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1.0 Introduction and Background 

1.1 Introduction  

Spreydon Lodge Limited have sought a private Plan Change to remove the Meadowlands 

Exemplar Overlay area within the Halswell Commons development.  This comprises uplifting of 

the south-eastern section of the Meadowlands Exemplar Overlay to the south-east of Manarola 

Road and Brancion Street and for future development to be subject only to the Residential New 

Neighbourhood zone (RNN) provisions of the District Plan. 

I have been appointed by the Christchurch City Council (Council) to provide expert assessment 

on proposed Private Plan Change 10 (PPC10) to the Christchurch District Plan (the 

Meadowlands Exemplar) in relation to urban design. My expert assessment was requested in 

the form of a technical report to inform the section 42A report and to assist the hearing.   

This report provides an assessment of the anticipated urban design outcomes that would arise 

through implementation of proposed PPC10.  

1.2 Qualifications and Code of Conduct 

As this Private Plan Change will be determined by an Independent Hearings Commissioner, I 

have provided my relevant background details below: 

 My name is Jane Rennie, I hold a Bachelor of Planning from Auckland University (1994) 

and a Post Graduate Diploma (Merit) in Urban Design from the University of 

Westminster (London) (2005).  I currently hold the position of Associate Partner and 

Urban Designer with Boffa Miskell Limited, based in the firm's Christchurch office. I 

have been employed by Boffa Miskell since 2009. My previous work experience 

includes 25 years working in urban design and urban planning in New Zealand, USA, 

and the UK for both the public and private sectors.  

 I am a Full Member of the New Zealand Planning Institute. I am a member of the Urban 

Design Forum, a Crime Prevention Through Environmental Design (CPTED) 

Practitioner1 and a member of the Lyttelton Design Review Panel.   

Albeit the application will be heard at a Council hearing, I confirm that I have read the Code of 

Conduct for Expert Witnesses contained in the Environment Court Practice Note and I agree to 

comply with it. I confirm I have considered all the material facts I am aware of that might alter or 

detract from the opinions that I express.  I confirm this assessment is within my area of 

expertise, except where I state I am relying on the evidence of another person.   

I have been involved since the Council received the proposed plan change. This included 

involvement in the Request for Further Information (RfI). 

                                                   
1 International Security Management and Crime Prevention Institute Advanced Workshop Training, 2017 / Advanced 

CPTED Training Course, Frank Stoks, 2010.  
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1.3 Approach to Assessment 

PPC10 seeks to uplift the Exemplar Overlay from this area such that development would only 

be subject to the RNN provisions within the District Plan. 

In assessing the urban design effects of PPC10, my assessment is based on a likely residential 

development scenario under the Exemplar Overlay and the RNN provisions (the Status Quo), 

as compared to a likely residential development scenario under the Residential New 

Neighbourhood (RNN) Zone only (the Proposal). My assessment evaluates the urban design 

changes that could arise through the development of the site in accordance with the objectives, 

policies and rules outlined in the District Plan. Given this is a plan change, the assessment must 

anticipate the likely form of development that could take place as it would be constrained by the 

District Plan provisions.  

In this urban design assessment I will therefore: 

 Set out the scope and relevant background to PPC10. 

 Set out the relevant statutory and non-statutory planning context. 

 Describe the anticipated environment resulting from PPC10. 

 Addresses the relevant urban design issues relevant to PPC10.  

 Consider the urban design aspects of PPC10 against the relevant objectives and 

policies of the Christchurch District Plan (the Plan) and other relevant statutory and non-

statutory considerations; and 

 Set out my conclusions and recommendations from an urban design perspective. 

In determining the extent of urban design effects, I have taken into consideration the following in 

concluding if they are acceptable or not: 

 My expert experience; 

 The key urban design matters covered in the relevant policy framework, subdivision 

standards and Exemplar development principles; and 

 Good practice urban design. 

Based on the key design considerations within the Exemplar Overlay and RNN Zone, the 

following themes are covered in the assessment: 

 Placemaking, Context and Character 

 Density and Housing Diversity 

 Built Form and Appearance 

 Relationship to the Street and Public Open Space 

 Street and Block Layout, Accessibility and Parking  

In preparing this assessment I have read and considered the following documents, noting that 

PPC10 was not accompanied by an urban design assessment: 

 Section 32A Evaluation and AEE for PC10, prepared by Davie Lovell Smith. 

 RfI responses dated 27 May 2021 and 23 August 2021. 

 Submission from the Halswell/Hornby Community Board.   
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 Assessment by the Parks Unit on reserve provision.  

 Global Resource Consent RMA 2019 1069 (Land Use Consent). 

 RNN development Council decision – RMA 2021 3749 for a 110 lot subdivision by 

Danne Mora Holdings (holding company for Halswell Commons) at 275-315 Sparks 

Road. 

A RfI in relation to urban design was issued on the 26th of March 2021. A site visit was 

undertaken on the 13th of March 2022 with a series of photographs taken. These are included at 

Appendix 5. 

1.4 Background to Proposed Plan Change 10 

The scope of the Plan Change includes removing part of the Exemplar Overlay from Planning 

Map 45A and the North Halswell Outline Development Plan and any other consequential 

amendments (see green hatched area in Figure 1) (these are set out in more detail in the 

Application documents). The land will continue to be subject to the Residential New 

Neighbourhood zone provisions of the District Plan. PPC10 would not affect the stages of 

development already underway in the Meadowlands Exemplar area adjoining this land but 

nearer to Halswell Road.  This comprises approximately half of the Overlay area.  

 

Figure 1: PPC10 change to Planning Map 45A Removal of section of the Meadowlands Exemplar Overlay  

The foundations for this proposal, as explained in the plan change documents, are that: 

 Comprehensive development comprising a combined subdivision and land use consent 

and layout and buildings having to be in accordance with a pre-approved 

Neighbourhood Plan is complex and frequent consents are required to depart from the 

Exemplar.   

 This approach works well for projects involving group housing, super block etc but in 

this instance it is difficult to attract group or individual buyers.  

 Purchasers want more freedom to build to their own preferences.   
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 Removing the Exemplar will facilitate development of this area using what the applicant 

considers to be the more efficient Residential New Neighbourhood provisions of the 

District Plan. 

The PPC10 documentation sets out that:  

“Exemplars were intended to showcase different approaches to development, with regard to 

planning, financing, construction processes and governance models. Ultimately exemplars 

should be able to demonstrate that medium density housing can offer viable, diverse and 

attractive housing choices and living environments. Unfortunately the comprehensive 

design-build approach that is inherent to the Exemplar within the District Plan has not 

occurred due to various factors. In particular the concept of the Neighbourhood Plan and 

Design Guide has created a level of complexity that deters potential suitors. This has 

resulted in very slow uptake of development opportunities within the north-western section of 

the Exemplar area, especially when compared to neighbouring developments under 

Residential New Neighbourhood zone provisions.”2 (my emphasis) 

1.5 The Site and Surrounding Context 

The AEE provided with the plan change sets out a useful description of the site and context and 

this is not repeated here. From an urban design perspective, the Exemplar Overlay area as a 

whole adjoins the North Halswell Key Activity Centre (KAC) to the north with the collector Road 

(Monsaraz Boulevard) separating the area from the KAC. This means the PPC10 site is within 

walking distance of the town centre. A series of existing pedestrian and cycle routes support 

active transport modes in the wider area, with Halswell Road and Hendersons Road including 

regular bus services to several local destinations and the central city. Figure 2 sets out the 

current aerial photograph of the site and context. Photographs of the Exemplar Overlay 

development to date are included in Appendix 5. 

 

Figure 2: Aerial photograph of the site (red circle) and context including the KAC (yellow circle) and new 

RNN subdivisions in Collier Drive (blue circle) (Source: Canterbury Maps)  

                                                   
2 AEE, page 1, Overview 
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1.6 Statutory Context 

From a statutory planning perspective, Sections 72 – 76 and the First Schedule of the Resource 

Management Act (RMA) set the scene for PPC10 and these are covered in more detail by the 

reporting Planner.   

At a regional level, the Canterbury Regional Policy Statement is relevant to the direction. This 

includes the following Objectives and Policies in guiding expectations around urban design 

outcomes and amenity in Greenfield areas: 

 Objective 6.2.1 - Recovery Framework  

 Objective 6.2.2, -Urban Form and Settlement Pattern 

 Objective 6.3.2 - Development Form and Design 

 Policy 6.3.3 - Development in accordance with Outline Development Plans, and  

 Policy 6.3.7 - Residential Location, Yield and Intensification. 

Policy 6.3.3 is particularly relevant to urban design, with a focus giving effect to the principles of 

good urban design and those of the NZ Urban Design Protocol (2005), including 

Tūrangawaewae, integration, connectivity, safety, choice and diversity and creativity and innovation.  

Policy 6.3.7 specifically states that development in greenfield priority areas shall achieve at 

least 15 households per ha net residential density averaged over the whole of the ODP area. 

Additionally, “Housing affordability is to be addressed by providing sufficient …. greenfield land 

to meet housing demand, ….and providing for a range of lot sizes, densities and appropriate 

development controls that support more intensive developments such as mixed use 

developments, apartments, townhouses and terraced housing.” 

