and Days Drain by placi...
	(c) In addition to helping activate Days Drain, the gym building provides the western frame to the gateway and a sense of place at the pedestrian connecting node to Spreydon Lodge’s site to the north and reinforces the pedestrian link across the two s...
	(d) By moving the supermarket to the east, a more visually direct relationship and connection to Spreydon Lodge’s site is formed.  This move also enables the placement of retail tenancies to the west and north of the supermarket such that the public a...
	(e) Together with the relocated gym building to the west of the northern connecting public space at the north west of the supermarket, the wrapping retail tenancies proposed in this location will provide both an appropriate scale and intensity of pede...
	(f) The reduction of commercial activity to the east of the supermarket is a natural by-product of moving the store in this direction.  From a functional and architectural point of view, functions in the part of the Site remain relatively unchanged fr...
	(g) The Community buildings (child care centre and medical facility) create a buffer between the supermarket and the residential apartments.  The functional and visible separation between residential and community was already present.  However, my vie...
	(h) The apartments to the eastern most part of the Site have been reconfigured and developed in detail to respond to Council feedback.  However, these clarifications do not alter the intent of the original proposal.

	4.3 Overall, I consider that the Proposal balances the strategic and operational needs of the development together with the key drivers of the KAC and governing provisions.  Importantly, in doing so, Woolworths will be able to develop the Site in a wa...
	4.4 In the following sections of my evidence, I focus on the key architectural and design elements of the Proposal.

	5. halswell road retail area
	5.1 The retail block directly adjacent to Halswell Road forms an attractive, appropriately scaled and visually interesting gateway to the whole commercial centre.
	5.2 During the iterative development of the Proposal post-lodgement, the Halswell frontage of the retail block was reconfigured to create a wider occupation of the Halswell Road frontage, and to introduce a pedestrianised, landscaped courtyard to this...
	5.3 The retail block incorporates an internalised pedestrian link through from Halswell Road, all the way to the eastern most side of the commercial site to Road B and continuing along Days Drain to the green reserve.  This Green Corridor extends most...
	5.4 The proposed retail block helps signal the whole centre from Halswell Road and will also function as a “gateway” building to the Site.  It provides for both internal and external pedestrian linkages from Halswell Road and connects well to immediat...
	5.5 This building complex visually introduces the centre form Halswell Road and will orientate motorists who enter Road A.  It will introduce the architectural language of the commercial precinct as distinct from the residential precinct to the south ...

	6. supermarket and carparking
	6.1 Operational and functional requirements for Woolworths must be delivered in every project for them to be viable and to succeed commercially.  Woolworths' experience in this respect is set out in more detail in Mr Prentice's statement of evidence.
	6.2 Supermarket store layout is strongly driven from an operational perspective and Woolworths has invested heavily in arriving at a format around which the whole business is configured.  Some of the key format elements include:
	(a) The carpark must be visible and legible from the access road leading to it.  This requirement translates to a need for clear and accessible entry points in conjunction with at grade accessible parking for the elderly or disabled.
	(b) The carpark must be of adequate size, usually a minimum of 180 customer parks as proportioned to the scale of the supermarket.
	(c) The body of carparking must be centred around the main entry as far as possible, and not separated by vehicular road which would impede patron access or conveyance of groceries.
	(d) The proportions of the building must be within the known operational tolerances for Woolworths.
	(e) The checkouts must be adjacent to the entry.
	(f) The loading dock is ideally located opposite the customer entry and must be serviced with adequate space, (including a 30 meter turning circle if drive through is not possible) for loading and all other service activities.  This must be securable.
	(g) The three other sides of the supermarket cannot be glazed unless an office space is possible.  The key reason for this constraint is that the supermarket retail area in the middle of the plan is serviced by back of house preparation and storage ar...
	(h) Online Pick Up must be accommodated together with supporting parking, canopy and vehicle access.  This is included to the south of the supermarket.  As a result further activation of the Green Corridor corner and the southern face of the supermark...

	6.3 Each of these key operational elements have been considered and factored into the design of the supermarket in the Proposal.  As a result of the operational criteria listed above and having regard to the Green Corridor, the body of the supermarket...
	6.4 In my opinion, any perceived "tradeoffs" resulting from a minor extension of the supermarket into the RNNZ are well worth it.  The Proposal clearly delivers the necessary and fundamental operational needs of the proposed activity.  Additionally, t...
	6.5 The relocation of the gym to the northern edge of the supermarket carpark also has the effect of visually containing the extent of carparking to the north of the supermarket which will in turn have the effect of visually reducing its size.
	6.6 As set out in the evidence of Mr Kamo and Ms Dray, the body of the carpark is well landscaped and softened with planting.  The carpark is also softened by its fragmentation into a number of discrete elements associated with the built forms, deline...
	6.7 The proposed pedestrian square which now transitions the Green Corridor connection to the Spreydon Lodge site is additionally activated by locating a range of retail outlets at its edges.  This will also feature glazing to the supermarket staff of...
	6.8 While the southern edge of the supermarket encroaches into the RNNZ, from an urban design perspective, there are in my view no adverse urban design effects created by this encroachment.  In fact the south western edge of the supermarket is now a k...

	7. community facilities
	7.1 The community facilities have reduced in size as a result of the supermarket moving east in order to accommodate the Green Corridor alignment.
	7.2 This is located to the northern edge of the carpark so that it is also adjacent to Days Drain.  It will likely be open all day and over the weekend.  This will support the activation of the public open space to the north of the Green Corridor and ...
	7.3 The architecture and materiality of the gym are from the same palette and language as all other buildings proposed, as set out in Plan Set J, included in the Joint Planning Evidence as Appendix A.
	7.4 The medical facility, while relocating slightly further east than its originally proposed location, remains unchanged in any meaningful way.  It is still accessed from the south, is adjacent to supporting parking and edges the loading dock of the ...
	7.5 The design benefit of this co-location is that the private areas of the medical center will form a natural barrier to the loading dock so that the similar requirements of both functions for visual and acoustic privacy can be achieved without expos...
	7.6 The childcare facility is proposed to the north east of the Site where a quiet and calm environment could be created away from the bustle of the wider KAC.
	7.7 The childcare facility has relocated slightly further east than its original location in the Proposal as lodged.  It has also reduced in area, as has the fenced outdoor play area.  It is still accessed from the east, is adjacent to supporting park...

	8. linkages and integration with the KAC
	8.1 In my view, the Proposal provides for strong cross site linkages to the north and to the rest of the KAC (including Spreydon Lodge’s land).  It also provides clear linkages to the south, to the residential development, and to Halswell Road.  The r...
	8.2 The structure of this Proposal will allow for and support a fully integrated series of developments across the Spreydon Lodge and Woolworths sites and will deliver a practical and workable interpretation of the intent of integration and connection...
	8.3 While the Proposal as lodged featured legible and generous pedestrian connections both east west and north south across the commercial site, the current Proposal has further reinforced and improved these connections.
	8.4 The notable additions have been the reinforcement and relocation of the Green Corridor and the strengthening of the east west pedestrian link across Days Drain.  I will discuss each of these in further detail but rely on my previous descriptions o...
	8.5 The Proposal includes a 10 – 12m wide corridor for Days Drain which is fully internalised on the northern part of the Site.  The two key changes to the previous Days Drain configuration are the introduction of the gym building which screens some o...
	8.6 The relocation of the gym has the benefit of providing excellent CPTED outcomes for users of this pedestrian link as gyms tend to be 7 day per week operations.  Therefore, this use will support the CPTED aspirations and is a good fit for this loca...
	8.7 Further to the east of this area, Days Drain receives additional activation as a result of positioning a retail tenancy and the supermarkets staff offices here.  These two additions will effectively provide activation across the whole length of Da...
	8.8 The Green Corridor has been improved both in location and treatment.  The fundamental change in the Proposal is driven by moving the Green Corridor to the east, taking the supermarket with it, altering the commercial buildings configuration and th...
	8.9 The Green Corridor's position will ensure that pedestrians have some view across the Site to Spreydon Lodge’s land.  More importantly however is the treatment of the corridor from Road A by differentiated paving and planting along its edge which h...
	8.10 The northern edge of the Green Corridor features retail stores to the east and a generous canopy to the relocated gym to the west both of which provide visual interest and will activate this node.
	8.11 As pedestrians move further north, the Green Corridor connects across Days Drain and defines an important cross site node to both Woolworths’ and Spreydon Lodge’s sites.
	8.12 These measures combine to provide for strong linkages between the sites.  This will support many possible development expansions into Spreydon Lodge's site and will also support an extension of the Green Corridor further north.
	8.13 The Green Corridor will be visually legible and understandable to the public along its whole length from Road A to its initial termination point at the north facing square proposed at the north western edge of the supermarket.  The supermarket ed...

	9. residential apartments
	9.1 The residential apartments are an important part of the overall Proposal in that they visually anchor the corner at the interface with Road A and Road B, but also provide an important transition to the lower density residential development adjacen...
	9.2 The apartments are also important as part of the overall CPTED strategy as oversight from the outdoor decks above the ground floor will provide a measure of visibility and safety at the broader edge of this part of the Site.
	9.3 In terms of the privacy afforded by the breezeways in our proposed design, our first priority was to orient the continuously occupied spaces being the living and kitchen spaces such that they never look into each other across different units.
	9.4 In the building design phase, our intentions are to stagger windows so that there is never a direct view from one bedroom across to another and to also carefully articulate and specify glazing so there is a degree of visual privacy afforded.  This...
	9.5 The proposed breezeways are an opportunity to provide a series of intermittently used access ways that have some positive CPTED qualities of passive surveillance to them.  By locating some bedrooms to these breezeways we could be assured that they...
	9.6 Overall I consider the apartments to be spacious, and of a design and scale compatible with surrounding uses and providing a high level of public and household amenity.

	10. proposed conditions
	10.1 I have reviewed the proposed conditions of consent relevant to architectural matters.  I support the proposed conditions attached as Appendix B to the Joint Planning Statement.

	1. introduction
	1.1 My name is Richard John Knott.  I hold a Master of Arts in Urban Design from the University of the West of England, UK (1995).  I also hold a Bachelor of Arts in Town and Country Planning (1988) and a Bachelor of Planning (1989) from the Universit...
	1.2 I have been elected as a full member of the following professional institutes:
	(a) Chartered Town Planner (Member of the Royal Town Planning Institute, UK);
	(b) Member of the Institute of Historic Building Conservation (UK); and
	(c) Member of the Institute of Highway Engineers (UK).

	1.3 I am a Making Good Decisions Certificate Holder (since 2010 and last renewed in 2016 with Chairing Endorsement) and have sat as Independent Planning Commissioner (panel member and/or Chair) for Hamilton City Council, Whangarei District Council, Ta...
	Experience
	1.4 I have more than 30 years' experience working in the areas of urban design, heritage and planning.
	1.5 My work has included designing and leading a wide range of projects, including masterplans/development frameworks for existing urban sites and greenfield areas through to providing advice for individual owners on their proposals to make alteration...
	(a) Designed new town centre and preparation of comprehensive development plan for Rototuna Town Centre, Hamilton – for Hamilton City Council and Kirkdale Developments.
	(b) Urban designer for a number of residential, commercial and supermarket / local centre developments across New Zealand including Palmerston North, Hastings, Te Atatu, Wainuiomata, Kapiti, Lincoln, Hawera, Mosgiel for Woolworths New Zealand Limited ...
	(c) Designing and authoring a Framework for Action, a masterplan for the Papakura Metropolitan Centre – Papakura Local Board.
	(d) Designing and authoring a masterplan for Opotiki Town Centre (ongoing) – Opotiki District Council.
	(e) Designed and authoring a strategy for regeneration and development in Manurewa town centre – Manurewa Local Board.
	(f) Urban designer for a number of greenfield residential developments in Auckland.
	(g) Urban Designer for a wide range of residential schemes for the redevelopment of brownfield sites in Auckland.

	1.6 I have been involved in Woolworths' integrated commercial and residential development ("Proposal") since September 2017, when I initially visited the development site at 201 Halswell Road ("Site") and provided initial input into the Proposal.
	1.7 I was responsible for preparing the Urban Design Assessment for North Halswell, dated 8 December 2017, ("Urban Design Assessment"), which discusses the overall fit of the development with the Outline Development Plans ("ODP") for North Halswell an...
	1.8 I also authored an addendum to the Urban Design Assessment, dated 7 October 2019 ("Urban Design Addendum") and included as Attachment 3A to the Addendum to the Proposal, lodged 17 October 2019.  The Urban Design Addendum assessed the urban design ...
	1.9 I attended Court-assisted mediation on 23 July 2020.
	1.10 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral eviden...
	1.11 The purpose of this statement of evidence is to provide a summary of the planning framework and statutory assessment of the Proposal from an urban design perspective.  This evidence includes:
	(a) A summary of the planning framework and of my statutory assessment of the Proposal, from an urban design perspective.
	(b) A description and analysis of the key urban design components of the Proposal, being:
	(i) The Green Corridor.
	(ii) The carparking visible from Road A and the proposed frontage of the supermarket facing Road A.
	(iii) The location of the proposed fine grain retail.
	(iv) The residential apartment design from an urban design perspective.