The recently adopted National Policy Statement – Urban Development (NPS-UD) is also of 

relevance and aims to ensure that New Zealand's towns and cities are well functioning urban 

environments that meet the changing needs of our diverse communities and a greater focus on 

intensification and public transport and land use integration. A number of the objectives and 

policies within the NPS-UD are relevant to PPC10, including Objective 33 and Policy 1 (well-

functioning urban environments including a variety of homes)4. This is also supported by the 

Resource Management (Enabling Housing Supply and Other Matters) Amendment Act which 

puts in place a process for enabling increased medium density housing supply in Tier 1 urban 

areas. 

At the local level, and of specific relevance to urban design are the District Plan provisions 

which include the overarching direction set out in Chapter 3 Strategic Directions, Chapter 14 

relating to the RNN Zone (and including the Exemplar Overlay area) and Chapter 8 relating to 

                                                   
3 NPS-UD Objective 3: Regional policy statements and district plans enable more people to live in, and more 
businesses and community services to be located in, areas of an urban environment in which one or more of the 

following apply: the area is in or near a centre zone or other area with many employment opportunities the area is well-
serviced by existing or planned public transport there is high demand for housing or for business land in the area, 
relative to other areas within the urban environment. 

4 NPS-UD Policy 1: Planning decisions contribute to well-functioning urban environments, which are urban 

environments that, as a minimum: have or enable a variety of homes that: (i) meet the needs, in terms of type, price, 
and location, of different households; and (ii) enable Māori to express their cultural traditions and norms; and National 
Policy Statement on Urban Development 2020 11 have or enable a variety of sites that are suitable for different 

business sectors in terms of location and site size; and have good accessibility for all people between housing, jobs, 
community services, natural spaces, and open spaces, including by way of public or active transport; and support, and 
limit as much as possible adverse impacts on, the competitive operation of land and development markets; and support 

reductions in greenhouse gas emissions; and are resilient to the likely current and future effects of climate change.  
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Subdivision.  Section 2.0 sets out the relevant background provisions to the Exemplar Overlay 

area and Section 3.0 outlines the policy intent and rule structure for the RNN Zone. A number 

of non-statutory documents are also referenced where relevant. 

2.0 Meadowlands Exemplar Overlay 

2.1 Overview 

The following sections provide an overview of key aspects of the Exemplar Overlay (EO) as 

they relate to Urban Design and as listed below. This comprises the framework and 

assumptions for the anticipated design outcome for the PPC10 site should it be developed 

under the existing EO provisions (the Status Quo). It includes the Statement of Commitment 

underpinning the EO (a non-statutory document), relevant District Plan provisions and the 

associated North Halswell ODP and the current Neighbourhood Plan.  Recent consents 

within the EO area are also relevant, along with the non-statutory design guides and developer 

covenants. Further details around the Exemplar are also included in the Reporting Planners 

report. 

2.2 Statement of Commitment 

A Statement of Commitment was established at the time the EO was developed and sets out 

the criteria for evaluating the exemplar housing development. This vision for the area sought to 

achieve compact neighbourhoods and housing to reduce the impact of building on the 

environment and in mitigating cross property boundary effects through comprehensive design, 

i.e. shading, privacy. Priority is also given to pedestrians, cyclists and public transport.  The 

Statement of Commitment is referred to in the District Plan at Rule 8.8.15 Matters of Discretion. 

The criteria which the Commitment covers includes the following: 

 Quality Contextual Development - High quality, safe and accessible residential 

environments that address their neighbourhood context including perimeter block 

design with shared laneways and living streets (some streets are multifunctional). 

Comprehensive block design e.g. of building configuration, space configuration and 

landscape treatments.  

 Homestar 6 Housing - Well-built and energy efficient homes built to Homestar 6.   

 Housing Innovation – Comprehensive development (combining subdivision and 

building stages) to maximise amenity, safety and efficiency. This includes agreement of 

broad housing typologies at the outset and a design code to enable minimal consenting 

of subsequent land parcels. Some shared ownership housing models are to be 

considered via a trust offering affordable housing.  

 Appropriate to Locality – This includes links to infrastructure networks. 

 Affordability of Housing – Use of more two storey building forms and smaller sites 

and homes with 10% shared ownership and 12% “affordable by design”, e.g., 2 and 3 

bedroom units were proposed. 

 Medium Density – 15-18 households per ha on the RPS “net density” definition with a 

third of sections in excess of 400sqm. 

 Showcasing Exemplar Experience - Showing how residential areas can be developed 

to generate a sense of place and community. 
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2.2.1 District Plan Provisions 

The District Plan framework as it relates to the Meadowlands EO contains provisions for both 

the RNN Zone generally and the Meadowlands EO more specifically. The intention of this 

framework is that development within the Meadowlands EO should achieve a higher standard 

than development within the RNN zone. The framework as touched on earlier seeks a 

coordinated consenting process that achieves better social and environmental outcomes and a 

higher standard of design than mandated for the RNN zone more generally(my emphasis). 

The objectives and policies directly relevant to the Exemplar Overlay are set out in detail in 

Appendix 2 and summarised as follows: 

 Objective 8.2.2 – This objective relates to the design and amenity of the Meadowlands 

EO with additional provisions in b. relating to comprehensive planned development 

which is environmentally and socially sustainable over the long term.  

 Policy 8.2.2.12 – This is the key policy for the EO which seeks to give effect to the 

overarching vision for the EO (as established in the Statement of Commitment). 

Specifically relevant to Urban Design is a focus on the local context and an integrated 

approach to design and layout including of the movement network. 

 Matters of Discretion 8.8.15 – These are the key assessment matters with relevant 

provisions addressing placemaking context, building typology mix and location, 

relationship to street and public open spaces, fencing, access, parking, consistency with 

the Statement of Commitment and building heights. These criteria are focused on 

achieving the ‘higher standard of design’ than anticipated for the RNN zone more 

generally. 

The Rule framework reinforces the link between subdivision and housing. Appendix 2 

includes a list of relevant rules and standards, with the following providing an overview: 

 A minimum area of 7,000sqm for an application. 

 Any application should contain at least 3 residential building types comprising 

standalone houses, duplexes, townhouses and apartments.  

 Compliance with the North Halswell ODP. 

 A Neighbourhood Plan which addresses a wide range of analyses. 

The North Halswell ODP in relation to the EO area seeks to achieve a green corridor through 

the centre of the site and a local reserve in the northwest corner, see Figure 3 (and Appendix 

1 for the overall ODP including specific development standards).  Access through to 

Henderson’s Road is in place as part of Stage 1 of the EO development. As such, the ODP 

development standards provide limited guidance or certainty in relation to the design of the 

PPC10 site other than at a very high level. 
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Figure 3: North Halswell ODP (see Appendix 1 for the overall ODP including specific development 

standards) 

2.3 Neighbourhood Plan 

As noted earlier, the District Plan provisions include a requirement that all developments must 

be preceded by acceptance of a Neighbourhood Plan. The 2019 subdivision consent (discussed 

later in this section) included the current Neighbourhood Plan for the whole Exemplar area and 

including the PPC10 area. Appendix 6 includes the Neighbourhood Plan in its full extent, with 

Figure 4 providing an overview of the Plan in respect to the PPC10 area only. The 

Neighbourhood Plan was implemented in line with associated Halswell Commons Architectural 

Guide and associated Landscape Guidelines (see Appendix 4). 

In summary, the Neighbourhood Plan sets out the layout and type of development that would 

occur under the (slightly modified) Exemplar, with specific rules for built form, and block by block 

design to achieve architectural design principles. The plan anticipates: 

 Variety of housing types – Three or more building typologies (standalone house = S, 

duplex = D, terrace = T and apartment =A) with none more than 2/3 of total no. of units. 

The Plan identifies what housing type goes on what lots including where two storey 

houses are required.  

 Central link reserves – A central green link extending from Stage 1, with housing 

providing activation and with rear lane access. 

 Interface with Public Realm – Houses that front onto each other, with front doors 

facing street and with porches, minimum of 15% glazing facing road, which must be 

vertically oriented at ground level. 

 Fencing/landscaping - Detailed fencing and landscaping controls. 

 Roof Pitch - Minimum roof pitch of 28 degrees with open gable ends at both ends of 

the highest ridge, no hip roofs facing the road, and some roof materials excluded such 

as tiles and shingles. 
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Figure 4: Neighbourhood Plan for the PPC10 area (the main left hand road is Monsaraz Boulevard) (see 

Appendix 6 for all Neighbourhood Plan documents) 

2.4 Recent Consents  

As noted above, in 2019 a proposal for a land use consent for the Exemplar Area was granted 

(RMA/2019/1069). Consent was sought via a ‘traditional’ process but sought to retain enough of 

the exemplar provisions as possible to create a unique and characterful development in line 

with the policy intention. This resulted in some elements of the original proposal being lost i.e. 

comprehensive development approach, town architect, block scale construction, while other 

elements were retained such as the living streets, pepper potting, and greater use of two storey 

forms.   

It was necessary for the consent to respond to the laneway approach to retain the interface 

between the site and the public realm by prioritising the rear right of ways for vehicle access.  

As such, the proposal included conditions and additional matters in response to the Exemplar 

Zone. This included the following (see Appendix 3 for a full list of the conditions): 

 Energy Efficiency - Modifying the energy efficiency requirements to remove the need 

for compliance with the Homestar 6 requirement as set out in the Statement of 

Commitment to the Exemplar.  Instead there were conditions e.g. insulation 

requirements described as still being a significant improvement on the Building Code 

and on standard Residential New Neighbourhood zone outcomes. This is discussed 

further in the Planning Officers s42A report. 

 Affordability - Any condition directly addressing affordability as in the Statement of 

Commitment for the Exemplar was abandoned, as it was argued that variation in 

housing “products” would be largely achieved through the variation in lot sizes as a 

result of the subdivision consent. This is discussed further in the Planning Officers s42A 

report. 

 Character - A series of conditions relating to the layout, housing typologies, 

landscaping and fencing in accordance with the Neighbourhood Plan along with built 

form considerations (roof pitch similar to the Design Guide/covenants, front doors, 

street facing facades, height). 
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 RNN related conditions – These covered site coverage, outdoor living space, 

recession planes, internal boundary setbacks of 1m/balconies, net floor area. 

The above included additional rules covering gable ends facing the street (except for two storey 

houses), two storey houses to face Monsarez Boulevard, windows to be vertically orientated 

and requirements for porches facing streets.  Additional landscaping requirements were also 

included.  These provisions were recommended by the Council’s Urban Designer to ensure a 

degree of visual interest and activation in the built form and in response to the original design 

intent of the Exemplar. 

2.5 Non-statutory Documents 

Halswell Commons Architectural Design Guide and Landscape Guidelines were developed 

as part of the Halswell Commons development including the Exemplar Overlay area.  A 

Meadowlands Design Guide has also been established by the Developer as part of a Consent 

Notice and relates to the overall Meadowlands development, with covenants required to be 

signed by purchasers. These sit outside the District Plan. Both sets of Design Guides are 

attached at Appendix 4.  These Guides have a number of commonalities and of relevance are 

the following: 

 Exterior materials (cladding and roof) – These seek to contribute to visual cohesion 

and building articulation, which supports the built form character and identify of 

Meadowlands and achieving a certain standard of design and appearance aligning with 

the vision. 

 Colours – These are to comprise muted earth tones, blacks, greys, creams and whites 

to ensure a classical and elegant streetscape. 

 Fencing – This includes options along the front of lots of either: no fence; hedge 

planting to a maximum height of 1.2m; and/or low open fencing to a maximum of 1.2 

metre height.  

 Landscaping – Plans for the front of lots is to be submitted and approved by the 

Developer, taking into account a 2m landscape rule (RNN 14.12.2.7) and fencing 

guideline. 

The owner of each lot must also comply with the Developer Covenant. This requires compliance 

with the Subdivision Consent (RMA/2018/2868) and relevant guidelines in particular 

architectural controls and landscape guidelines. 

3.0 Residential New Neighbourhood Zone  

3.1 Policy Intent of RNN Zone and Built Form Standards 

The RNN Zone seeks to provide for a wide spectrum of household sizes and affordable housing 

within large-scale greenfield sites and enabling aging in place principles. The RNN Zone is 

intended to achieve higher overall residential densities than in suburban developments5.  

                                                   
5 District Plan Policy 14.2.1.1 and Table 14.2.1.1a 
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The Objectives and Policies focus on development in accordance with the relevant ODP, in this 

case the North Halswell ODP, encouraging comprehensive development and achieving a 

density of 15 households per hectare. Neighbourhood quality and design is a key policy intent 

along with ensuring the effective integration between developments and in relation to public 

open space and movement networks. The relevant Objectives and Policies are set out in 

Appendix 2.  

The RNN rules package comprises a suite of reasonably standard built form rules, with an 8 

metre height limit, site coverage of between 40-50%, minimal setbacks, recession planes, 

landscaping, outdoor living space requirements, fencing, parking/garaging, habitable rooms 

overlooking the street and minimum unit sizes. A high level summary of the built form standards 

is set out in Appendix 2. 

3.2 Completed RNN Development in Halswell Commons 

An example of a completed development under the RNN Zone provisions alone within the wider 

Meadowlands development, is the subdivision by the same developer on Sparks Road and 

Collier Drive.  This was consented in 2021 (RMA/2021/3749) and comprises 110 lots of 

between 400sqm and 644sqm.  

Figure 5 outlines the layout of the development with Figure 6 including photos of the typical 

houses that have been constructed to date. The layout comprises a series of single level sites 

(Dot = single level site), with the light green indicating a house and land package.  

It is noted that the Urban Design feedback in the Council’s s42A report as part of that resource 

consent process outlined concerns regarding the lack of variety in lot sizes across the 

subdivision, with the assumption that the Exemplar area (and older persons housing) would 

provide for a variety of lot sizes within the context of the wider ODP area.6  

In contrast to the EO area, this subdivision comprises a more standard road layout (although 

there is one internal linear reserve). Given the limited information provided by the Applicant on 

intentions for development of the plan change area, it is feasible that a development of this 

nature could be developed within the PPC10 area. This would likely result in less variety of lot 

sizes, and a greater proportion of standalone houses and single storey in height, than what is 

anticipated under the EO provisions.  Such a development could still achieve a minimum of 15 

households per net ha, noting that the Exemplar sought to achieve more than that i.e. 17 hh/ha.  

It is unclear how this consented development contributes to a sense of place within Halswell 

Common from an urban design perspective or how it addresses the assessment matters under 

8.8.9. 

The RNN zone requires consideration of the design outcomes achieved within the EO area as 

relevant context. The challenge is that individual house designs, each designed separately and 

intended to meet the design objectives of individual clients, will be unlikely to achieve a 

cohesive urban form outcome (i.e. consideration of the interrelationship between adjoining 

house designs and location of 2 storey houses etc), unless these matters are reinforced by 

rules, or conditions as per the previous consent or a comprehensive development is 

undertaken. 

                                                   
6 RMA 2021 3749 Decision and Approved Plan dated  
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Figure 5: Example of layout under RNN rules at Sparks Road and Collier Drive subdivision 

  

Figure 6: Site Photos – Gisele Crescent under Construction – Single storey standalone houses 

3.3 Anticipated Design Outcomes for PPC10 Site under RNN 

The Applicant has set out that future development of the PPC10 site under the RNN provisions 

would: 

 Generally align with the intent of the North Halswell ODP (but not requiring of a 

Neighbourhood Plan). 

 Utilise the RNN subdivision standards. 

 Apply the set of Covenants in place which seek to maintain a level of amenity within the 

area. 

 Achieve a density of development of 15 hh/ha. 

 Achieve a similar ‘look and feel’ as Stage 1, with the Applicant intending to retain 

several design controls and implement the Meadowlands Design Guides by way of 

Covenants on lots.  

 Continue with the ‘Framework Streets’ and connections to Henderson’s Road (the same 

as the Neighbourhood Plan framework).  

 Provide for active and passive transport modes. 
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Given the above, the Applicant considers that there will be no obvious difference in overall 

amenity between the initial EO area of development and the PPC10 site developed under the 

RNN provisions. 

To understand the anticipated Urban Design and built form outcomes between the EO, RNN 

Zone and the PPC10 site based on the above assumptions, a high level comparison of the 

relevant provisions has been prepared and is included in Appendix 2 more fully.  The 

implications for Urban Design are discussed in the Section 4.   

4.0 Urban Design Assessment  

4.1 Placemaking, Context and Character 

As noted above, the Applicant indicates that with the application of the Meadowlands Design 

Guides, development in general accordance with the ODP and the RNN zone provisions will 

result in a similar ‘look and feel’ to Stage 1 of the Exemplar. 

Both placemaking and context are a key consideration in the original Statement of Commitment. 

The Exemplar development completed to date has established a distinctive neighbourhood with 

a built character based on a clear vision of a high quality, safe and accessible residential 

environment that addresses the neighbourhood context including perimeter block design with 

shared laneways and living streets. This includes development of comprehensive block designs 

factoring in building configuration, outdoor spaces and a landscape design and palette relevant 

to the context.  

A contemporary interpretation of the residential Christchurch style is evident in the completed 

Exemplar development. The development includes a visually interesting mix of housing that 

engages with the street and public realm (as a result of level of glazing, house orientation and 

placement of front doors) along with a consistent built form character through height, design 

elements and pitched roofs. The central link reserve provides a key orientating connection with 

local community activities and along with the landscape design results in a distinctive landscape 

character. The central boulevard will provide an interface with the commercial centre in due 

course. 

The 2019 land use consent and Neighbourhood Plan (see section 2.3 above) included 

conditions to maintain a number of these key design characteristics through a number of built 

form standards (i.e. roof pitch of 28 degrees, façade design facing the street, garage design, 

11m building height) and a requirement for landscaping and fencing to be established and 

maintained in accordance with the Halswell Commons Landscape Guidelines. 

Although a sense of place is a key policy consideration in the RNN and the Design Guides will 

assist with establishing some of the design elements described above (although there is no 

certainty around this), it is likely that individual lot developments and the absence of a 

Neighbourhood Plan will not achieve a cohesive character anticipated by the implementation of 

the Exemplar Overlay on this site and achieved to date.  

Given the character and quality of the development that has been achieved revised provisions 

in response to this special context are deemed appropriate (i.e., an Enhanced RNN package). 

These provisions include density, lot size, housing typologies, certain built form standards and 
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implementation of the Halswell Commons Design Guides are explored in more detail in the 

following sections. These provisions together will achieve a design outcome deemed 

appropriate given the context of the site.  

4.2 Density and Housing Diversity 

4.2.1 Density of Development 

The Exemplar Overlay area has a requirement under the Statement of Commitment to 

achieve a medium density of between 15-18 households per hectare based on the RPS ‘net 

density’ definition, with just over a third of lots to be more than 400sqm, one third between 300-

400sqm and the remainder being smaller.  Assessment Matter 8.8.15.12 requires consistency 

with the Statement of Commitment.   