	(c) My comments on the proposed conditions of consent from an urban design perspective.


	2. Executive summary
	2.1 I have provided a summary of my assessment of the Proposal as a whole against the relevant District Plan objectives and requirements, and against the specific built form and urban design components.  In my opinion, the Proposal appropriately respo...
	2.2 A supermarket will act as a key attribute of the North Halswell Key Activity Centre ("KAC").  The commercial component of the Proposal has been designed to reflect, among other things, the functional and operational requirements for a successful s...
	2.3 In terms of the proposed Green Corridor, the ODP does not prescribe a specific alignment for either the main street or the Green Corridor, or how the two should join.  I have concluded that the proposed alignment of the Green Corridor allows the c...
	2.4 While the car parking will be visible from Road A, I do not consider that it is either prominent or dominant from a visual perspective.  In my opinion, the location of the car parking will not have an adverse effect on the amenity of the future re...
	2.5 Given the scale of the supermarket building, and the activity expected in this area, I consider that the introduction of Click & Collect services in the south elevation of the supermarket appropriately contributes to an active frontage to Road A.
	2.6 The proposed Building A (shown in Appendix A to the Joint Planning Statement, Set J, Plan RC33), located alongside the Halswell Road frontage, brings a number of benefits to the Proposal, including assisting with wayfinding within the Site.  This ...

	3. URBAN DESIGN summary of planning framework and SUMMARY OF statutory assessment
	Planning Framework
	3.1 At a high level, the District Plan focuses on establishing a clear centres hierarchy, with KACs being one tier below the Central City.
	3.2 The role and function of KACs are to provide major retail destinations for comparison and convenience shopping, and to provide a focal point for a range of employment and community activities anchored by large retailers, including supermarkets and...
	3.3 The North Halswell ODP recognises that the North Halswell KAC is proposed as a mixed use village, intended to "form a focus for the community".
	3.4 The associated built form should:
	3.5 Commercial developments should be consistent with the role of the centre and should recognise "the functional and operational requirements of activities and the existing built form".   Importantly, in achieving those outcomes, the scale, form and ...
	3.6 As a result, the urban design characteristics for a KAC will be:
	(a) a range of commercial, community and retail uses;
	(b) a substantial scale of built form;
	(c) a mix of higher and lower scale buildings;
	(d) variable standards of open space including corridors and squares albeit with a hard urban context, furniture and edges;
	(e) mixed use, albeit a primary focus on commercial and retail development;
	(f) predominantly surface parking of a substantial scale, although intensification can lead to parking buildings;
	(g) a mixture of block sizes; and
	(h) served by sub-regional public transport.

	3.7 In the following sections, I set out how the commercial elements of the Proposal appropriately responds to these design elements and expectations.
	Statutory Assessment
	3.8 The relevant objectives, policies and rules of the District Plan are set out in section 4 of the Joint Planning Statement.  A description of the Proposal is also set out in section 3 of the Joint Planning Statement.  I do not intend to repeat this...
	3.9 A summary of my assessment of the specific built form and urban design considerations is set out in Appendix B to this statement of evidence.  This includes general urban design provisions relating to development within the Commercial Core zone ("...
	3.10 The remainder of my evidence will expand upon the key urban design components of the Proposal.

	4. supermarket and carparking
	4.1 An appropriately located supermarket can act as an "anchor store" that attracts shoppers to the KAC who will in turn visit other shops in the area.
	4.2 It is accepted good practice to provide easily accessible car parking close to the anchor store, to encourage shoppers into the area, with active and legible connections throughout the centre from there.
	4.3 As set out in Mr Prentice's evidence, there are a number of operational and functional requirements that need to be considered when developing a successful supermarket.  The three key elements are:
	(a) The supermarket building:
	(i) Aligning the checkouts with the glazed store 'front', from where shoppers and staff can provide passive surveillance of the public space and car park area to the front of the store.
	(ii) Other façades blank to accommodate chillers within the building along one wall, access to back of house / storage to another, and windowless walls on the third to prevent sunlight egress.

	(b) Back of House area for loading and unloading activities:
	(i) The need to provide for safety and security.
	(ii) Goods entry to the storage component of the building.
	(iii) Turning / manoeuvring area for heavy goods vehicles.
	(iv) Space for refuse / packaging disposal.

	(c) Customer carparking and access:
	(i) Immediate, easy to use, connection to the store front.
	(ii) A volume of parking proportionate to demand and commensurate to the scale of the supermarket (and that of the area as a whole if parking is shared with other retail units).
	(iii) Good visibility from adjacent road networks.


	4.4 I consider that these requirements are achieved through the Proposal, with the latest plans providing an overall improvement on a number of matters, including issues relating to the extent of car parking visibility along Road A (which is discussed...

	5. Green Corridor
	5.1 The ODP shows the "indicative" Green Corridor as an extension of the "indicative" main street, but as a separate element in Commercial ODP 15.15.3.  There is agreement expressed in the Joint Planning Statement of Mr Lowe and Mr Bonis that there is...
	5.2 As set out in Mr Bonis' planning evidence, the ODP does not prescribe a specific alignment of either the main street or the Green Corridor, or how the two should join.  The main street and Green Corridor are both indicative (as opposed to fixed) f...
	5.3 Policy 15.2.2.2(b)(2) requires "strong" linkages between key anchor stores.  These anchor stores will include the supermarket and any key anchor stores provided as part of the Spreydon Lodge development to the north of the Site.
	5.4 Assessment matters 15.13.4.3.1, 15.13.4.3.2 and 15.13.4.3.4 discuss strong visual and physical connections with surrounding neighbourhoods, that the area should function operationally and visually as an integrated commercial entity, the provision ...
	5.5 Again, none of these matters specify a particular alignment for the main street or Green Corridor, which allows for flexibility in considerations of their connectivity and functionality.
	5.6 I therefore consider that the key issue to be considered is whether the alignment of the Green Corridor and main street will together provide a "strong" linkage between anchor stores and support the creation of an integrated centre with high level...
	5.7 Resource consent has been granted for Stage 1 development of Spreydon Lodge's Halswell Commons development to the north of the Site. Figure 1 below shows the consented Stage 1 and the likely location of roads and buildings on the remainder of Spre...
	Figure 1: Spreydon Lodge Masterplan
	5.8 Figure 2 below shows the Spreydon Lodge masterplan of its site relative to the Proposal.
	5.9 The Spreydon Lodge consent for Stage 1 of the Halswell Commons development establishes the alignment of the central section of the main street and the location of one anchor store, to the east of the main street.   The additional details of the wi...
	5.10 The main street alignment shown on the Spreydon Lodge plans does not immediately link to the Collector Road (Monsaraz Boulevard) which runs along the northern boundary of the Commercial Core but instead starts from Road F adjacent to the first la...
	5.11 From Road F the main street is initially aligned south-east, and then turns to head south towards the location of the supermarket.
	5.12 The Spreydon Lodge masterplan already provides linkages between the proposed three large (anchor) stores, with one anchor store already approved for development.  It is significant to note that the main street alignment shown on their plans is no...
	5.13 I assume that the anticipated alignment of the main street shown on the Spreydon Lodge plans has been designed (and Stage 1 approved by the Council) to provide "strong" linkages with the anchor store approved for development, and that the other t...
	5.14 The final section of the main street, linking to the Site and the Green Corridor shown to the west of the supermarket frontage, is not shown on the Spreydon Lodge plans.  The AEE submitted with the Spreydon Lodge's application notes that:
	5.15 I consider that this linkage could be made in a variety of ways, including by a section of Green Corridor aligned south-west with buildings along each side as shown on the main street.  A potential alignment is shown in Figure 3.
	5.16 The Council has already accepted that, according to Spreydon Lodge's consented plans and the ODP itself, the alignment of the main street does not have to be straight to be strong.  Given this, I consider that the main street-Green Corridor align...
	5.17 In my opinion, the proposed linkage will be very legible.  Long term, there are likely to be buildings along either side of the Green Corridor (including on the Halswell Timber land as this becomes available for development) and this will appear ...
	5.18 It is my view that a linkage does not have to be straight to be strong.  The glimpsed views of development further along the main street provided as a result of curves and changes in direction would add interest and encourage people to continue t...
	5.19 The value of creating this interest is identified by urban designer Gordon Cullen in "Townscape".  Cullen identifies that angling the building at the end of a view ("deflection") has the effect of "arousing the expectations that it is doing this ...
	5.20 In the case of the proposed Green Corridor, the potential alignment would include two points of "deflection" of the street.  Together with the deflection proposed as part of the Spreydon Lodge main street alignment, this deflection would form par...
	5.21 He further notes that for a pedestrian moving through an area:
	5.22 In my opinion, the proposed alignment of the Green Corridor will bring greater interest to the route between the anchor stores, and create a stronger, more legible and more interesting route than a straight street would achieve.  It will provide ...
	5.23 The strength of the Green Corridor route is enhanced by its interaction with other connections through the Site, including the enhanced Days Drain, located right on the boundary of the application site at a point of 'deflection' on the green corr...
	5.24 Relative to the original plans, a significantly greater length of Days Drain is now shown naturalised in the Proposal. The high-quality landscape, paths and street furniture within this will encourage public use and will provide an important amen...
	5.25 The supermarket office and Tenants 19 and 20 retail units (Joint Planning Statement at Appendix A, Set J, Plan RC37) together provide passive surveillance and activation of the area where the Green Corridor and Days Drain intersect (and where the...
	5.26 Overall, I consider that the proposed alignment of the Green Corridor allows the creation of "strong" linkages between key anchor stores as required by policy 15.2.2.2(b)(2), as well as respond positively to the assessment matters at 15.13.4.3.1,...
	5.27 In my view, the effects of the Green Corridor are positive from an urban design perspective.

	6. CAR PARKING
	6.1 As discussed above, a supermarket is a critical element in the success of the KAC in meeting the needs of local residents.  The location of convenient, easily accessible, visible car parking is critical to the ongoing success of the supermarket.  ...
	6.2 Care has been taken to divide the proposed car parking area into a series of distinct areas, to aid legibility, so that it is not read as one large area of parking and to ensure that the Green Corridor and Road F are clearly identifiable as linkag...
	6.3 The KAC has a sub-regional role and will predominantly draw people travelling by private car.  It is therefore important to its success that appropriately sized areas of car parking are provided.  I consider that it is appropriate that this be pla...
	6.4 Significant areas of landscaping are provided along the northern boundary of Road A, along with an area of usable open space at the corner of Road A with Halswell Road.   The residential apartment building comes forward to Road A at the intersecti...
	6.5 The landscaping along Road A will ensure that whilst there will be views of the car parking from this direction, including from the residential area to the south. These views will be broken by the extensive landscaping and will in effect be glimps...
	6.6 Whilst the car parking will be visible from Road A, I do not consider that it is either prominent or dominant from a visual perspective.  The proposed supermarket, gym and other buildings within the Site and wider KAC beyond will form the backdrop...
	6.7 Given the width of Road A and the location and extent of landscaping both along the northern edge of Road A and along the northern edge of the residential development, I do not believe that the location of the car parking would have an adverse eff...
	6.8 In relation to the frontage of the supermarket to Road A, the Proposal includes a Click & Collect area on the southern frontage of the supermarket building.  This requires the formation of an independent entrance to the supermarket building, along...
	6.9 As set out in Mr Prentice's evidence, supermarkets are finding that the popularity of Click & Collect is increasing and this is an important element of business for the supermarket, with a good turnover of shoppers visiting this area.  This will b...
	6.10 Given the scale of the supermarket building, and the activity expected in this area, I believe that the introduction of of the Click and Collect appropriately contributes to an active frontage to Road A.
	6.11 Bringing the proposed supermarket or other retail shops attached to the supermarket closer to Road A would bring a greater area of retail building outside the boundary of the KAC and would also have the consequence of hiding the location of carpa...
	6.12 Overall, placing the car parking on the edge of the KAC provides practical benefits.  It ensures that the car park is legible, appropriately proportioned and meets the functional needs of the supermarket.
	6.13 As a result of the overall configuration of the car parking, the emphasis placed on identifying the routes northwards from Road A (including the Green Corridor and Road F), and the substantial areas of landscaping proposed along the northern edge...

	7. fine grain retail
	7.1 Building A (as shown in Appendix A Joint Planning Statement Set J, Plan RC33), located alongside the Halswell Road frontage, provides a range of fine grain retail and food and beverage facilities at ground floor with a cinema above.
	7.2 The building will assist with meeting the needs of the emerging surrounding residential community and will enable wayfinding within the site by providing a clearly defined pedestrian entrance from Halswell Road and routes eastwards, both within th...