The Applicant has indicated that given the extent of land required for stormwater, it should be 

assumed any future development of this area will achieve the RNN 15hh/ha density 

requirement.7 They also state that development will occur in the PPC10 area under RNN at a 

similar or potentially greater yield that has occurred under the regime used for the western 

section. This is based on the RNN minimum density requirement of 15hh/ha with a general 

minimum lot size of 300sqm and as such, they contend will give effect to relevant NPS-UD 

objectives and policies8.  To clarify, the RNN zone under Rule 8.6.11 (Table 8(A)) enables 

various lot sizes comprising a minimum lot size of 300sqm, except that 20% of lots in a 

subdivision may be 180-299sqm in size, with corner lots a minimum of 400sqsm. 

Given the above, there is some uncertainty around the Applicants intent in relation to 

development density, and it is also unclear what density of development has been achieved 

within the North Halswell ODP area to date. The largest area of Stage 1 of the Exemplar area 

was intended to be developed at approximately 17.3hh/ha.   

Given the above and the Applicant’s RfI response, the assumption I (and other experts for 

Council) have adopted is that a change to an RNN Zone would likely result in lower densities 

than with the Exemplar Overlay in place (as a result of potentially larger lot sizes overall and a 

greater number of standalone dwellings). This will result in a less dense urban form in a location 

that is appropriate for higher density development (i.e. is within walking distance of the Halswell 

town centre (KAC) and has good public transport accessibility).  

As noted earlier, of relevance is the changing policy context that reinforces the need for greater 

housing supply, including the Medium Density Housing Standards inserted into the RMA 

Amendment Act9 to direct intensification in residential areas and the recently adopted NPS-UD, 

in particular Policy 3: 

“In relation to tier 1 urban environments, regional policy statements and district plans 

enable:  

(d)  within and adjacent to neighbourhood centre zones, local centre zone, and town 

centre zones (or equivalent) building heights and density of urban form commensurate 

with the level of commercial activity and community services.” 

                                                   
7 PC10 1st Response to RfI – Item 3 
8 Item 13 1st RfI response document 
9 RMA Schedule 3A of the Amendment Act 
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The PPC10 area is located adjacent to a Commercial Core Zone10 (District Centre) which is 

likely to be equivalent to a town centre under the NPS-UD. As such, there are two potential 

scenarios under consideration: 

 Given part of PPC10 is within a 400m catchment of the District Centre, it is possible that 

this area is within the walkable catchment and intensification of up to 6 storeys in height 

could be provided for under Policy 311 given this height might be commensurate with the 

level of commercial activity anticipated12; and/or 

 The remainder of the PPC10 area would be subject to residential intensification 

provisions13 comprising an expectation of up to 3 units within 3 storey buildings on each 

lot. 

The recent change in Government policy provides a clear direction on the importance of 

residential intensification within Christchurch as part of achieving a well-functioning urban 

environment and this is a relevant consideration to PPC10. Also of note is the intent of Policy 

8.2.2.8.c (Urban Density) within the operative District Plan to encourage higher density housing 

within the RNN to be located to … “support commercial centres, community facilities, public 

transport and open space, and to support well connected walkable communities” and reinforced 

through the assessment matters14.  This approach aligns with good practice urban design in 

promoting greater density around commercial centres and key public transport corridors such as 

Halswell Road and in the development of a legible urban form. 

The Exemplar provisions sought to ensure a higher density of development as part of a high 

quality urban design outcome. It is acknowledged that increased intensification may be enabled 

in the very near future through a change in District Plan to introduce the MDRS provisions15 and 

any recommended provisions relating to density may have a short shelf life. It is also noted that 

the RNN zone does encourage higher densities, albeit it does not require it. A reduction in the 

potential overall density of development achieved within the PPC10 area could equate to 20-24 

fewer dwellings. Retention of the Exemplar Overlay density standard of 15-18 hh/ha in this key 

location within walking distance of the Halswell town centre is considered to have merit and be 

an appropriate response to the context in achieving the objectives of the District Plan. In terms 

of lot sizes, to support this level of density, a requirement for smaller lot sizes as per the 

Exemplar is also considered appropriate in addressing housing diversity in this specific context.   

4.2.2 Mix of Housing Typologies 

The Statement of Commitment seeks the delivery of innovation within the housing market, and 

diversity and affordability at a medium density. Under the comprehensive subdivision and land 

use consent process (RDA 8.5.1.3) there is a requirement for building types to include at least 3 

or more of the following (standalone house, duplex, terrace, apartment) with no single typology 

making up more than two thirds of the total number of residential units and their location set out 

in the Neighbourhood Plan.   

In terms of a mix of typologies, the Applicant for the plan change outlines that: 

                                                   
10 Christchurch District Plan Policy 15.2.2.1 Role of Centre’s 
11 Policy 3 of the NPS-UD 
12 And Policy 1 of the NPS-UD considers good accessibility in contributing to well-functioning urban environments 
13 MDRS intensification provisions  
14 District Plan Assessment Matter 8.8.9.2 
15 As required by the Amendment Act to occur prior to 20 August 2022. 
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“…there is now a recognised change occurring where people are seeking alternatives to 

detached housing. It is therefore expected that there will be a variety of housing types in 

the new area encouraged by the existing development. The RNN provisions provide for this 

to occur.”16 

“…it is possible that there will be less intensive development in the eastern area due to 

market demand however there is now a recognised change occurring where people are 

seeking alternatives to detached housing.”17 

The Applicant also notes that as a result of PPC10 there will be a slightly reduced diversity of 

housing types18.  They note that “…the applicant will identify sites for specific housing typologies 

based on their extensive knowledge of the changing housing market.”19   Therefore, the 

Applicant wishes to promote and retain an approach in keeping with the vision for the area, but 

the variety of housing types will not be as great as is envisaged in the Statement of 

Commitment and related documents20.  Affordability is generally addressed through smaller lot 

and house sizes, and without alternative initiatives, this is the next best approach and a strategy 

adopted within PPC10 (noting that a simplified consenting process will also assist with reducing 

housing costs).   

In terms of the anticipated RNN zone outcomes, the assessment matters include consideration 

of diversity of housing types and higher density building typologies with delivery of housing 

typologies to meet density targets. There is however no specific requirement by way of rules for 

requiring different types of housing as is the case with the Exemplar. Therefore, there is the 

potential for a loss of smaller and more varied housing stock and indeed no ability to control 

diversity outcomes. This will reduce the level of choice in the market in the North Halswell area 

as compared to what was envisaged through the ODP and as a result of the Exemplar Overlay. 

Although the RNN policy framework seeks to achieve a range of housing types, the rules 

framework is likely at odds with achieving housing choice, diversity and affordability to the 

extent anticipated under the Exemplar as there is no requirements that would ensure housing 

diversity. Forgoing the comprehensive development approach in itself does not limit the ability 

to achieve alternative housing typologies. A development lot approach can still enable duplex 

and terrace typologies within a single lot to ensure that some level of diversity. There are many 

examples of this type of development around Christchurch with a large number of terrace 

houses been developed or under construction. 

Given the proximity of the site to the town centre diversity of housing types in this location by 

way of a guaranteed mix of standalone, duplex and terrace housing (and no single typology 

making up more than two thirds of the total number of residential units) as part of an ‘Enhanced 

RNN Package’ is considered an appropriate outcome and will better achieve the RNN zone 

objectives. In support of these housing typologies and associated density of development, a site 

coverage of 45% for standalone houses and 50% for duplexes and terraces is also deemed 

appropriate.   

                                                   
16 Item 14 1st RfI response document 
17 Item 14 1st RfI response document 
18 Items 16-17 1st RfI response document 
19 Items 16-17 1st RfI response document 
20 Item 33 1st RfI response document 
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4.3 Built Form and Appearance 

4.3.1 Scale and Built Form  

The Applicant has not proposed any specific provisions for PPC10 relating to built form beyond 

the standard RNN Zone provisions.  

The EO framework does not include specific Built Form Standards in the District Plan, rather it 

relies on rule 8.5.1.3 relating to comprehensive subdivision and land uses consents21 to set out 

building heights and a list of “standards” with related assessment matters under clause 8.8.15 to 

achieve quality urban design. These enable a built form outcome as follows: 

 Buildings with a maximum height of 11m and a maximum of 3 storeys. 

 A variety of building forms and scales due to a requirement for two storey houses in 

specific locations and including some key corner sites to include apartment typologies. 

This scale of development helps to reinforces key points of entry into the 

neighbourhood, assisting with both legibility of the development and logical wayfinding 

as per the Neighbourhood Plan.  

 A built form facing the central link reserve that is visually interesting and has an 

engaging frontage due to the scale and form of the building and high degree of 

overlooking. 

As noted earlier, the 2019 Land Use Consent22 for the whole Exemplar area included a number 

of conditions in relation to scale and built form matters, some aligning with the RNN provisions 

and others seeking to achieve a design outcome in alignment with outcomes sought through the 

Exemplar. This combination of standards is relevant in understanding the built form outcomes 

associated with the Halswell Commons area completed to date. In particular, the conditions 

included a maximum height of 11 metres, a maximum site coverage of 45% for standalone sites 

and 50% for duplexes and recession plane provisions (See Appendix 2 for the provisions)  

The RNN Zone Built Form Standards (see Appendix 2) enable the following built form outcome: 

 Buildings with a maximum height of 8 metres, with 11m applied to comprehensive 

developments but unlikely to be a result of PPC10 which emphasises individual lot 

development. 

 No specific requirements around location of different house types within the area. 

 Application of recession planes with the exception of duplexes. 

 Site coverage of between 40-45%, with 50% coverage unlikely given it is associated 

with comprehensive development only.  

It is anticipated that PPC10 will likely result in a greater proportion of single storey houses than 

the EO provisions and as set out in the Neighbourhood Plan, and there is no specific 

requirement to locate certain building scales to reinforce the urban form and structure of 

development under the RNN zone. It is unclear what site coverage has resulted from the 

Exemplar development to date and how this differs from the RNN provisions. As such, PPC10 is 

likely to result in a built form that is lower in scale and includes less variation in building forms 

                                                   
21 As a Restricted Discretionary Activity 
22 RMA 2019 1069 
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(similar to the Sparks Road development). I am concerned that a continuation of the urban form 

and structure developed within the Exemplar area is unlikely to occur.   

The Exemplar urban form design outcome comprises a finer grain structure based around 

perimeter blocks, with variation in height and form that reinforces key streets and spaces. This 

promotes a highly legible structure that has strong links back to the community facilities and will 

enable connectivity with the future town centre development. In summary, the design results in 

a coherent and legible urban form where higher density reinforces key routes and supports local 

facilities and public transport connections.  

Given this context, it is deemed appropriate to recommend revised provisions to ensure 

intensification results in a cohesive and legible built form in proximity to the Halswell town 

centre. This includes a building height set at a maximum of 11m. I also consider that in this 

specific context there are also benefits to requiring a certain number of 2 storey developments 

in reinforcing a taller and a more intensive urban form in proximity to the town centre.  I 

acknowledge that these additional provisions may be at risk given Government policy changes, 

but consider they are worthy of consideration given the Exemplar sought higher design 

standards than the standard RNN. 

4.3.2 Design and Appearance  

The Applicant has indicated that the Meadowlands Design Guide (covering streetscape, 

architectural controls, landscaping and fencing) will apply (via a Covenant) to the lots located 

within the PPC10 area.  This Guide applies to the existing Meadowlands subdivision (zoned 

RNN alone). The Applicant has indicated that these will achieve a similar ‘look and feel’ as 

Stage 1 of the Exemplar area. 

The EO has been subject to the Halswell Commons Architectural Controls (August 2019) 

and the Halswell Commons Landscape Guidelines were applied (see Appendix 4).  These 

provide guidance around the design of the typologies required within the EO and the design and 

layout of external spaces including fencing.  

The ‘look and feel’ of the houses included in the Meadowlands Design Guide are more 

suburban in character in contrast to those outlined in the Halswell Commons Architectural 

Controls which align with medium density house types.  The Meadowlands Guide provides for 

skillion roof options for example. Although both Guides intend to ‘encourage a built form which 

seeks to create a sense of place and identity by adopting contemporary interpretation of the 

residential Christchurch style’, the proposal to implement the Meadowlands Design Guide 

creates further uncertainty around the anticipated typologies to be delivered on the PPC10 site, 

particularly given that the sites will be developed individually. Although there are a number of 

common design elements across the two Guides including consistent cladding and roofing 

materials, colours and fencing, and these will assist to create some cohesion across the 

broader development assuming they continue to be implemented, the visual appearance of the 

development is likely to be less aligned with a medium density character when compared to the 

outcomes delivered to date and anticipated for the EO area.  

The 2019 Land Use Consent and Neighbourhood Plan included design and appearance 

standards. These focused on more specific building design elements including roof profiles 

(pitch of 28 degrees), front doors, porches and glazing, visual appearance of garages and 

carports, roof finishes and landscaping. These provisions were included to better align the 

architectural character intended for the Exemplar through the Statement of Commitment and as 
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set out in the Design Guide (i.e. a residential Christchurch style exemplified through the design 

of the late Peter Bevan).  

The RNN provisions alone cover several aspects of building appearance and design issues 

associated with medium density housing design. However, given the character of development 

delivered in the context more specific design and appearance provisions are deemed 

appropriate to respond to the objectives of the Plan associated with achieving a high quality 

built form character. These include a rule pertaining to roof pitch23 and the 2019 garage/carport 

condition24.   These provisions are considered to be reasonably practicable actions in achieving 

certainty of design outcome as anticipated for the overall Exemplar area and to better manage 

the potential for visual dominance of garages on the street in this context.  The developer is 

encouraged to implement the Halswell Commons Architectural and Landscape Guides (noting 

these are non-statutory) to better align with medium density typologies.  

4.4 Relationship to the Street and Public Open Space 

The Applicant has not outlined any specific provisions in relation to activation of the public realm 

and therefore it is assumed that the RNN provisions alone will be relied upon. They have 

however indicated that there is no commitment to providing rear lane access where lots adjoin 

the central link reserve, this is discussed further in the following section. It is noted that the 

North Halswell ODP identifies that the central green link continues through the PPC10 site, 

along with an open space aligning with the intersection of Manarola Road and Monsaraz 

Boulevard and provision of this link will still be a requirement for development under the RNN to 

be in accordance with the ODP. 

A key focus of the EO to date has included providing lots and dwellings that provide habitable 

rooms and front entrances which address the street or the reserve spaces (and in conjunction 

with rear lane access for access and garaging). In addition, road boundary fencing is limited or 

required to be semi-transparent to ensure natural supervision of public spaces and balancing 

the need for privacy. Building setbacks are specified through the Neighbourhood Plan and are 

informed by solar orientation, rear lane access, building typologies and landscape strategy 

along the street or public space edge. This approach promotes variety and amenity along the 

street, with garages located and of a size to reduce their visual dominance. Overall, there is a 

high degree of visual interaction between the buildings and the street and/or public space areas. 

The 2019 Land Use Consent included additional conditions to address the relationship between 

buildings and the street. Specifically, kitchen windows facing the street were required to be 

vertical, the south facing street elevation to include 15% glazing and buildings located towards 

the edge of blocks. 

The RNN zone has limited standards in relation to the street interface. There is a requirement 

for ground floor habitable rooms to have a window of at least 2sqm facing the street, which is a 

minimal requirement in contrast to the 2019 condition of 15% glazing facing the street. There 

are provisions in relation to fencing and garaging, but no provisions requiring front doors to face 

the street. These provisions could result in a reduction in the level of natural supervision of the 

public realm and undermine the creation of a safe environment.  They could also impact on the 

ability to implement the Halswell Common Architectural and Landscape Design Guides. In terms 

of garaging the 2019 garaging conditions are considered more appropriate in minimising the 

visual dominance of garaging on the street as discussed earlier. 

                                                   
23 Roof Pitch Rule to align with Rule 3 of the 2019 Land Use Consent  

24 Garages and Carports Rule 5 of the 2019 Land Use Consent  
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I understand that the Council Parks Unit Policy and Advisory Team Leader has raised concerns 

with the extent of public open space required by the Neighbourhood Plan. I consider that there 

are some potential refinements that could be made to the overall extent of the central green link 

as required by the North Halswell ODP that might address their concerns while balancing good 

urban design. I would not however support its removal in its entirety from an urban design 

perspective. The green spine concept provides for a high quality movement corridor and 

amenity space for residents. It is important to note that the rear lane access enables the lots to 

directly face the green spine and is an important layout consideration to achieving high quality 

outcomes. 

In summary, a high degree of visual interaction between the buildings and the street and/or 

public space areas has resulted from the development of the Exemplar. The RNN provisions 

alone are considered to be less successful with achieving a sufficient building edge, visual 

interest and a high level of overlooking of the street. Taking into account this context, the 

application of the Halswell Commons Architectural and Landscape Design Guides and adoption 

of the garaging rule from the 2019 consent are deemed appropriate.  

4.5 Street and Block Layout, Accessibility and Parking  

The Halswell Commons development to date results in a clear road hierarchy incorporating a 

highly connected network of perimeter blocks with a series of shared lanes, living streets, local 

streets and associated spaces.  The layout, which is driven by the Neighbourhood Plan and the 

associated Framework Streets, includes rear lane access for lots fronting the central reserve 

and enables vehicle access to not be visually dominant. Lot access is specifically controlled and 

aligns with the overall public space plan.  This achieves the purpose of facilitating good urban 

design outcomes including a highly connected network of streets and spaces, good local 

amenity for residents and a safe environment.  

The Applicant has indicated that the Framework Streets network outlined in the Neighbourhood 

Plan will be maintained, with the exception of the ‘Living Streets’ (multi-functional streets) and 

the rear lane access for dwelling fronting the central link reserve. However, it is unclear how 

they intend for this to be achieved. Development will be required to be in general accordance 

with the ODP, with the green spine and boulevard alignment indicated as extending through the 

PPC10 site. 

The RNN zone includes a policy framework that promotes connectivity and integration within 

and between existing areas and a comprehensive network of vehicle, cycle and pedestrian 

routes that provide safe and efficient physical links within the neighbourhood. However, there 

are limited rules within the RNN standards that support these outcomes with the exception of 

managing vehicle access and parking/garaging impacts and the ODP provides limited guidance 

on block layout.   

The Sparks Road subdivision indicates a likely design outcome under the RNN zone alone. This 

layout adopts a more traditional street layout and a less connected network. This contrasts with 

the Exemplar area’s finer grain perimeter block approach and blocks orientated around the 

central green link.  There is a risk that there will be a reduction in overall connectivity and 

permeability through the development of much larger street blocks and no rear lane access to 

enable vehicle access to not visually dominate street designs. The outcome will be dependent 

on the context in which a future subdivisions are assessed, but I am concerned that forgoing a 

comprehensive development will result in a substandard layout and design. In response to the 

high standard layout that has been developed it is deemed appropriate to consider how the 

implementation of the Framework Streets can be achieved through future subdivision. This 
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would include rear lane access to minimise the impact of vehicle access on the central green 

link required by the ODP.   