	8. Residential APartments
	8.1 The proposed residential apartments will create positive amenity outcomes and have comfortable and spacious interiors.  Mr Sofo has addressed these matters in more detail in his evidence, confirming that the priority has been to orientate the cont...
	8.2 The breezeways would be open at each end (apart from gates or glass to provide security and to limit entry) and roofed with translucent roofing.  The upper level walkway would be in the form of a balustraded walkway which would allow light and ven...
	8.3 A condition is proposed to address the detailed design for the breezeway area to ensure that each residential unit, on both ground and first floor, will experience appropriate levels of sunlight, daylight, privacy, outlook and access to outdoor op...
	8.4 In my opinion, the residential apartments do not create adverse effects from an urban design perspective.  The breezeways provide an appropriate level of light and amenity while maintaining privacy and safety.

	9. pROPOSED conditions
	9.1 I have reviewed the proposed conditions of consent relevant to urban design matters.  I support the proposed conditions attached as Appendix B to the Joint Planning Statement.
	General Matters 15.13.1 Urban Design
	Specific Matters 15.13.4.3 Urban Design

	1. INTRODUCTION
	1.1 My full name is Matthew William Bonis.  I am a Consultant Planner and Associate at Planz Consultants in Christchurch.  My qualifications, experience and involvement in Woolworths' residential and commercial mixed use development ("Proposal") are s...
	1.2 I confirm that I have read the Expert Witness Code of Conduct set out in the Environment Court's Practice Note 2014.  I have complied with the Code of Conduct in preparing this evidence and will continue to comply with it while giving oral evidenc...
	1.3 The description of the Proposal and the planning framework is provided in the Joint Planning Evidence.
	1.4 The Joint Planning Evidence identifies that the status of the land use application falls to be considered as a non-complying activity, with the subdivision consent to be considered as a restricted discretionary activity.  From an abundance of caut...
	1.5 The Joint Planning Evidence records agreement that:
	(a) At least one of the gateways is passed in section 104D.
	(b) The overall level of effects associated with the overall subdivision and consensual residential development on Lots 2 to 10 and Lot 13 result in adverse effects that are considered no more than minor.

	1.6 This statement of evidence provides my expert opinion on the consideration of the Proposal against the relevant matters in section 104.
	1.7 Section 104(1) provides that when considering an application for resource consent, the consideration, subject to Part 2, is to have regard (relevantly) to:
	(a) Any actual and potential effects on the environment of allowing the activity;
	(b) the relevant provisions of the Plan; and
	(c) any other matter considered relevant and reasonably necessary to determine the application (such as precedent or plan integrity).

	1.8 In this statement of evidence, I have focussed matters where I understand there to be a point of contention, as set out below.
	1.9 I understand that the key areas of contention relate to the land use consents sought for Lot 1 and 12.
	1.10 In terms of section 104(1)(a), this relates to:
	(a) The alignment of the proposed Green Corridor and resultant actual or potential effects.
	(b) The extent to which car parking along Road A results in adverse urban design effects and associated effects on the quality of the commercial centre.

	1.11 In terms of section 104(1)(b), the key issues relate to the degree of inconsistency with:
	(a) Objective 14.2.6 and Policy 14.2.6.4 in terms of the application of the verb "restrict" as applied to proposed commercial activities (and associated car parking and landscaping) in the Residential New Neighbourhood zone ("RNNz").
	(b) Objective 15.2.2(a)(ii) and (viiii) as to the extent to which the Proposal would enable the efficient use and promote success and vitality of the North Halswell KAC, enhance amenity, and provide a range of activities and community facilities respe...
	(c) Policy 15.2.2.2(a)(i) and (ii) in terms of whether the Proposal is planned and coordinated in accordance with the outlined development plan, and provides for a high-quality centre, respectively.
	(d) Policy 15.2.2.2(b)(ii) in term of whether the Proposal will provide high quality public open spaces and strong linkages between key anchor stores.
	(e) Objective 15.2.4(a)(ii) and associated Policies 15.2.4.1(b)(ii) and (iv) and Policy 15.2.4.2(a) in so far as these seek a visually attractive scale, form and design of development.

	1.12 In this statement of evidence, where I refer to Plans and Conditions, these are as attached to the Joint Planning Evidence at Appendix A (Plan Sets) and Appendix B (Woolworths Subdivision Condition set, and Land Use Condition set) respectively.
	1.13 The Joint Planning Evidence identifies that unless stated otherwise, I am reliant on the Joint Statements provided by the witnesses listed.  In preparing this statement, I have also relied on evidence from the following:
	(a) Architecture – John Sofo
	(b) Urban Design Commercial – Richard Knott
	(c) Noise – Rob Hay
	(d) Contamination - Lucy Hine
	(e) Corporate – Michael Prentice


	2. executive summary
	2.1 I consider that the consents for the Proposal can be approved pursuant to sections 104, 104B and 106 of the Resource Management Act 1991 ("RMA"). That conclusion is based the expert Joint and Individual evidence provided, and as assessed against t...
	2.2 I conclude that the Proposal would not give rise to adverse actual or potential effects that would be considered more than minor.  The Proposal will result in a number of positive effects. These include providing housing choice and supply as well ...
	2.3 As a greenfield development area, all infrastructure proposed can efficiently and effectively be integrated with the proposed land use, including transport. The Propsoal, and associated conditions appropriately manage ground works and construction...
	2.4 I consider that the Proposal responds positively to the respective matters in the relevant ODP’s, the phalanx of planning controls, and the commercial operational and functional constraints that underpin investment.
	2.5 The entrance to Halswell Road is reinforced, both in terms of landscaping, connections and built form, but also providing appropriate visibility and access to the proposed mix of commercial and community activities associated with the commercial c...
	2.6 The mix of retail and community activities are considered to play an important role in meeting catchment demand, enhancing social and functional amenity, and aiding longer term economic viability of the centre.
	2.7 Whilst car parking is presented along Road A, its scale and extent is commensurate with the role of the North Halswell commercial centre as a Key Activity Centre ("KAC").  Car parking configuration, associated landscaping and the arrangement of bu...
	2.8 The connections proposed throughout the Proposal as a whole, inclusive of the Green Corridor, contribute to a high level of permeability and legibility into the wider Halswell area. These connections ensure strong and legible linkages between the ...
	2.9 The encroachment of commercial and community activities into the RNNz does not result in any adverse economic effects and reinforces the centres approach and hierarchy within the Christchurch District Plan ("District Plan").  A residential density...
	2.10 The Proposal as a whole is considered to further the direction outlined in the District Plan in terms of providing for Christchurch’s immediate and longer needs for housing, economic development and community facilities, in a manner that fosters ...
	2.11 Subject to the conditions proposed in the Joint Planning Evidence at Appendix B, I consider that the proposed subdivision and land use consents can be approved.

	3. Framework for assessment – The Outline Development Plans
	3.1 The ODPs relevant to the Site:
	(a) The North Halswell Outline Development Plan (Appendix 8.10.4) and accompanying narrative ("North Halswell ODP").
	(b) The Commercial Core Zone Outline Development Plan ("Commercial ODP") as this applies to the North Halswell – Key Activity Centre.

	3.2 The purpose of both ODPs is set out in the Joint Planning Evidence.
	3.3 The North Halswell ODP (Appendix 8.10.4) constitutes both the "plan", associated text  and development requirements.
	3.4 The Commercial ODP (Appendix 15.15.3) is a plan, without narrative or development requirements.
	3.5 In relation to ODPs Policy 8.2.2.9 of the Plan distinguishes between the plan(s) and any accompanying narrative, including "development requirements". The relevant aspects of that policy are:
	3.6 I consider the wording in Policy 8.2.2.9 to be clear and unambiguous. Clause (a) identifies that information in an ODP can consist of:
	(a) information presented in a plan(s); and may include
	(b) an accompanying narrative that specifies development requirements that must be achieved to be considered as being in accordance with the outline development plan.

	3.7 In terms of interpretation:
	(a) an ODP is to be in the form of a plan, showing the distribution of land uses, infrastructure and transport;
	(b) there is a discretion as to whether the ODP is to be accompanied by development requirements; and
	(c) where such development requirements are provided, they take the form of an accompanying narrative.

	3.8 In terms of consideration of the ODPs to the Proposal:
	(a) The plan in Appendix 8.10.4 labels elements as Development Requirements. Reciprocal statements are provided in 8.10.4D. Therefore, the plan elements and accompanying qualitative statements are considered Development Requirements in terms of the ap...
	(b) Appendix 15.15.3 (Commercial ODP) takes the form of a Plan (Policy 8.2.2.9(a)(i), absent of Development Requirements (Policy 8.2.2.9(a)(ii)(C).

	3.9 Chapter 15 and the Commercial ODP do not reference development requirements. The Commercial ODP consists of indicative and fixed elements in the form of a plan to guide development.
	3.10 Policy 15.2.2.2 seeks that development of the North Halswell KAC is to be planned and co-ordinated in accordance with an ODP.
	3.11 That approach is consistent with Rule 15.4.5.1.3(RD1) where activities compliant with built form standards, remain subject to Council's discretion inclusive of "the extent to which development is in general accordance with the Outline Development...
	3.12 Appendix 8.10.4 is to guide subdivision, as contained within the Subdivision Chapter. Appendix 15.15.3 is to guide the formation of the North Halswell KAC as contained within the Commercial Chapter of the Plan.
	3.13 The notations on the ODP plans consist of fixed and indicative features and proposals.
	3.14 I consider that "indicative" in this context means "serving as a sign or indication or something" while "fixed" means it is "fastened securely in position".  Meanwhile, "guide" means "a structure or marking which directs the motion or positioning...
	3.15 There is a distinction between a "fixed" and "indicative" feature; the latter being noted in positions that are adaptable to subsequent development without resulting in compliance issues with the ODP.
	3.16 Compliance with key structuring elements  is a requirement under Rule Clause 8.5.1.2(C5)(b)(ii) for subdivision and by reference (in that provision) to ODPs contained in Chapter 15. In Table 1, below sets out aspects of the relevant ODPs are fixe...

	4. summary of assessment of environmental effects (S 104(1)(a))
	4.1 Section 104(1)(a) of the RMA requires that when considering an application for resource consent and any submissions received, the consent authority must consider, amongst other things, any actual and potential effects on the environment of allowin...
	4.2 An extensive assessment of the effects of the Proposal on the environment has been completed and reported on in the AEE, my Planning Addendum and the section 87F Report by Mr Lowe.  Further detail is provided in the joint witness statements betwee...
	4.3 The following sections sets out the assessment of the actual or potential effects of the Proposal, including positive effects. The iterative design process has reduced potential adverse effects; in a number of instances effects have been reduced t...
	4.4 In summary, the relevant experts for Woolworths have concluded:
	(a) Contamination - less than minor adverse effects.
	(b) Earthworks and Construction – less than minor adverse effects.
	(c) Geotechnical – less than minor adverse effects.
	(d) Servicing – less than minor adverse effects.
	(e) Stormwater and Groundwater – less than minor adverse effects.
	(f) Public open space to vest – positive effects.
	(g) Effects on the state highway – less than minor adverse effects.
	(h) Effects on HTL: Construction and reverse sensitivity – no more than minor adverse effects.
	(i) Transport – less than minor adverse effects.
	(j) Days Drain: Stormwater, Ecology, Recreation and Landscape – positive effects.
	(k) Cultural effects – less than minor adverse effects.
	(l) Comprehensive Residential development (Lots 2 to 10, Lot 13) – positive effects.
	(m) Mixed Use Development Lot 1 and Lot 12:
	(i) Residential Density – negligible adverse effects.
	(ii) Apartments – less than minor adverse effects.
	(iii) Noise - less than minor adverse effects.
	(iv) Community activities in the RNNz (Lot 1) - positive effects.
	(v) Commercial activities in the RNNz / CCz (Lot 1 and Lot 12) – less than minor adverse effects (distributional effects on centres, effects on North Halswell KAC) - positive economic effects in terms of social and economic wellbeing.
	(vi) Landscaping – positive effects.
	(vii) Urban Design -  no more than minor effects, as associated with the extent and configuration of car parking and the Green Corridor.


	4.5 I expand on these matters in the following sections.

	5. Assessment of effects – Subdivision
	5.1 Acknowledging the bundled non-complying status the explicit matters of control and discretion for the subdivision proposal and associated works are set out in Regulation 10(3) of the NES-Contamination  and Rules 5.5.2(C1), 8.7.3, 8.7.4, 8.8.7, 8.8...
	5.2 Contaminated land on the Site can be managed during construction through the lodged Contamination Site Management Plan and associated conditions of consent.  The recommended conditions include requirements for additional soil contaminant sampling....
	5.3 Ms Lucy Hine has subsequently concluded that the adverse effects on human health are less than minor.
	5.4 The application proposes a number of orthodox controls and measures associated with greenfield earthworks, service installation and construction effects. Management plans and conditions relate to:
	(a) Environment Management ("EMP")  (including Sediment and erosion controls);
	(b) an Engineering and Ecological Management Plan ("EEMP")  which extend specific measures into earthworks and ecological management associated with Days Drain; and
	(c) Works Access Permit and Traffic Management Plan.