5.0 Conclusion 

This report provides an assessment of the anticipated urban design outcomes that would arise 

through implementation of proposed PPC10, which seeks to uplift the south-eastern section of 

the Meadowlands Exemplar Overlay and for future development to be subject only to the 

Residential New Neighbourhood zone (RNN) provisions of the District Plan.  The intention is to 

allow a more typical form of development in response to the difficulties the Applicant has 

experienced in progressing the Exemplar area. 

This assessment covers the key urban design considerations within the Exemplar Overlay and 

RNN Zone in relation to a range of matters. It has been necessary to make a number of 

assumptions, given limited information provided by the Applicant. 

My key opinions are as follows: 

 The Halswell Commons Exemplar process has been eroded over time through various 

consents and conditions.  Removal of the Exemplar Overlay is likely to further erode the 

intent of the Exemplar approach, resulting in a lower density of development, limited 

housing mix and a reduction in the visual interest, amenity and overall cohesiveness 

and legibility of the built form. 

 Although the consent process has proven challenging, the development undertaken to 

date has resulted in the creation of a new neighbourhood that comprises higher density 

development within walking distance of the Halswell town centre and public transport 

corridors. It comprises a range of housing types, a distinctive character and a finer grain 

structure. This results in a highly legible structure that has strong links back to the 

community facilities and will enable connectivity with the future town centre. This 

outcome aligns with the overall intent of the Exemplar to achieve a higher standard of 

development and this is the outcome residents can reasonably anticipate from the 

development of the PPC10 site.  

 Many of the reasons for selecting the site for an Exemplar Overlay development are 

unchanged including its location within walking distance of the newly created Halswell 

town centre and a key public transport corridor. The site presented an opportunity to 

achieve a distinctive, higher density development that reinforces key routes and 

supports local facilities and public transport. Forgoing the comprehensive development 

mechanism under the Exemplar with individual lot development should not mean that 

future development of the site is of a lesser scale or quality.  

 As such, the location of the PPC10 site and the adjoining urban context results in a 

unique set of parameters that deem the introduction of specific rules appropriate. These 

are considered to better achieve the intent of the RNN zone. This framework is referred 

to as the ‘Enhanced RNN Package’ and is outlined in Appendix 2).  

 It is acknowledged that these provisions may have a short shelf life given new 

Government policies and this matter is considered further by the Reporting Planner. I 

however consider that there is merit in recommending these provisions, as I am 

concerned that the removal of the Exemplar will result in a sub optimal urban design 

outcome.  

These key opinions are based on the following observations: 
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 Context and Character – It is likely that individual lot developments and the absence of 

a Neighbourhood Plan will not achieve a cohesive character anticipated by the 

Exemplar Overlay on the site and achieved to date. Given this context revised built form 

provisions as part of an ‘Enhanced RNN Package’ are considered appropriate.  

 Density and Housing Diversity – Retention of the Exemplar Overlay density standard 

of 15-18 hh/ha in this key location within walking distance of the Halswell town centre is 

considered to have merit and be an appropriate response to the context in achieving the 

objectives of the District Plan. In terms of lot sizes, to support this level of density, a 

requirement for smaller lot sizes as per the Exemplar is also considered appropriate in 

addressing housing diversity in this specific context. In addition, given the proximity of 

the site to the town centre diversity of housing types in this location by way of a 

guaranteed mix of standalone, duplex and terrace housing (and no single typology 

making up more than two thirds of the total number of residential units) as part of an 

‘Enhanced RNN Package’ is considered an appropriate outcome and will better 

achieve the RNN zone objectives. In support of these housing typologies and 

associated density of development, a site coverage of 45% for standalone houses and 

50% for duplexes and terraces is also deemed appropriate.   

 Built Form and Appearance – It is deemed appropriate to recommend revised 

provisions to ensure intensification results in a cohesive and legible built form in 

proximity to the Halswell town centre. This includes a building height set at a maximum 

of 11m. I also consider that in this specific context there are also benefits to requiring a 

certain number of 2 storey developments in reinforcing a taller and a more intensive 

urban form in proximity to the town centre.  Given the character of development 

delivered in the context more specific design and appearance provisions are also 

deemed appropriate in achieving a high quality built form character. These include a 

rule pertaining to roof pitch25 and the 2019 garage/carport condition26.   These are 

considered to be reasonably practicable actions in achieving certainty of design 

outcome as anticipated for the overall Exemplar area and to better manage the potential 

for visual dominance of garages on the street in this context. The developer is 

encouraged to implement the Halswell Commons Architectural and Landscape Guides 

(noting these are non-statutory) to better align with medium density typologies.  

 Relationship with the Street and Public Open Spaces – A high degree of visual 

interaction between the buildings and the street and/or public space areas has resulted 

from the development of the Exemplar. The RNN provisions alone are considered to be 

less successful with achieving a sufficient building edge, visual interest and a high level 

of overlooking of the street. Taking into account this context, the application of the 

Halswell Commons Architectural and Landscape Design Guides and adoption of the 

garage rule from the 2019 consent are deemed appropriate.  

 Street and Block Layout, Accessibility and Parking – There is a risk that there will 

be reduction in overall connectivity and permeability through development of much 

larger street blocks and no rear lane access to enable vehicle access to not visually 

dominate street designs. The outcome will be dependent on the context in which future 

subdivisions are assessed, but I am concerned that forgoing a comprehensive 

development approach will result in a substandard layout and design. In response to the 

                                                   
25 Roof Pitch Rule to align with Rule 3 of the 2019 Land Use Consent  

26 Garages and Carports Rule 5 of the 2019 Land Use Consent  
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high standard layout that has been developed it is deemed appropriate to consider how 

the implementation of the Framework Streets can be achieved through future 

subdivision. This would include rear lane access to minimise the impact of vehicle 

access on the central green link required by the ODP.   
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Appendix 5: Photographs of Stage 1 of the 
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Appendix 6: Neighbourhood Plan and Layers 
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Appendix 2: High Level Comparison of Policy and Rule Frameworks Between Exemplar Overlay and RNN Zone only 

PART A - SUBDIVISION CHAPTER 8 - OBJECTIVES, POLICIES AND MATTERS OF DISCRETION  

Red text is the difference between the two sets of provisions. 

RNN WITH EXEMPLAR OVERLAY (STATUS QUO) 
 

RNN ONLY (PROPOSAL) 

Objective 8.2.2 - Design and amenity and the Meadowlands Exemplar 
Overlay 

Part a  (see part a in right hand column) 
Part b   
A comprehensively planned development in the Meadowlands Exemplar 
Overlay in the Residential New Neighbourhood (North Halswell) Zone that is 
environmentally and socially sustainable over the long term  
 

8.2.2 Objective - Design and amenity and the Meadowlands Exemplar Overlay 

Only part a of the objective applies. 
a. An integrated pattern of development and urban form through subdivision and 

comprehensive development that: 
i. provides allotments for the anticipated or existing land uses for the zone; 

ii. consolidates development for urban activities; 
iii. improves people’s connectivity and accessibility to employment, transport, 

services and community facilities; 
iv. improves energy efficiency and provides for renewable energy and use; and 
v. enables the recovery of the district. 

 

RNN WITH EXEMPLAR OVERLAY (STATUS QUO) 
 

RNN ONLY (PROPOSAL) 

Policies 8.2.2.2 – 8.2.2.10  
 
All apply (THE SAME / NO DIFFERENCE) (as listed in right hand column) 
 
   

Policies 8.2.2.2 – 8.2.2.10  
 
Policy 8.2.2.2 - Design and amenity / Tohungatanga 
a. Ensure that subdivision; 

i. incorporates the distinctive characteristics of the place’s context and 
setting; 

ii. promotes the health and wellbeing of residents and communities; and 
iii. provides an opportunity to recognise Ngāi Tahu culture, history and identity 

associated with specific places, and 
iv. affirms connections between mana whenua and place, particularly with 

sites of Ngāi Tahu cultural significance 
 
Policy 8.2.2.3 - Allotments   
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a. Ensure that the layouts, sizes and dimensions of allotments created by subdivision 
are appropriate for the anticipated or existing land uses. 

b. In residential subdivisions (outside the Central City), provide for a variety of 
allotment sizes to cater for different housing types and affordability. 

 
Policy 8.2.2.4 - Identity  
a. Create or extend neighbourhoods which respond to their context and have a 

distinct identity and sense of place, by ensuring that subdivision, where relevant: 
i. incorporates and responds to existing site features (including trees, natural 

drainage systems, buildings), cultural elements and values and amenity values 
(including by taking advantage of views and outlooks); 

ii. incorporates public spaces that provide opportunities for formal and informal 
social interaction; 

iii. has a pattern of development that responds to the existing urban context; 
iv. is designed with a focus on the use of open space, commercial centres, 

community facilities, and the use of views; 
v. outside the Central City, in addition to iv., is designed with a focus on density, 

roads, land form, stormwater facilities and, in the Residential New 
Neighbourhood Zone, development requirements in an outline development 
plan, as key structuring elements; and 

vi. incorporates and responds to Rangatiratanga – the expression of te reo kawa, 
tikanga, history, identity and the cultural symbols of Ngāi Tahu. 