	5.5 Conditions are also recommended as associated with maintaining drainage patterns and final ground levels as associated with the 0.5% AEP rainfall event and 2% AEP flooding event within that part of the site subject to the FMA notation in the Plan.
	5.6 Mr Mars and Ms McDonald consider that, subject to these requirements, adverse effects associated with construction and earthworks are less than minor.
	Geotechnical
	5.7 Ms Winkley and Ms McDonald agree that the land is able to achieve the equivalent of a technical category 2 (TC2) status, which is the acceptable requirement under the guidelines for liquefaction management.  In addition, there is agreement that la...
	5.8 Relevant conditions  include requirements relating to site earthworks and remediation, design requirements for services to vest to Council and with additional controls for services below ground, bridges and pump stations.
	5.9 Adverse effects associated with geotechnical matters are less than minor.
	5.10 Ms McDonald and Mr Mars agree that the development lots are capable of being serviced for telecommunications, electricity, water and sewer.
	5.11 Sewer and water connections can be made to neighbouring development in accordance with the development requirements of the North Halswell ODP.  Mr Mars and Ms McDonald have agreed to include a condition to address the requirements of an initial a...
	5.12 Under either option, both the commercial and residential land areas are able to be adequately serviced by both the proposed sewer and water supply infrastructure to an appropriate standard.
	5.13 There is agreement between Mr Mars and Mr Norton that the Proposal can appropriately manage and internalise stormwater, flood management and effects on groundwater.
	5.14 The resultant stormwater management network, as inclusive of Days Drain is generally consistent with Council's guiding documents, standards and strategies.  Earthworks associated with drainage and mitigating effects of creating lots in the FMA ar...
	5.15 The Proposal can appropriately manage and internalise stormwater, flood management and effects on groundwater. The adverse effects in terms of stormwater management and prospective flood risk are less than minor.
	5.16 Mr Wedge, Parks and Open Space Planning for the Council,  advised in the Council's section 87F Report  that adverse effects associated with open space to vest, principally as related to: Lot 54 – Vested Recreation Reserve (1,656m2): Lots 57, 56 a...
	5.17 The Proposal contributes to the network of open space and amenity associated with subsequent residential development  with associated positive effects.
	5.18 Ms Dray and Mr Kamo have concluded that the landscaping associated with public open spaces is appropriate, with additional matters of detail able to be addressed by the proposed conditions.  In terms of the vesting of Days Drain (Lot 51, 53, and ...
	5.19 There is agreement between Mr Jongeneel and Mr Calvert that the Proposal will result in less than minor adverse effects on the function, capacity and safety of the transport network, including on the function, capacity and safety of the adjoining...
	5.20 In providing Plan anticipated road access to SH75,  the proposed signal controlled cross intersection with Aidanfield Drive and SH75 as supported by modelling, results in lesser traffic effects than other access arrangements proposed and consider...
	5.21 I consider that the proposed transport network achieves the development requirements outlined in North Halswell ODP 8.10.4D.4 Access and Transport.  I also note the following:
	(a) That part of the internal street running parallel to SH75 (Road F, Lot 56) as shown in Appendix 15.15.3 is offset by 5.97m with a continuation of that internal street within the Spreydon site  with the HTL property providing an intermediary 40m. B...
	(b) That same internal street is notated within Appendix 15.15.3 for a future public bus route. Until connection is formed, and with bus routes continuing on SH75, Woolworths has provided conditions as to proximate bus stops.
	(c) From a network perspective, the Proposal provides a high degree of connectivity, walking and cycling links.   Additional off-road links are provided through green space, including the 3.0m wide and asphalted shared path adjoining the enhanced Days...

	5.22 The ODPs require that Days Drain should be naturalised along its entire length. Development requirement 8.10.4D.5(b) states:
	5.23 The indicative location of the waterway  is notated north of the Site. The existing location of Days Drain is on the Site.
	5.24 There are multiple values associated with waterways, including ecological, stormwater management, cultural, landscape, recreation values and access.
	5.25 The Proposal internalises the naturalisation of Days Drain. A section of Days Drain is to be piped of approximately 120m as inclusive of the culvert associated with Road F. Culverts are provided for Road B and Road C to establish connections nort...
	5.26 Stormwater management and recreation are addressed above, with acceptable and positive effects respectively.
	5.27 Sections of the waterway within Lot 53 will not have a uniform 1:4 slope, given the requirements to accommodate flood capacity, ecological considerations, landscape amenity and a 3.0m wide shared path.  There are design features proposed that pos...
	5.28 Dr Blakely and Dr Burrell agree that the ecological value of Days Drain within the proposed development area is low  in part given issues of hydraulic flow.  Both experts consider that it is important to naturalise waterways as appropriate, with ...
	5.29 Dr Blakely and Dr Burrell have agreed principles associated with practices during construction activities, landscape provision and maintenance. Those principles have been incorporated in both landscape plans  and conditions including construction...
	5.30 Overall, they conclude:
	5.31 In terms of landscape and amenity values, Mr Kamo and Ms Dray agree that the proposed landscaping provides positive landscape and amenity values.
	5.32 At the request of Ms Dray and Mr Lowe, the Proposal also embeds a landscape path "landscape gesture" consisting of materiality changes in a sinuous form to reference that part of Days Drain to be piped  over Lot 12.
	5.33 I consider that the effects of subdivision associated with Days Drain are overall positive, except for the piped section. Those adverse effects are no more than minor.
	5.34 The proposal site is not the subject of statutory notations for Ngāi Tahu values and the natural environment.  There is no section 274 notice lodged from Mahaanui Kurataiao Ltd ("MKT") on behalf of Ngāi Tūāhuriri Rūnanga. An accidental Discovery ...
	5.35 In the context that the District Plan has been prepared in the knowledge of the Mahaanui Iwi Management Plan (2013), the absence of a s274 notice or further guidance provided by MKT, and given the above, I am of the view that adverse effects on c...
	5.36 I consider that:
	(a) The alignment of Road A, and the scale, orientation and position of Lot 12 and Lot 1 do not constitute a breach of the North Halswell ODP 8.10.4. The configuration of the ring road around the fixed CCz is explicitly identified as an Indicative Ali...
	The configuration of these lots does not prevent anticipated activities within the respective CCz and RNNz boundaries establishing.
	(b) The application of consent notices  to ensure that future land use consent proposals would achieve the 15 household / ha requirement sought in Policy 8.2.2.8 of the Plan.
	(c) The proposed staging is logical, with Stage 1 (Lots 1, 12, Roads A, B and F) to be created at the same time as supporting stormwater facilities.
	(d) For the additional matters – Residential New Neighbourhood zone (Rule 8.8.9):
	(i) Rule 8.8.9.1,  the layout of the subdivision including roads and reserves builds upon the existing Days Drain, and responds to and complements the layout and design of adjacent blocks, streets and reserves, and does not preclude connections to adj...
	(ii) Rule 8.8.9.2,  the subdivision can accommodate a range of housing types, with the associated land use consent presenting a unique comprehensive residential development proposition for Christchurch.
	(iii) Rule 8.8.9.3,  as outlined by Mr Jongeneel and Mr Calvert, a permeable transport network is provided catering to modal choice.
	(iv) Rule 8.8.9.4,  there is agreement between Mr Kamo and Ms Dray that an appropriate and cohesive network of public open space is provided, incorporating large scale tree planting.


	5.37 I consider that adverse effects of the proposed subdivision will be less than minor, and largely anticipated by the greenfield zoning.
	5.38 Positive effects include appropriate remediation of contamination, geotechnical ground conditions and natural hazards, and internalisation and enhancement of Days Drain.

	6. Assessment of effects – Land use
	6.1 Table 2 sets out the proposed residential density across the RNNz.
	6.2 The residential land use proposed is defined as a Comprehensive Residential Development.  Such a status exempts the development from built form standards, except for internal building setbacks  (southern perimeter boundary only) and recession plan...
	6.3 The effects of the proposed residential development are internal to the Site. Perimeter lots adjoining neighbouring properties on the southern boundary (Lots 7, 8, 9, 10 and 13) are prescribed larger sections,  with plan compliant built forms in r...
	6.4 The residential land use proposed breaches the daylight recession plane standard (Rule 14.12.2.4)  and accordingly Rule 14.12.1.3(RD5),  applies. The assessment matters provided for in Rule 14.15.36 are set out below.
	6.5 The Development Rules applied to the residential proposal  and associated urban elements seek to provide an attractive and highly integrated residential community. The proposed laneways, bridle ways and pocket parks create extensive linkages and c...
	6.6 Based on the Joint Statements of Mr Shaw and Mr Lonink (Urban Design – Residential) and Ms Dray and Mr Kamo (Landscape), I consider with the following in terms of the relevant matters of discretion above:
	(a) matter (a): the proposed residential development, location of stormwater, recreation reserve, naturalisation of Days Drain and roading connections is consistent with the North Halswell ODP (Appendix 8.10.4), including Development Requirements (App...
	Appendix 8.10.4C Development Form and Design (x) seeks higher densities focused around the KAC, and smaller pockets of sporadic higher density throughout. This is achieved through:
	a. An overall density of 17 HH/ha, with a number of smaller lots and shared lots adjoining Road A.
	b. a transitional density, bulk and silhouette adjoining Road A, with a combination of 45-degree roof pitches and dormers provide transitional bulk; and
	c. The more intensive Apartments adjoining the interface of Road A and Road B.
	(b) matter (b): each site / residential unit will experience an appropriate level of external and internal amenity, including access to sunlight and daylight.
	(c) matter (e): a high level of engagement and contribution is provided through building orientation, setback, and landscaping with the supporting bridlepath, laneway and pocket park network.
	(d) matter (f): building form, design,  materials and colour will create vistal interest.
	(e) matter (g): parking is hidden, or otherwise subservient to residential dwellings. The shared space laneways and bridlepaths provide a permeable network of roads, lanes and bridleways, modal choice and amenity for users.
	(f) matter (i): additional material has been provided  in addition the provision of a Residential Management Plan  to provide the consent authority with a further opportunity for confirming the design outcomes sought in Set H as these relate individua...

	6.7 The residential activity proposed will have a positive effect in terms of residential housing supply and choice.
	6.8 I also consider that the shared pool house facility and the adjoining common will have a positive effect on residential amenity values.
	6.9 The section 274 notice from HTL raises issues of reverse sensitivity and the continuation of activities.
	6.10 Through discussions with HTL and their consultants, concerns relating to reverse sensitivity effects are understood to relate to noise emissions, visual amenity, and potential for dust trespass.
	Noise emissions
	6.11 The Halswell fronting retail tenancies provide a robust interface to the more active and industrial components of HTL's activities.
	6.12 Removal of the central retail tenancies, so as to further enhance Days Drain in the Proposal, provides a direct interface with the dust cyclone on the HTL site.
	6.13 This is sought to be resolved through an Augier  condition offered by Woolworths after discussions with HTL to ensure received noise levels do not exceed 65dBLAeq (15min) experienced at the north boundary of the Site through either moving, replac...
	6.14 Noise may also be received from activities at the rear of the HTL site. Mr Hay is of the view that associated noise generation would not have adverse effects on activities associated with the Proposal.
	Visual Amenity
	6.15 For visual amenity, and in conjunction with discussions with HTL and planting preferred by Ms Dray for the Council,  the applicant has offered an Augier  condition requiring fencing and landscaping the eastern façade of the HTL property.
	6.16 The interface with HTL is a result of the desire of the incumbent landowner of the HTL Site to continue operations within the area as rezoned CCZ for some time into the future. This is anticipated through matter 15.13.4.3.3(a)(viii), that develop...
	6.17 The Proposal establishes a range of design solutions and conditions to manage both the interface with HTL,  and activities operated within.
	6.18 In my view, the District Plan anticipates that there will be effects at the interface, but that these are to be appropriately managed, in a manner that recognises and enables existing land uses to continue. I consider that the Proposal appropriat...
	Dust trespass
	6.19 The Canterbury Air Regional Plan (Rule 7.32) requires management of the discharge of dust to air from unsealed surfaces.
	6.20 In conclusion, the Proposal is consistent with relevant plan matter 15.13.4.3.3(a)(viii). Adverse effects associated with reverse sensitivity are considered no more than minor.
	Residential Density
	6.21 The Proposal exceeds the 15 HH/ha residential density sought by the Plan  for that area zoned RNNz,  I consider that there is no material economic costs associated with a loss of residential capacity or choice as associated with encroachment of m...
	Apartments
	6.22 Thirty-two (32) residential units are proposed on Lot 1 in a two-storey Apartment complex.
	6.23 The Apartments are of an appropriate density,  scale, materiality  and of a compatible acoustic design  at their interface with the North Halswell KAC.  They also engage with, and provide a positive urban edge to, Road B and Days Drain.  Both Mr ...
	6.24 The ground floor Apartment Units internalise two bedrooms to external breezeblocks, raising the issues of the extent to which such achieves Rule 14.15.36(d) which requires consideration of:
	6.25 Mr Knott  outlines that the apartments will create positive amenity outcomes and have spacious and comfortable interiors.  He has recommended a condition that seeks to ensure appropriate design control of internalised breezeblocks.   I agree.
	6.26 The Apartments provide a high level of amenity in terms of those matters under Rule 14.15.36.
	6.27 Overall, in terms of the relevant matters it is considered that the effects associated with the Apartment in terms of housing choice and supply are positive.
	6.28 For activities undertaken within Lot 1 and Lot 12 there are three breaches of the respective noise standards:
	(a) For noise from delivery or service vehicles crossing the CCz and RNNz zone boundary, Mr Hay considers there are no adverse effects from the non-compliance.
	(b) For noise from cars departing after the last screening at the cinema on activities in the RNNz, and noise form child care facility at the Days Drain walkway in the CCz, the noise effects are considered no more than minor, infrequent and transient.

	6.29 Sound insulation for relevant dwellings is to be provided by way of conditions, which will ensure sleep amenity,  as well as management of proposed food and beverage activities  and acoustic treatment for mechanical equipment.
	6.30 Compliance is otherwise able to be achieved for all expected activities within the CCz. I consider that the adverse effects from noise generated by the Proposal are less than minor.
	6.31 Mr Hay is also of the view that the proposed layout and configuration of the commercial, community and residential activities on Lot 1 and Lot 12 is logical in terms of the separation between key noise generating activities, and noise activities ...
	(a) the supermarket loading area being screened and separated from residential activities; and
	(b) the carparking, retail and entertainment activities being well separated from existing and proposed residential activities.

	6.32 Both the proposed child care facility and medical facility exceed the permitted scale threshold(s) within the RNNz.
	6.33 Matters of discretion, Scale of Activity Rule 14.15.5 include:
	(a) considerations of environmental nuisance and adverse effects on nearby residents;
	(b) compatibility of scale to activities in the surrounding area;
	(c) ability to support a nearby existing commercial centre and complement community activities in the surrounding area;
	(d) ability to provide for the needs of residents principally within the surrounding environment;  and
	(e) the ability of the locality to remain a predominantly residential one.

	6.34 The adverse effects associated with environmental nuisance on adjacent residents (noise, traffic, privacy, amenity) are addressed above, with actual or potential adverse effects considered to be less than minor.
	6.35 As Lot 1 and Lot 12 will read as a mixed-use environment establishing in a green field area, there are no adverse effects in terms of the locality remaining predominantly residential. The proposal exceeds Plan anticipated residential density.
	6.36 I consider the proposed community activities will complement the establishment of the North Halswell KAC and enhance functional and social amenity for the proximate residential community.
	6.37 I consider that the design and scale of the community activities are compatible with adjoining activities proposed, including acting as an intervening buffer between the functional back of house activities associated with the Supermarket and the ...
	6.38 The Plan anticipates larger scale community activities within the RNNz adjoining the CCz as subject to a consideration of effects. Such uses are considered under Objective 14.2.6 and Policy 14.2.6.2. Policy 15.2.2.1 Role of Centres has a reciproc...
	6.39 I consider that there are no adverse effects from the proposed community activities (and associated car parking and landscaping) in terms of: residential amenity; or compatibility or displacement. There are positive social and functional amenity ...
	6.40 Ms Hampson and Mr Heath have assessed the economic effects of the Proposal.
	6.41 Of the 3.84ha associated with Lot 1 and Lot 12 (as well as Road F (Lot 106) and Days Drain (Lot 56), 2.0ha is zoned CCz and the remaining 1.8ha is zoned RNNz.
	6.42 Community facilities and residential apartments (and associated carparking and landscaping) are anticipated within that part of Lot 12 as zoned RNNz.
	6.43 The Supermarket on Lot 1 encroaches into the RNNz by 1,323m2 GFA, as does associated landscaping and car parking.   Mr Heath and Ms Hampson consider the economic effects of such an encroachment to be less than minor,  and that the Proposal reinfo...
	6.44 In terms of distributional effects, Ms Hampson and Mr Heath advise that the Proposal, in conjunction with the Halswell Commons Stage 1 consent  does not exceed the permitted 25,000m2 GFA activity threshold for retailing.   They conclude that any ...
	6.45 Mr Heath and Ms Hampson consider a potential extension beyond the 25,000m2 retail cap (as a cumulative consideration of the maximum permitted retail extent (i.e 1,323m2 + 25,000m2 GFA)), not to be of a scale that would give rise to significant ad...
	6.46 I concur and consider the prospect of adverse distributional effects on the centre network to be less than minor.
	6.47 In terms of economic effects on the North Halswell KAC / commercial centre, these are considered under the following headings:
	(a) functional and operational matters, and the location of the supermarket;
	(b) support of a retail mix for the centre and meets the needs of its residential catchment,  and ensures a critical mass of activity as centred upon the open air main street;
	(c) functioning operationally and visually as an integrated centre;  and
	(d) expansion of the centre.

	6.48 Based on the evidence of Ms Hampton and Mr Heath,  Mr Sofo,  and Mr Prentice,  I agree that there is a functional and operational reason for locating car parking and the main entry to the supermarket with a high level of visibility from Road A.
	6.49 I also agree that the supermarket back of house / loading area is appropriately orientated and screened.   The proposed community facilities provide a buffer between the supermarket and the more sensitive residential Apartments.
	6.50 I agree with Mr Heath and Ms Hampson that:
	(a) Locating the supermarket on the edge of the North Halswell KAC is an appropriate location for such a frequently utilised / visited store type.   Benefits include attracting shoppers to the centre and promoting cross shopping, centre familiarity an...
	(b) The Proposal activates one of the two main Halswell Road entrances for the centre, locating "a key retail anchor on the fringe of the KAC where it is visible, easily accessible and its functional and operational needs can be met".

	6.51 I agree with Mr Heath and Ms Hampson that:
	(a) Supermarkets are an important anchor for shopping centres, as recognised in the Plan.
	(b) The supermarket and proposed small scale retail activities (SSR) on the Halswell Road frontage and at the northern façade of the supermarket will provide for the social wellbeing and needs of the proximate catchment, with sufficient projected dema...
	(c) The cinema, community activities and gym provide functional and social amenity, and add vibrancy and amenity to the KAC, particularly in the evenings,  as well as providing support for residential activities establishing proximate to the centre.

	6.52 The District Plan does not envisage the North Halswell KAC being established simultaneously.  The Proposal is one of a number of likely stages of development, which in conjunction with the Spreydon Lodge Halswell Commons Stage 1 development, and ...
	6.53 The ODPs guide coordination and integration of multiple developments, across a number of fragmented cadastral titles, existing land uses and expectations.
	6.54 The Proposal seeks to provide a range of connections that will, with further development outside of the Proposal site enable the KAC to function as an integrated whole, including:
	(a) One future road connection (Road F (Lot 106, Lot 107) to vest to Council) generally located with the indicative alignment in Appendix 15.15.3.
	(b) A Green Corridor  consisting of a 17m wide proposed green corridor (7.5m shared path, 9.5m pedestrian / cyclist path).  At its northern extent, a 46m wide Green Corridor connection which consists of a culvert / paved corridor, provides connection ...
	(c) An additional 8m link running north to south adjoining the pre-school, which is not notated or required subject to Appendix 15.15.3.
	(d) The 12m wide Days Drain enhancement contained within Lot 56. This connection provides a movement network in conjunction with the Road F connection, Green Corridor and 8m link, and also connections to the surrounding ring road (Roads A and B) and t...

	6.55 I consider that there is an appropriate level of integration to the wider North Halswell development area and future links to the North Halswell KAC in the manner sought through Appendix 15.15.3.
	6.56 The Joint Planning Evidence identifies agreement that the Green Corridor is not a road  for the purpose of Appendix 15.15.3. The intended pedestrian and cycle connection, does not render the resultant function economically deficient in comparison...
	6.57 In terms of the effects associated with the Green Connection north into the Spreydon site, I agree with Ms Hampson and Mr Heath:
	The Proposal provides opportunities for integration with the [consented main street] via a wide pedestrian corridor contributing positively to the economic viability of the centre as a whole.
	6.58 I acknowledge Mr Heath's view that a main street through the entire KAC would provide an optimal economic outcome.   However, both Mr Heath and Ms Hampson agree that the Proposal is consistent with this element of the North Halswell ODP. Accordin...
	(a) I do not consider that the Proposal is in any way economically deficient as a consequence of pedestrian / cyclist shared path provided.
	(b) A road would sever connection between the span of supermarket car parking and entrance.
	(c) Both Mr Heath and Ms Hampson consider the connection provided contributes positively to the economic viability of the centre as a whole.
	(d) The Plan requires consideration as to whether there are strong linkages between key anchor stores;  not an assessment against hypothetical or optimal connections.

	6.59 I agree with the evidence of Ms Hampson and Mr Heath that:
	6.60 The Proposal will support a retail mix  and scale commensurate to the role and function of the centre,  not give rise to adverse distributional effects on commercial centres, nor diminish the outcome of a compact and vibrant centre core and main ...
	6.61 Mr Kamo and Ms Dray have assessed the amended landscaping proposal. They conclude that that the landscaping proposed is appropriate and can be supported on visual and amenity grounds.  They identify positive effects associated with the treatment ...
	6.62 Overall, from the evidence of Mr Kamo and Ms Dray is that overall the proposed planting is considered appropriate for the range of activities provided, and that the arrangement and orientation of built form, open space and landscaping does not gi...
	6.63 In terms of the car park area associated with the mix of activities on Lot 1 and 12, Mr Kamo and Mr Dray conclude:
	The proposed tree species within the 0.8m to 11.5m wide green space located between the Road A boundary and car park area are suitable for large carpark areas.  They suit the growth conditions, provide shade and amenity, and provide a sense of scale t...
	To further enhance this screening, further low level shrub and hedging (1.0m high maximum) is proposed to be introduced in sections along the southern edge of the car park.  This planting will be contained within private land, and not within the road ...
	6.64 I agree, and consider that the landscaping that presents to Road A and Halswell Road provides a high quality gateway entrance.  As interspersed within the car park area and fronting Road A, the specimen trees and lower level screening provides an...
	6.65 The low-level planting shown on Set G [5] to the west of the Road A / F intersection is contained within Lot 1 and will be established, managed and maintained in conjunction with all private landscaping.
	6.66 I consider, based on the evidence of Ms Dray and Mr Kamo that the landscaping proposed contributes positively to the configuration of open spaces, streetscape, vehicle parking and built form.
	6.67 I have considered the evidence of Mr Sofo and Mr Knott within the context of the respective and overlapping urban design matters identified in the North Halswell specific matters at 15.13.4.3 and the general urban design provisions at Rule 15.13....
	6.68 The mixed-use aspect of the Proposal provides a permeable movement network, and a high level of connectivity between this part of the North Halswell KAC and surrounding neighbourhoods.   I also consider that the Proposal provides safe and legible...
	6.69 Mr Knott and Mr Sofo consider that the relocated gym,  sleeved retailing of the Supermarket and ground floor office glazing help to activate public open space  and provide surveillance.
	6.70 The residential apartments visually anchor and activate the corner of Road A and Road B.
	6.71 Mr Knott and Mr Sofo  agree that the proposed retail tenancies fronting Halswell Road / SH75 represents a fine grain commercial building, with high levels of glazing, a variety of shopfronts facing to the west, south and east, and a number of ent...
	6.72 There are no problematic CPTED matters raised.
	6.73 Mr Sofo  identifies that the body of car parking serving the supermarket should be centred around the main entry, and not severed by vehicular road which would impede patron access or conveyance of groceries.
	6.74 He also outlines that the layout and orientation of the supermarket, including in relation to and extent of car parking, internal layout and back of house is a function of supermarket operation and commercial viability.
	6.75 Ms Hampson and Mr Heath have identified that the fringe locations for large full-service supermarkets stores include the need for large sites, visibility, extensive on-site parking and adequate loading / servicing access.
	6.76 Mr Knott considers that visually a consistent design language and urban pattern is proposed that is legible, connected and pedestrian friendly.
	6.77 In terms of orientation and connections, I consider that the Proposal responds to the real-world issues associated with the cadastral fragmentation and industrial HTL facility abutting the site to the north.  The amended Green Corridor provides a...
	6.78 KACs are at the apex of the commercial centres hierarchy in Christchurch, just below the Central City.  They are major retail destinations for comparison and convenience shopping; are to be anchored by large retailers including supermarkets; are ...
	6.79 The Proposal will support a retail mix commensurate to the role of the North Halswell KAC as a District Centre.  The proposed supermarket and associated car parking being consistent with urban design outcomes that seek development of a significan...
	6.80 The Proposal contributes to the anticipated District Plan function and role of the centre.  This includes the provision of a large anchor supermarket, the mix of community activities, smaller retail activities and the movie theatre which will col...
	6.81 A significant scale and form of development in the KAC is anticipated to reflect its sub-regional context, character, anticipated scale and function.   Urban Design outcomes are to be proportionate to the role of the centre, recognising District ...
	6.82 Mr Knott outlines the amendments to the car parking areas, identifying the configuration of these spaces into distinct areas to aid legibility and to better delineate the Green Connection and Road F as linkages.  Mr Sofo also outlines the relocat...
	6.83 As part of the Proposal, a "green corridor" is proposed that consists of:
	(a) a 17m wide proposed corridor (7.5m shared path, 9.5m pedestrian / cyclist path);  and
	(b) at the northern extent of the supermarket, a 46m wide green corridor connection which consists of a culvert / paved corridor, which provides connection to that part of the KAC and consented Main Street to the north.