 
Policy 8.2.2.5 - Sustainable design  
a. Enable resource efficiency, use of renewable energy, and community safety and 

development, by: 
i. ensuring that the blocks and allotments maximise solar gain, including through 

orientation and dimension; 
ii. providing a development pattern that supports walking, cycling and public 

transport; and 
iii. ensuring visibility and interaction between private and public spaces, and 

providing well lit public spaces. 
 
Policy 8.2.2.6 - Integration and connectivity  



a. Ensure effective integration within and between developments and existing areas, 
including in relation to public open space networks, infrastructure, and movement 
networks. 

b. Ensure that the boundaries between new and existing developments are, where 
appropriate, managed to avoid or mitigate adverse effects. 

c. Outside the Central City, avoid significant adverse effects and remedy or mitigate 
other adverse effects on existing businesses, rural activities or infrastructure. 

 
Policy 8.2.2.7 - Open Space 
a. Ensure, where appropriate, the provision and development of public open space 

networks which: 
i. are accessible and safe and provide for various forms of recreation, including 

active recreation, for the health and wellbeing of communities; 
ii. outside the Central City, are within 400m of new residential allotments in 

greenfield and brownfield areas; 
iii. recognise the landscape and natural features in the wider area and link or 

connect to other green or open space, community facilities, commercial 
centres, areas of higher density residential development, landforms and roads; 

iv. recognise and protect values associated with significant natural features and 
significant landscapes, and protect or enhance ecological function and 
biodiversity; 

v. reinforce and uphold the Garden City landscape character of urban 
Christchurch City and the heritage landscapes and plantings of Banks Peninsula 
townships and settlements; 

vi. provide access to heritage places and natural and cultural landscapes including 
the coastline, lakes and waterways and wetlands; and 

vii. strengthen the relationship that Ngāi Tahu and the community have with the 
land and water, including by protecting or enhancing natural features, 
customary access, mahinga kai and sites of Ngāi Tahu cultural significance 

viii. identified in Schedule 9.5.6.1, and by recognising other sites of Ngāi Tahu 
cultural significance identified in Appendix 9.5.6 where practicable. 

 
Policy 8.2.2.8 - Urban Density 

a. Subdivision in the Residential Medium Density Zone must enable development 
which achieves a net density of at least 30 households per hectare. 

b. In the Residential New Neighbourhood Zone residential development areas: 



i. a minimum net density of 15 households per hectare shall be achieved 
when averaged across the whole of the residential development area within 
the relevant outline development plan, except: 
A. in the Residential New Neighbourhood (Prestons) Zone a minimum net 

density between 13 and 15 households per hectare shall be achieved; 
and 

B. in areas shown on an outline development plan as being subject to 
development constraints; 

ii. any subdivision, use and development which results in a residential net 
density lower than the required density shall demonstrate, through the use 
of legal mechanisms as appropriate, that the residential net density required 
across residential development areas of the outline development plan can 
still be achieved; and 

iii. except as provided for in (ii) above, where an application is made for 
subdivision that would not achieve the required residential density, Council 
will regard all owners of greenfield (undeveloped) land within the outline 
development plan area as affected parties. 

c. In the Residential New Neighbourhood Zone, encourage higher density housing 
to be located to support, and have ready access to, commercial centres, 
community facilities, public transport and open space, and to support well 
connected walkable communities. 

d. Subdivision in the Residential Central City Zone must enable development which 
achieves a net density of at least 50 households per hectare. 

 
Policy 8.2.2.9 - Outline Development Plans (partly relevant as already prepared) 

c. Subdivision, use and development shall be in accordance with the development 
requirements in the relevant outline development plan, or otherwise achieve 
similar or better outcomes. 

 
Policy 8.2.2.10 Comprehensive residential development 

a. In the Residential New Neighbourhood Zone, encourage comprehensive 
residential developments that are in accordance with the relevant outline 
development plan as a means of achieving coordinated, sustainable and efficient 
development outcomes 

  



Policy 8.2.2.12: Meadowlands Exemplar Overlay Comprehensive 
Development    
 

a. Ensure that the Meadowlands Exemplar development is 
comprehensively planned and designed through development of, and 
giving effect to, an overarching vision that: 
i. responds positively to the local context of each area; 

ii. produces short and long-term positive environmental, social, 
and mana whenua outcomes; 

iii. fully integrates subdivision layout with potential land use; 
iv. integrates residential development with the supporting range of 

local community facilities and services that support residents' 
daily needs; 

v. achieves an efficient and effective staging of the provision and 
use of infrastructure, stormwater management networks, parks, 
and open space networks that is integrated with land use 
development; 

vi. provides good access to facilities and services by a range of 
transport modes through the provision of integrated movement 
networks of roads, public transport, cycle, and pedestrian 
routes; 

vii. shows infrastructure and movement routes that are fully 
integrated with existing adjacent communities and enables 
connectivity with other undeveloped areas; 

viii. avoids or adequately mitigates risks from natural hazards and 
geotechnical characteristics of the land; 

ix. remediates contaminated land; 
x. utilises opportunities to enhance tangata whenua values, 

particularly indigenous biodiversity and mahinga kai; 
xi. recognises Ngāi Tahu cultural and traditional associations with 

the Otautahi landscape; and 
xii. avoids interim land use and development compromising the 

integrity and viability of infrastructure provision and community 
development.  

 

- 

 

https://districtplan.ccc.govt.nz/common/user/contentlink.aspx?sid=124120
https://districtplan.ccc.govt.nz/common/user/contentlink.aspx?sid=123578
https://districtplan.ccc.govt.nz/common/user/contentlink.aspx?sid=124064
https://districtplan.ccc.govt.nz/common/user/contentlink.aspx?sid=123628
https://districtplan.ccc.govt.nz/common/user/contentlink.aspx?sid=123816


  
 

RNN WITH EXEMPLAR OVERLAY (STATUS QUO) 
 

RNN ONLY (PROPOSAL) 

Matters of Discretion 8.8.9 - Additional matters for Subdivision in RNN  
 
All apply (THE SAME / NO DIFFERENCE) (as listed in right hand column) 
 
 

Matters of Discretion- Additional matters for Subdivision in  RNN – 
8.8.9 
 
Integration, context and placemaking – 8.8.9.1 

a. Whether the subdivision integrates with the existing context 
including retention of existing natural and built features, 

b. adjacent patterns of development and potential visual and 
physical connections. 

c. Whether the subdivision responds to and complements the 
design and layout of adjacent blocks, streets and open 

d. spaces. 
e. Whether the subdivision provides for adjoining land within the 

outline development plan to be developed in accordance 
f. with Residential New Neighbourhood standards and the 

outline development plan. 
g. Whether the subdivision contributes to the sense of place 

envisaged in the outline development plan, drawn from its 
h. context and delivered through the block, street and open 

space layout, to the configuration of allotments and elements 
of 

i. the open space. 
 
Subdivision Design – including provision for a range of housing types – 
8.8.9.2 

a. Whether the subdivision provides allotments that will enable 
diversity of housing types. 

b. Whether the subdivision provides allotments that are 
orientated to provide for solar gain. 

c. Whether the subdivision distributes allotments for higher 
density building typologies to support community and 
commercial facilities and public transport and create a critical 



mass of activity and focus for development and provide a 
logical and legible development form. 

d. Whether the subdivision locates larger allotments on corner 
sites to provide for larger scale building typologies to assist 
neighbourhood legibility. 

e. Whether the subdivision has dimensions and orientation which 
will provide for efficient vehicle access and parking that is safe 
for pedestrians and cyclists, and that does not compromise the 
quality of current or future public or private space. 

f. Whether the subdivision provides allotments that retain the 
central areas of blocks for open space or shared vehicle 
accesses. 

g. Whether the subdivision provides an allotments pattern that 
will promote complementary housing typologies to protect the 
privacy and outlook of adjacent sites and existing residential 
properties. 

h. Whether the subdivision provides an allotments pattern that 
will promote a consistent built interface with the street and 
minimises the use of rear allotments. 

 
 
 
 
Movement networks – 8.8.9.3 

a. Whether the subdivision provides for a comprehensive 
network of vehicle, cycle and pedestrian routes that provide, 
maintain or enhance safe and efficient physical and visual links 
within the neighbourhood and to surrounding 
neighbourhoods. 

b. Whether the subdivision includes road widths which are 
sufficient for the current and any identified future function of 
the road. 

c. Whether the subdivision includes road design which 
contributes toward a speed environment that is compatible 
with street function and adjacent land uses. 

d. Whether the subdivision minimises the use of rights of way. 



 
Public spaces (including interaction between private and public 
spaces) - 8.8.9.4 

a. Whether the subdivision provides public open space that can 
incorporate large scale tree planting, and low impact design 
features. 

b. Whether the subdivision provides allotments that enable a 
high level of visual interaction with the street and other public 
open spaces, without unnecessary visual barriers. 

c. Whether the subdivision promotes a cohesive street scene and 
neighbourhood. 