	6.84 The Green Corridor, as included as part of the Proposal, is located approximately 10m west of its indicative location in Appendix 15.15.3 of the District Plan.  The Proposal offsets the main street and Green Corridor by some 30m measured from the...
	6.85 The alignment is clear of the existing Halswell Timber Limited facility. Connection north is not dependent on that facility being redeveloped. Conditions are volunteered to construct a higher amenity fence along the HTL eastern boundary which int...
	6.86 At the northern interface  a 46m wide paved open space link is proposed, encompassing although offset, the Green Corridor alignment through to Road A and alignment to the consented mainstreet.  This interface links the 12m wide Days Drain open sp...
	6.87 The southern edge of the connection  is framed by the (at grade) supermarket office glazing, Tenancy 20 and proposed outdoor seating.  The proposed gym provides the western frame. Internal access to the Gym is east and south, and glazing is propo...
	6.88 In terms of consideration against the District Plan:
	(a) Appendix 8.10.4 North Halswell ODP does not identify the Green Corridor.
	(b) Appendix 15.15.3 Commercial Core identifies an indicative Green Corridor. The District Plan is silent as to what constitutes a "Green Corridor". It is a separate, and distinguishable element from the Main Street and Internal Street.  An indicative...
	(c) The Green Corridor does not constitute a road in terms of key structuring elements, nor does Appendix 15.15.3 require provision as a road link.
	(d) As purposed for pedestrian and cycle connection, the Green Corridor in the Proposal does not render resultant built form economically deficient.

	6.89 There is no explicit narrative in the District Plan associated with the Green Corridor.
	6.90 Provisions that assist in terms of evaluating its contribution to the centre, and thereby assessing the effects in terms of its function, form and role are outlined in: Policy 15.2.2.2(b)(i); Objective 15.2.4(a)(ii) and (iii); and Policy 15.2.4.2...
	6.91 These provisions respectively seek: high quality public open spaces and strong linkages between key anchor stores; and a scale and form of development, consistent with centres role, that contributes a centre that is visually attractive, and easy ...
	6.92 These matters are reiterated in relevant assessment matters 15.13.4.3.1, 15.13.4.3.2 and 15.13.4.3, including:
	(a) that people are able to orientate themselves, and find their way with strong and visual connections.
	(b) development functions operationally and visually as an integrated commercial entity.
	(c) provide for pedestrian priority within the retail core, particularly in respect to the open air main street environment.
	(d) support a high level of permeability within the KAC.
	(e) provide opportunities for walking, cycling and public transport use.

	6.93 These policies and assessment matters set out the functionality and conditions of spaces and connections. Neither these matters, nor the Plan establishes a strict alignment for the Green Corridor.
	6.94 Mr Sofo and Mr Knott consider the proposed Green Corridor provides for the anticipated strong linkage to be developed between anchor stores.   Such links can be accommodated in the currently unconsented 50m section on the Spreydon Lodge site.
	6.95 Mr Knott considers that the interface connection supports an array of potential treatments.
	6.96 In terms of design and orientation, Mr Sofo considers that the differentiated paving and planting within the Green Corridor ensure that the link is visible and identifiable to pedestrians.
	6.97 Both Mr Knott and Mr Sofo agree that the activation as a result of the retail sleeving of the supermarket, the gym and associated glazing provide visual interest and provide an attractive place for pedestrians to frequent and ensure its success a...
	6.98 I am of the view based on the evidence of Mr Sofo and Mr Knott that the Green Corridor appropriately contributes to a highly permeable, accessible and well-connected KAC.
	6.99  In terms of the evidence of Ms Hampson and Mr Heath, I consider that the connection positively contributes to the economic viability of the centre as a whole.
	6.100 The landscape evidence from Ms Dray and Mr Kamo is that the visual and physical connection of the Green Corridor to Days Drain will ensure that the Green Corridor and waterway corridor provides a safe environment. They also agree that the materi...
	6.101 I consider that the proposed Green Corridor (and links to the enhanced Days Drain and further connection at the pre-school) provides a legible and integrated connection within the wider block pattern of internal streets, main street and civic sq...
	6.102 As identified by Ms Hampson and Mr Heath, the centre will not develop in "one hit".  Any gaps in development in the North Halswell KAC will not be a function of the connections provided, but are a factor of the fragmented ownership and current l...
	6.103 Ms Hampson and Mr Heath have also identified that the Green Corridor is expected to effectively and positively contribute to cross-shopping between the core and fringe of the centre,  which is consistent with the District Plan matters of discret...
	6.104 Any adverse effects associated with the Green Corridor are no more than minor. Minor adverse effects are attributable to the western edge of the Green Corridor that interfaces with the main car park. Those effects relate to an absence of activat...
	6.105 The majority of the proposed parking is intended to support the supermarket (approximately 200 carparks), with smaller areas of parking proposed in the retail precinct and a shared community carpark adjoining the childcare and medical centre, an...
	6.106 I consider that Supermarkets inherently require substantial adjacent and connected area of car parking. Suburban supermarkets in urban areas follow this pattern due to the matters identified such as:
	(a) supermarkets functionally require an appropriate quantum of car parking, centred around the main entrance as far as possible;
	(b) that supermarkets, as an anchor tenant, seek good visibility from the adjacent road network; and
	(c) in suburban contexts there generally is not the foot traffic or retail demand to support sleeving along the entire perimeter of the supermarket or car parking. In this instance the zoning and retail and office thresholds  precludes such an approach.

	6.107 The evidence of Mr Sofo and Mr Knott outline the rationale as to why visible car parking is a functional requirement of the proposed supermarket,  and conclude the car park area proposed is neither dominant nor prominent  given the backdrop, con...
	6.108 Ms Dray and Mr Kamo conclude that landscaping proposed is appropriate to soften the car park as viewed from Halswell Road / SH75 and Road A.
	6.109 The provision of car parking is a function of the scale of the centre and its role in supporting a sub-regional catchment.  Car parking is visible from Road A but is not to the detriment of a high-quality edge for the commercial centre and promo...
	6.110 I have outlined above that the role, form and function of a Key Activity Centre and facilitate its catchment is dependent on car based patronage.
	6.111 I agree with the opinion of Mr Heath and Ms Hampson that the location of the supermarket, and its visibility to cars approach from Road A is effective and efficient from an economic perspective  and has positive implications for the centre as a ...
	6.112 The proposed carparking is broken up into segments through landscaping, connections and built form. When viewed from Road A, the backdrop will be proposed built form, and future commercial development in the Spreydon site. The south façade of th...
	6.113 A shared car parking resource  for the KAC also assists in concentrating pedestrians into the core of the KAC.   Given the contextual and functional matters outlined above, any potential adverse effects associated with the spatial extent of car ...
	6.114 Effects associated with the alignment of the Green Corridor and the extent and configuration of car parking, I consider to be minor, with the latter being commensurate with both the role of the centre, and the operational and functional requirem...
	6.115 I consider all other effects associated with urban design matters to be positive or with adverse effects that are less than minor.
	6.116 The positive effects of the Proposal include: adding to the supply and choice of housing; landscaping, and introduction of commercial and community activities to meet the wellbeing needs of the proximate residential catchment as commensurate wit...
	6.117 I consider that there are minor adverse effects associated with:
	(a) the extent of car parking fronting Road A, and effects on the quality of the centre; and
	(b) the role, purpose and alignment of the Green Corridor.


	7. Section 104(b)(vi) assessment of objectives and policies – The plan
	7.1 The assessment of the Proposal against the relevant objectives and policies of the District Plan is set out in this section. A consideration against the Plan Change 5 as relevant to the Proposal is set out in Section 8.
	7.2 I consider that the Objectives within the Strategic Directions Chapter of the Plan are implemented by the subsequent Chapters, and therefore there is no need to analyse these provisions specifically.
	7.3 The relevant provisions are Objective 4.2.2.1 and attendant Policy 4.2.2.1.1 and Policy 4.2.2.1.2. These collectively seek the management of land containing elevated levels of contaminants to protect human health and the environment. As identified...
	7.4 The Proposal is consistent with these provisions.
	7.5 The relevant Objective is Strategic Direction Objective 3.3.6. Clause (a) seeks that new subdivision, use and development is undertaken in manner that ensures risks of natural hazards to people, property and infrastructure are appropriately mitiga...
	7.6 Specific relevant policies to the Proposal include:
	(a) Policies 5.2.2.1.2 to manage areas subject to natural hazards commensurate to likelihood and consequences posed is relevant as notated FMA and the LMA;
	(b) Policy 5.2.2.1(e) and (f) seeks to ensure flood risk is not transferred, and that flood damage is reduced through ensuring floor levels for new buildings and allowance for freeboard; and
	(c) Policy 5.2.2.3.1 seeks that liquefaction risk is appropriately identified and can be adequately mitigated.

	7.7 The Proposal is consistent with these provisions. There are no significant risks from natural hazards that would preclude development of the site, and associated  conditions are proposed for subsequent earthworks and drainage patterns, including c...
	7.8 Based on the position of Mr Hay I consider that the Proposal is consistent with the relevant Noise provisions.
	7.9 Objective 6.1.2.1 and associated Policies 6.1.2.1.1 and 6.1.2.1.2 seek to ensure that noise effects on amenity values and health are managed to a level consistent with the outcomes anticipated for the receiving environment.
	7.10 In relation to actual or potential adverse noise effects, I agree with Mr Hay that the configuration and orientation of activities, management of potential incompatible activities associated with HTL to manage adverse effects associated with reve...
	7.11 Objective 6.6.2.1 sets out the multi-values approach to recognising and managing activities and development along waterbodies. Policy 6.6.2.1.1 seeks to take a catchment wide approach to protecting and / or enhancing the natural form, function an...
	7.12 I note that both Dr Burrell and Dr Blakely identify that the ecological and natural form of Days Drain is low;  that in the context of 16km – 40km of similar available freshwater habitat the proposed piping of 120m represents a negligible magnitu...
	7.13 I consider that that Policy 6.6.2.1.1(a)(i) and Policy 6.6.2.1.3 do not preclude development in the setback of waterbodies. I consider the Proposal, and conditions relating to construction activities proximate to Days Drain  to be consistent with...
	7.14 I consider that the signage proposed  is compatible to, and architecturally designed in keeping with the built forms proposed Lot 1 and Lot 12. Two freestanding signs are proposed along the 300m length of Road A.
	7.15 I am satisfied that the Proposal is consistent with relevant signage provisions,  which seek to enable signage, particularly in commercial environments, subject to managing adverse effects especially on sensitive zones (including residential zone...
	7.16 Objective 7.2.1 seeks an integrated transport system for Christchurch City that: is safe and efficient for all modes; is responsive to existing and future needs and enables economic development; and is integrated with land use and promotes public...
	7.17 Supporting policies include: managing high traffic generating activities (Policy 7.2.1.2); ensuring the safety and efficiency of the transport network as associated vehicle access and design (Policy 7.2.1.3), and requirements for parking and load...
	7.18 Policy 7.2.1.6 seeks to promote public transport and active modes.
	7.19 Objective 7.2.2 and supporting Policy 7.2.2.1 seek to manage adverse effects associated with the strategic transport network.
	7.20 I consider that the Proposal is consistent with these provisions, noting:
	(a) There is agreement between Mr Jongeneel and Mr Calvert, as well as acknowledgement by NZTA that the signalisation on SH75 is appropriate and results in acceptable effects,  and acoustic insulation is proposed for enabled residential development pr...
	(b) The proposed roading network aligns with the transport criteria set out in Appendix 8.10.4D(4), including provision of a safe, efficient and integrated transport network catering for all forms of transport.
	(c) Compliant, legible and functioning carparking and manoeuvring is provided for, serving both proposed commercial, community and residential development.
	(d) A high level of modal choice is provided, including a connected network of walking and cycling links appropriate to each road typology, with additional connections through green space.

	7.21 The orthodox aspects of subdivision and the integration with infrastructure and transport is established by Objective 8.2.3, and associated Policies.
	7.22 Collectively, these seek to ensure infrastructure to support and service anticipated development (Policy 8.2.3.2), as identified in terms of Servicing  and Stormwater  (Policy 8.2.3.4). There is agreement that services can be efficiently and effe...
	7.23 A comprehensive movement network(s) for all transport nodes is sought by Policy 8.2.3.3. I consider that the subdivision patterns, including vested Lots 53 and Lot 51 and associated shared pathway, provides for an interconnected network of street...
	7.24 As addressed by Land use Conditions 48 and 49 through the imposition of acoustic façade design for proximate residential development, the functional requirements of SH75 on the Proposal have been addressed as required by Policy 8.2.3.5(a).
	7.25 I consider that the Proposal is consistent with these provisions.
	7.26 Earthworks are addressed under Objective 8.2.4 and Objective 8.2.5.1 and associated Policies. Policy 8.2.4.3 recognises earthworks as necessary for subdivision, use and development. The proposed management regime  ensures that appropriate measure...
	7.27 I consider the Proposal to be consistent with these provisions.
	7.28 I consider the Proposal is consistent with the aims of Objective 8.2.2 and supporting policies.
	7.29 The Objective seeks an integrated pattern of development and urban form, through subdivision and comprehensive development that: enables the recovery of the district; provides allotments for anticipated uses; and improves people's connectivity an...
	7.30 The Proposal seeks to facilitate the subdivision of greenfield areas (Policy 8.2.2.1) in a manner that incorporates distinctive characteristics of its context including building upon the context, character and urban morphology of the surrounding ...
	7.31 The Proposal builds on the limited distinctive characteristics, context and setting associated with the areas (Policy 8.2.2.2, 8.2.2.4). The subdivision proposed provides the framework for establishing commercial, community and residential develo...
	7.32 I consider that the size, scale and orientation of the Proposal is appropriate for the range of anticipated uses in terms of Policy 8.2.2.3.
	7.33 For the residential area,  development lots are provided that cater for a range of housing typologies and affordability.
	7.34 For Lots 1 and 12, I consider that the position of the ring road (SH75/ Road A / Road B), results in allotments of an efficient scale and orientation to accommodate anticipated land uses, taking into account constraints identified in the associat...
	7.35 For Policy 8.2.2.5 and Policy 8.2.2.6, the subdivision provides for good solar orientation and promotes modal choice. A cohesive network of private and public spaces is provided, as agreed by Mr Wedge  (Policy 8.2.2.7), Ms Dray, Mr Kamo and Mr Kn...
	7.36 The Proposal exceeds the development density requirement of 15 households / ha (Policy 8.2.2.8(b), with a density of 17 households / ha enabled. A sufficiently high residential density  is facilitated proximate to the commercial centre and commun...
	7.37 Policy 8.2.2.9(c) states:
	7.38 I consider the subdivision to be is consistent with this Policy through implementing the respective development requirements affixed to Appendix 8.10.4.
	7.39 In reaching that view I note:
	(a) The ring road (Roads A and B) and subsequent access to Halswell Road / SH75 Drive have an indicative alignment. Accordingly, these elements are adaptable to respond to subsequent development.  The alignment of these roads not matching the CCz and ...
	(b) Lot 54 (Recreation Reserve to vest) is located proximate to the indicative reserve notation in Appendix 8.10.4, as is the stormwater facility (Lot 50). I understand that Mr Wedge,  Mr Mars and Mr Norton  respectively agree that these are appropria...
	(c) The proposed internalisation, vesting, landscaping and treatment of Days Drain constitutes enhancement as required by ODP Appendix 8.10.4, in conjunction with landscape route reference through Lot 12 associated with the piped section.
	(d) The supporting narrative of Development Requirements in 8.10.4D are achieved in terms of stormwater and transport.  Whilst the naturalisation of Days Drain does not achieve a 1:4 slope along the entirety of its length,  the effects on stormwater a...
	(e) For the avoidance of doubt, the green corridor identified in Appendix 15.15.3 is not a Development Requirement for the purposes of considering Policy 8.2.2.9.

	7.40 I consider that the outcomes in the Plan as these relate to establishment of residential development in the RNNz can be grouped as follows:
	(a) Increasing the supply of housing in the district, where a range of types and densities are to be enabled (Objective 3.3.4 and 14.2.1), with residential use and development achieving high levels of amenity and a strong sense of place (Policy 14.2.5...
	(b) A minimum average density of 15 households / ha (HH/Ha) is to be achieved, with a preference for higher densities proximate to commercial centres and open space (Policy 14.2.5.3(a) and Policy 14.2.1.1(iv)).
	(c) A co-ordinated and integrated development is required (Objective 14.2.5, Policy 14.2.5.6) with development that accords with the relevant Outline Development Plan or otherwise results in similar or better outcomes (Policy 14.2.5.1), and comprehens...

	7.41 For matters grouped under (a) and (b): the Proposal represents an increased housing supply, and diversity of types; a high level of amenity and strong sense of place is promoted; and a density exceeding 15 HH/Ha is achieved. The proposal is consi...
	7.42 The matters grouped under (c):
	(a) Policy 14.2.5.1(a) and Policy 14.2.5.2 seek development in accordance with the relevant ODP (Appendix 8.10.4). There is sufficient flexibility in the respective Development Requirements to accommodate the Proposal. This is consistent with the rest...
	I consider the Proposal is consistent with these Policies; the proposed mixed use activities on Lot 12 and Lot 1 are not at the expense of residential density; Days Drain is appropriately naturalised; the road alignment is consistent with the indicati...
	(b) Objective 14.2.5 and Policy 14.2.5.6 seek effective integration and connectivity, including within and between developments. I consider the Proposal is consistent with these Policies.
	The residential development promotes a high level of amenity and active modal choice. The Proposal ensures connectivity with adjoining areas, through alignment of Collector roads, reciprocal connections to adjoining development and provision of a link...

	7.43 Objective 14.2.6 states:
	7.44 Policy 14.2.6.1 states:
	7.45 I consider the Proposal is consistent with this Policy. There are no significant effects on residential amenity, character and coherence.
	7.46 Residential density is not diminished; commercial / community and residential activities are delineated and buffered by Road A and Road B; with residential integrity associated with Lots 2 – 10 and Lot 13 intact. The apartments contained within L...
	7.47 Policy 14.2.6.2 states:
	7.48 The proposed community facilities provide functional and social amenity  achieving clause (a), which seeks to encourage co-location. The District Plan anticipates and provides for such activities adjoining or proximate to commercial centres as se...
	7.49 The proposed community facilities, inclusive of their associated car parking and landscaping as established within Lot 1 within the RNNz is considered consistent with this Policy.
	7.50 Residual non-residential activities encroaching into the RNNz consist of the supermarket building encroachment, retailing car parking, car parking associated with the gym (place of assembly) and cinema (entertainment activities) and associated la...
	7.51 In terms of interpretation I consider the following:
	(a) "Restrict" means limit. It does not mean preclude or prevent, nor the preventative definition of avoid.
	(b) "Unless" means "except if". In demonstrating achievement of both conjunctive tests of strategic or operational need and effects being insignificant, a proposal is not restricted.
	Were either of the conjunctive tests not met, the Policy seeks the proposal be restricted. There is no guidance in the District Plan as to what constitutes a restriction.
	I consider that "restrict" is not an absolute.   A finding as to whether a proposal is consistent or otherwise with this policy comes down to matters such as scale, context, and / or whether the activity is of a temporal nature.
	(c) Strategic and operational need is not defined however I consider this relates to the need for a proposal or activity to:
	(i) traverse, locate or operate in a particular environment because of technical or operational characteristics or constraints; and
	(ii) generate wider community benefits greater than just a benefit to the owner or user of the land.


	7.52 I consider that there are insignificant effects on the character and amenity of residential zones.
	7.53 Policy 14.2.6.4 contemplates that in the absence of a non-residential activity being exempted under the conjunctive criteria, activities are to be restricted, but not precluded.
	7.54 I have identified based on the evidence of Ms Hampson and Mr Heath, that the encroachment of the non-residential activities into the RNNz in relation to the Proposal does not result in adverse economic effects on the commercial centre as a whole,...
	7.55 The configuration of activities, including commercial, places of entertainment, community and apartments responds to the constraints associated with the site in a positive manner. The Proposal establishes a cohesive gateway to the commercial cent...
	7.56 A consideration of "restrict" in Policy 14.2.6.4 also requires context in terms of Policy 15.2.2.4, which anticipates instances of outward expansion of commercial centres into other zones. Such expansion is subject to the caveats in clauses (i) t...
	7.57 In terms of the application of those matters:
	(a) Clause (b)(i): Ms Hampson and Mr Heath  identify that the Proposal reinforces the centres network established in the District Plan, without elevating the North Halswell KAC beyond its role and function in the centres hierarchy.  The commercial act...
	(b) Clause (b)(ii): The joint evidence from the respective infrastructure witnesses is that the Proposal is integrated with infrastructure, including transport.
	(c) Clause (b)(iii): The evidence of Ms Dray and Mr Kamo, and Mr Hay is that adverse effects at the interface are appropriately managed.
	(d) Clause (b)(iv): The Proposal exceeds the required residential density of 15HH/ha.

	7.58 Stepping through these matters in turn:
	Conjunctive limbs – strategic and operational need and insignificant effects
	(a) The Policy seeks to restrict other non-residential activities, especially commercial activities, except where the conjunctive limbs are met. As associated with the Proposal:
	(i) the proposed commercial activities generate insignificant adverse effects on the character and amenity of residential zones; and
	(ii) there is, as outlined by Mr Sofo , Mr Prentice , and Ms Hampson and Mr Heath  an operational need as to why the commercial activities that form part of this Proposal extend into the adjoining residential zone.

	(emphasis added)

	7.59 As such, the Proposal would satisfy the exception provided in the Policy, and would therefore be consistent with it.
	7.60 The Proposal would not satisfy the second limb of the exception, if the reference to "a residential zone" were read as reference to "any residential zone."  That is, the Proposal does not have a strategic or operational need to locate in "any" re...
	Otherwise restrict the establishment of non-residential activities

	7.61 In my opinion, the Proposal does limit the extent to which commercial activities encroach into the RNNz. The Commercial buildings are primarily being contained within the CCz, and the activities are considered to reinforce the centre. A considera...
	Conclusion – Objective 14.2.6 and Policy 14.2.6
	7.62 The proposed commercial activities that encroach into the RNNz are consistent with that part of the Policy seeking insignificant effects on residential character and amenity.
	7.63 Commercial activities are also largely subsumed within, and integrated with the CCz, as well as forming a cohesive built form with the community activities proposed and anticipated within the RNNz. These provide a logical configuration of activit...
	7.64 There are operational needs associated with the encroachment of commercial activities into this particular residential zone, but not into “any” residential zone.
	7.65 Overall, I consider that the Proposal is not inconsistent with Policy 14.2.6.4 and Objective 14.2.6(ii).
	7.66 The District Plan recognises the critical importance of commercial activity to recovery and long-term growth of the City to be facilitated through supporting a commercial centres hierarchy.
	7.67 KACs are enabled (through scale, range of activities and bulk and location) to act as the focal point a wide range of commercial, employment and community activities.  Such centres are to be anchored by major retail attractants (with Supermarkets...
	7.68 Urban design is to reinforce the centres role and character – which as a KAC must incorporate substantial scale anchors and carparking,  as well as activate frontages and provide safe and legible access.
	7.69 The District Plan also seeks to recognise the functional and operational requirements of activities and the existing built form.
	7.70 I consider that the Proposal is consistent with these provisions, as:
	(a) The Proposal contributes to and supports the anticipated role and function of the centre as a major focal point for commercial activities, employment and community activities,  with an appropriate range of activities that contribute functional and...
	(b) Built form is largely contained in the CCz. The configuration integrates a variety of land uses with landscaping, provides safe and efficient connections to the wider transport network  and Days Drain enhancements.
	(c) Introduces a supermarket to anchor the centre.
	(d) Is of an appropriate scale and mix of activities that supports the intensification of the North Halswell KAC.

	7.71 Objective 15.2.2 seeks to ensure that community activities are focused within a network of centres to meet community and business needs, in a manner that reinforces the role and function of the centre,  and supports ongoing intensification and en...
	7.72 Ms Hampson and Mr Heath identify the Proposal will assist in meeting unmet demand,  will provide an appropriate mix of activity and assist in the centre acting as a focal point for its community,  and is commensurate with the scale and role of th...
	7.73 They also identify that the centre will not have distributional effects on the centres network, and will promote the vitality and appropriate intensification of the centre.
	7.74 The Urban design and amenity aspects of Objective 15.2.2 seek: a compact urban form for the integration of commercial activity with community activity, residential activity and recreation activity; in locations accessible by a range of transport ...
	7.75 As outlined by Ms Hampson and Mr Heath, the arrangement and range of activities enhances functional amenity associated with the Proposal, with the cinema contributing to social wellbeing and added vibrancy,  the joint Transport evidence identifie...
	7.76 Mr Sofo has outlined the architectural design narrative associated with the arrangement and materiality of built form and open space to result in a site development that is "viable, practical, operationally sensible and integrated, while also del...
	7.77 Ms Dray and Mr Kamo agree that the landscaping proposed is appropriate and achieves positive design outcomes.
	7.78 Mr Knott considers the urban design responses of the proposal are appropriate as commensurate to the scale and form of the centre as a KAC. He considers that whilst car parking is visible, these are appropriately softened by landscaping, with the...
	7.79 Objective 15.2.2 seeks that adverse effects on the transport network are managed, and the centre can be efficiently integrated with transport. The Joint Transport and Infrastructure briefs identify agreement that these matters are appropriately a...
	7.80 Overall, the proposal is consistent with, or furthers elements of Objective 15.2.2.
	7.81 Policy 15.2.2 is specific to the North Halswell KAC:
	7.82 The Proposal is planned and co-ordinated in accordance with the ODP.  Considerable and iterative endeavours have been undertaken configuring activities to account for the fixed and indicative features in Appendix 15.15.3. The resultant Proposal, ...
	7.83 The Proposal is consistent with those matters relating to implications on the wider centre network,  and the supply of retail to meet the catchment needs  recognising that the North Halswell KAC will not be developed in one hit but established ov...
	7.84 I also consider that the Proposal is consistent with the respective transport considerations.
	7.85 The Proposal represents a high-quality contribution to the North Halswell KAC  and provides high quality public open spaces, and strong linkages between key anchor stores;  as balanced against those policies and objectives that seek to recognise ...
	7.86 Here, the key concern of Council and Spreydon Lodge appears to be whether the proposed alignment of the Green Corridor provides a strong linkage between anchor stores, and the extent and visibility of car parking along Road A.
	7.87 For the reasons expressed above at, I consider the proposed Green Corridor contributes to the formation of a high quality public open spaces and provides strong linkages between anchor stores.  It is therefore consistent with Policy clause 15.2.2...
	7.88 In terms of the extent to which the arrangement and edges associated with the car parking areas contribute to a high quality centre sought in Policy clause 15.2.2.2(b)(ii) and 15.2.2.2(a)(ii), I consider the following:
	(a) The anticipated urban form, scale and design is to be viewed in the context of the anticipated function and role as a District Centre  (Objective 15.2.4, Policy 15.2.4.1(b)(i)).
	(b) The spatial extent, and arrangement of car parking to the activities proposed is consistent with Objective 15.2.4(iii) which seeks to recognise functional and operational constraints of activities. I reach that view based on the evidence of Ms Ham...
	(c) The car parking areas provide a role in terms of attracting shoppers to the centre and is an appropriate fringe activity in facilitating public access through to the more significant scale and form at the centre core.  The adverse effects of the c...
	(d) The remaining built form, landscape and open space aspects, including architectural design, activation of open space, orientation appropriately contribute to a high-quality centre.

	7.89 I consider that the Proposal is consistent with Policy 15.2.2.2 in terms of its contributions to the development of the North Halswell KAC.
	7.90 The Proposal seeks to establish commercial activities and community activities within the commercial centre to serve catchment needs as consistent with Policy 15.2.2.3.
	7.91 I consider that the proposal is consistent with Policy 15.2.2.4(a). The Proposal does not result in any detrimental effects in terms of focused commercial activity within the North Halswell KAC,  the proposed commercial activities are predominant...
	7.92 Objective 15.2.4 seeks a scale, form and design of development consistent with the role of the centre, which contributes to a visually attractive, safe and accessible urban environment, and recognises functional and operational requirements of ac...
	7.93 The Proposal contributes to the role of the centre as a strategic focal point and represents substantial community and commercial investment.
	7.94 The operational and functional requirements of the Proposal  are commensurate with the scale and form of the District Centre and its catchment, and respond to the local character and context including the interface with HTL and Days Drain, and es...
	7.95 In terms of Policy 15.2.4.1, I consider the scale and character of what is proposed is commensurate to the role and function of a KAC.   The enablement of the Supermarket as a larger floor plate is supported  with associated sleeving and activati...
	7.96 I consider that the retailing fronting Road A / SH75 and the apartments on the intersection of Road A and Road B are consistent with seeking to increased prominence on street corners, even taking into account the absence of built form associated ...
	7.97 Policy 15.2.4.2(a) relates to the configuration of built form with roads and adjoining public spaces. The Proposal is consistent with those matters seeking: to facilitate movement within the site, and modal choice;  principles of low impact desig...
	7.98 Based on the evidence of Mr Sofo and Mr Knott, the Proposal is consistent with Policy 15.2.4.2(a)(iv). That clause seeks to enable visitors to orientate themselves with strong visual and physical connections with the surrounding area. I reach tha...
	7.99 Policy 15.2.4.2(a)(ii) and (viii) relates to the extent to which the Proposal presents to Road A, providing visual interest that contribute to the character and coherence of the centre, and achieving a visually attractive centre when viewed other...
	7.100 Based on opinions of Mr Sofo, Mr Knott, Ms Dray and Mr Kamo I consider that the landscaping and interface with Days Drain achieves these provisions in terms of views from public open space.
	7.101 In terms of street views, the interface with Halswell Road / SH75 and Road A and Road B is of a high quality, with prominent architecturally designed buildings and landscaping that provide visual interest.
	7.102 Residual views from Road A are presented with views through to car parking, as commensurate to the role of the centre and activities provided. However, those views are softened and broken with landscaping both along the interface and intersperse...
	7.103 I consider the proposal is consistent with Policy 15.2.4.4 seeking to encourage the use of indigenous species in open space to recognise the cultural values of Ngāi Tahu/ mana whenua.
	7.104 I agree that the proposal is consistent with Policy 15.2.4.5 in providing a comprehensive approach to the planning design and implementation of supporting infrastructure.

	8. Section 104(b)(vi) assessment of objectives and policies – The Proposed plan
	8.1 Plan Change 5 was notified by the Council on 22 October 2020, with submissions closing on 30 November 2020. None of the proposed changes to rules have legal effect.
	8.2 Change 5A introduces a change to Objective 3.3.10, introducing clause (b) that the critical importance of centres is recognised in a framework that primarily directs commercial activity into centres, consistent with respective roles.
	8.3 I consider that little relative weight can be attributed to these provisions, given that the amendments sought through Change 5 are yet to be submitted on, nor been exposed to testing and independent decision making.

	9. Section 104(1)(b)(i) NATIONAL ENVIRONMENTAL STANDARDS
	9.1 The National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health (2011) ("NES-CS") is relevant.  I have addressed this matter,  and concluded that extent of remediation is not onerous, with appropriate me...

	10. Section 104(1)(b)(iii) NATIONAL POLICY STATEMENTS
	10.1 The National Policy Statement on Urban Development Capacity (2020) ("NPS-UD") was gazetted on 20 July 2020.
	10.2 In terms of relevance to the Proposal:
	(a) Objective 1 seeks well-functioning urban environments that enable people and communities to provide for their wellbeing. A well-functioning environment  is expressed in Policy 1 as below:
	(b) Objective 2 which seeks to improve housing affordability by supporting competitive land and development markets.
	(c) Objective 4 and Policy 6 recognise that urban environments, including their amenity values, will develop and change over time in response to the diverse and changing needs of people, communities and future generations. The benefits of urban develo...

	10.3 The Proposal provides a well-functioning urban environment, supports a competitive land market, and responds to the diverse and changing needs of its community and future generations.
	10.4 The Proposal is considered to be consistent with the relevant provisions of the NPS-UD.

	11. Section 104(1)(b)(v) REGIONAL POLICY STATEMENT
	11.1 I consider that the District Plan has been competently prepared having regard to Part 2 and the relevant provisions of the Canterbury Regional Policy Statement ("CRPS") Joint Planning Evidence.
	11.2 In the CRPS the site is identified as a Greenfield priority area – Residential  and notated Halswell KAC.  The Proposal is in accordance with the anticipated developments in this area.

	12. Section 104(1)(C) OTHER MATTERS
	12.1 I consider the Proposal is consistent with the broad outcomes expressed within Recovery Plans and Regenerations Plans,   the South West Area Plan (2009) or Our Space Settlement Patterns 2018-2048.
	12.2 I have identified that the Proposal is consistent with Council's respective drainage and wetland guides.
	12.3 The Joint Planning Evidence records that the proposal is not contrary to the Policies and Objectives of the Plan, therefore, issues of precedent and plan integrity do not arise.

	13. part 2
	13.1 The Joint Planning Evidence records that there is no need for further analysis against Part 2 matters.

	14. section 104D
	14.1 I consider that both of the gateway tests in section 104D are able to be met for the Proposal as a whole as considered under a bundled status.
	14.2 In terms of section 104(1)(a) I have concluded that adverse effects are no more than minor.
	14.3 The Joint Planning Evidence records agreement that the Proposal is not contrary to any of the objectives and policies of the District Plan.

	15. section 106
	15.1 The Joint Planning Evidence records that section 106 is not a barrier to the approval of the subdivision application.

	16. proposed conditions of consent
	16.1 Section 108 of the Act allows for conditions to be imposed on resource consents.  Woolworths' proposed conditions attached as Appendix B to the Joint Planning Evidence.
	16.2 Through the evidence presented, the various methods proposed or undertaken by Woolworths to avoid, remedy, or mitigate adverse effects on the environment have been described.
	16.3 A number of those recommended conditions, particularly those in relation to subdivision concern administrative matters, including referencing relevant documentation, reference to the updated Plan sets as modified since the application was lodged,...
	16.4 In my opinion, the suite of proposed conditions will serve to ensure that the actual and potential adverse environmental effects of the Proposal will be appropriately managed during construction and operation.

	17. response to matters raised by section 274 parties
	17.1 Matters associated with reverse sensitivity are addressed above.
	17.2 In terms of subdivision, conditions seek to ensure that existing discharges from HTL into Days Drain are accounted for both during construction activities and subsequent stormwater management.
	17.3 The Joint Planning Evidence records actual or potential effects on Halswell Timber Limited being no more than minor.
	Spreydon Lodge Limited
	17.4 The section 274 Notice from Spreydon Lodge can be summarised as:
	(a) A view that the Proposal is contrary to a number of objectives and policies of the Plan including Strategic Objectives (Chapter 3), Residential Objectives and Policies (Chapter 14) relating to non-residential activities in residential zones, and C...
	(b) That more than minor adverse effects would result, including on the form and function of the North Halswell KAC and proposed Main Street, economic function, and connectivity.
	(c) Inconsistency with a number of assessment matters including matters associated with centre intensity, legibility, integration, visually dominant carparking, and an absence of permeability and modal choice.

	17.5 In terms of (a), I disagree that the Proposal is considered contrary, in terms of being opposed to in nature, different to, or opposite to the outcomes expressed in any of the relevant policies and objectives.
	17.6 In terms of (b), I concur with the views expressed by Ms Hampson and Mr Heath that the Proposal will:
	contribute to the social amenity and economic wellbeing of the southwest Christchurch community in the short-medium term and will support a cohesive, functional and vibrant town centre in the long-term.
	17.7 The proposed encroachment of the supermarket and associated parking and landscaping do not give rise to material effects as identified above. I acknowledge the disjunct between the zone CCz extent 16.57ha and the 17.3ha zoned areas agreed by the ...
	17.8 The proposed community facilities and residential apartments are anticipated within that portion of the ring road (Road A and Road B) as zoned RNNz.
	17.9 The joint statement from Mr Jongeneel and Mr Calvert identify that the Proposal contributes a permeable block pattern to support ease of movement, including by walking and cycling. I have concluded that the alignment of the Green Corridor provide...
	17.10 In terms of matters raised with assessment matters in (c), I have considered these in the above sections of this evidence.
	17.11 I have not addressed any issues relating to trade competition and the validity of submissions under section 308B of the RMA.

	18. conclusion
	18.1 In terms of s104(1)(a) I considered that the Proposal does not give rise to actual or potential adverse environmental effects that are considered more than minor. A number of positive effects would be facilitated.
	18.2 The Proposal is not inconsistent with Policy 14.2.6.4 and Objective 14.2.6(ii), and otherwise is considered to either be consistent with, or further the outcomes sought in the relevant Plan provisions in terms of s104(1)(b)(vi).
	18.3 Subject to the conditions proposed in the Joint Planning Evidence at Appendix B I consider that the proposed subdivision and land use consents can be approved.
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