 
RD15 Relevant Standards 

a. The subdivision and land use consent application shall be processed together.  
a. Buildings shown in the comprehensive subdivision and land use consent application 

shall meet the following built form standards: 
i. Maximum height of any building : 11m. 
ii. Maximum number of storeys in buildings: 3. 
iii. Minimum number of storeys for residential buildings facing the Key Activity Centre: 

2.  
iv. Where the standards in i. iii. inclusive above are not met, the activity status shall 

remain Restricted Discretionary with the Council's discretion restricted to the 
matters set out in Rule 8.8.15.13. 

c. The comprehensive subdivision and land use consent application shall be accompanied 
by a Neighbourhood Plan which shall cover a minimum area of 8ha and address the 
matters set out at Rule 8.6.13. 

d. The comprehensive subdivision and land use consent application shall be: 
i. for a developable area of at least 7000m2 within the 8ha Neighbourhood Plan area; 

and 
ii. in accordance with the outline development plan in Appendix 8.10.4A, except that: 

A. Where open space is shown on an outline development plan and that land is 
not required by the Council as a recreation reserve or local purpose reserve 
then that land can be developed for residential purposes in accordance with 
the wider outline development plan intentions. 

i. Where the comprehensive subdivision and land use consent application is not in 
accordance with the outline development plan in Appendix 8.10.4, the application 

- 



status shall remain restricted discretionary, with the  Council's discretion restricted 
to the Matters set out in Rule 8.8.15.7. 

e. The comprehensive subdivision and land use consent application may include future 
development allotments.  

f. The comprehensive subdivision and land use consent application shall contain 3 or more 
of the following building typologies: 
i. Standalone House; 
ii. Duplex; 
iii. Terrace; 
iv. Apartment; 

with no single typology making up more than two thirds of the total number of 
residential units. 

g. The comprehensive subdivision and land use consent application shall only be in 
accordance with the Meadowlands Exemplar approved by the Council on 24 April 2014.  

h. The activity standard specified in Rule 8.6.8(e). 
 
Matters of Discretion 8.8.15 Residential New Neighbourhood zone ODPs – North Halswell 
(Meadowlands Exemplar) and East Papanui   
 
8.8.15.1 Placemaking context and heritage 
a. Whether the subdivision, site and building design and allotment layout: 

i. addresses the existing context, including retention of natural and built features, 
adjacent patterns of development and potential visual and physical 
connections; 

ii. creates a distinctive identity; 
iii. distributes allotments for higher density building typologies to support 

community and retail facilities and public transport, and create a critical mass 
of activity and focus; 

iv. locates larger allotments on corner sites to provide for larger scale 
multi residential unit building typologies that address adjacent streets and 
open spaces and assist neighbourhood legibility; 

v. provides public and private space, including communal space that is usable 
and accessible, incorporates large scale tree planting, and low impact design 
features; 

vi. responds to, and complements the design and layout of adjacent blocks, streets 
and open spaces; 
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vii. has dimensions and an orientation which provide for efficient vehicle 
access and, where provided, parking, including garage spaces, that is safe for 
pedestrians and cyclists, and does not compromise the quality of current or 
future public or private space; 

viii. promotes building typologies that protect the privacy and outlook of 
adjacent sites; 

ix. promotes building typologies that retain the central area of the block for open 
space or shared vehicle access; and 

x. minimises the use of rear allotments and long cul-de-sacs. 
b. Whether in relation to Spreydon Lodge the: 

 
i. use of the lodge and its curtilage is compatible with its heritage values, 

including historic heritage trees, whilst enabling its viable economic use, as 
informed by advice from: 
A. a historian or architectural historian as part of the 

comprehensive subdivision and land use consent application; 
B. a qualified arborist to determine the age, health, species, historical and 

scientific significance of the trees. 
 
8.8.15.2 Building typology, mix and location 

a. Whether there is a sufficient mix of the following residential unit types: 
i. standalone house; and 

ii. duplex; and 
iii. terrace; and 
iv. apartment; 

b. Whether residential unit typologies are integrated with other typologies 
across the block to provide a cohesive street scene and neighbourhood, and 
good levels of privacy and daylight. 

c. Whether the distribution of residential unit typologies across the 
development complements and supports the location of community 
facilities provided as part of the comprehensive subdivision and land use 
consent application. 
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d. Whether the location of residential units (including location of residential 
units) to the edge of the block, and/or the location of terrace dwellings 
parallel to the street:  

i. address and provide surveillance to the street; 
ii. protect privacy of adjacent neighbours; 

iii. protect and enhance private back yards and planting opportunities at scale; 
and 

iv. allow for the comprehensive management of vehicle access and car parking. 
e. Whether multiunit, multi-storey building typologies are located at corner 

sites in order to: 
i. improve way finding and distinction of streets; 

ii. enable orientation of the building toward both adjacent streets in a manner 
which emphasises these corners; 

iii. utilise the increased access to light and outlook provided by the street 
edges; and 

iv. provide efficient site access for vehicles and pedestrians. 
f. Whether an appropriate building typology is located on an 

appropriate site to achieve a balance of open space to buildings across the 
block and on the site and which provides for: 

i. tree and garden planting; 
ii. pedestrian and vehicle access; 

iii. a high level of visual interaction between the building and street or other 
public space; 

iv. single level typologies on larger sites and smaller houses on smaller sites; 
and 

v. minimisation of building footprint and hard surfaces. 
g. Whether garages and parking, where provided, are secondary to habitable 

spaces, both with respect to size and expression of form, and are 
incorporated into the overall site and building design especially when 
accessed off streets. 

 
8.8.15.3  Relationship to street and public open spaces  

a. Whether the subdivision design: 
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i. provides allotments, which enable the construction of buildings, that 
provide habitable rooms and front entrances which address the street, 
open space or reserves that are adjacent to or opposite the allotment; 

ii. minimises the visual dominance, of access on the streetscape or adjacent 
open space; 

iii. avoids allotments which necessitate the erection of bunds or large visually 
impermeable fencing adjacent to the street, lane or other publically 
accessible open space to create privacy; 

iv. ensures there is sufficient tree and garden planting particularly in regard to 
road frontage, building entrances, boundaries, accesses car parking and 
stormwater management areas to visually soften the built form and 
associated areas of paving; and 

v. ensures that building setbacks provide for variety and amenity in the 
streetscape, recognising the orientation of the street, while reducing 
building dominance. 

 
8.8.15.4.Fences between residential units and road boundary 

a. Whether any fences constructed in the space between the road boundary and the 
residential unit will adversely affect surveillance of the street from the ground floor 
glazing in the residential unit. 

 
8.8.15.5.Road network, access and parking 

a. Whether: 
i. direct access on to State Highways, other than access in accordance with 

the Outline Development Plan in Appendix 8.10.4, would result in adverse 
effects on the safety or efficiency of the State Highway; 

ii. the road, cycle and pedestrian features integrate in a practical and 
functional manner with the adjoining existing road network, cycle, and 
pedestrian routes and allows for future connections to the wider 
neighbourhood; 

iii. the road layout and width within the comprehensive development area 
achieves a safe, well connected, multi modal, and highly permeable 
movement network and supports a functional hierarchy of streets with 
appropriate public transport facilities; 

iv. any reduction in legal road width or road reserve is balanced with private 
and/or public space amenity, including large scale tree planting; 
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v. the design defines the identity, entry point, and function of lanes through: 
A. A shared vehicle and pedestrian access with no defined footpath; 
B. variation in lane clearway through design by tightening, extending 

and terminating views within a lane; 
C. a consistent character; and 
D. the use of landscape treatment including changes in paving material 

and tree and garden planting; and 
 
8.8.15.6  Infrastructure (not relevant) 
 
8.8.15.7 Compliance with the ODP 

a. Whether the departure from the layout in the outline development plan is 
appropriate taking into account: 

i. the overall vision and intent as expressed in the Neighbourhood Plan; and 
ii. any actual or potential impact on the delivery of integrated infrastructure 

including road, water, wastewater, 
iii. stormwater and open space across the whole outline development plan 

area. 
 
8.8.15.8 Water supply for firefighting (not relevant) 
 
8.8.15.9 Outdoor living spaces 

a. Whether the level, location or configuration of outdoor living space will provide for 
the needs of occupants, taking into account: 

b. In relation to the amount of outdoor living space: 
i. provision of publicly available space on, or in close proximity to, the site to 

meet the needs of occupants now and in the future; 
ii. the size of the residential unit serviced by the space and the demands of the 

likely number of occupants now and in the future; and 
iii. compensation by alternative space within buildings with access to ample 

sunlight and fresh air. 
c. In relation to the location and configuration of outdoor living space: 

i. allocation between private and communal outdoor living spaces within the 
site to meet the current and future needs of occupants of the site; 

ii. easy accessibility of outdoor living space to all occupants of the site; 
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iii. design of communal space to clearly signal that it is for communal use and 
meets the needs of occupants and provides a high level of residential 
amenity; 

iv. the adverse effects of any additional loss of mature onsite vegetation 
and/or spaciousness of the area. 

 
8.8.15.10 Service, storage and waste management spaces  

a. Whether, there is sufficient useful and functional service, waste management, and 
storage space, taking into account: 

i. the adequacy of the amount of space to store rubbish and recycling, 
whether communal, outdoor or indoor; 

ii. the adequacy of the volume of space provided for personal storage; 
iii. the convenience of the location of rubbish and recycling space for residents; 
iv. how the lack of screening of any outdoor service space will adversely affect 

the visual amenity within the site and of any adjoining site, activity, or the 
street scene; 

v. the size and flexibility of the residential unit layout to provide other indoor 
storage options where an indoor storage space is not provided for each 
unit; and 

vi. the adequacy, accessibility and convenience of alternative storage areas 
provided on the site where indoor storage space is not provided for each 
residential unit. 

 
8.8.15.11 Minimum unit size – incl reference to social housing 

a. Whether the unit size is appropriate taking into account: 
vii. the floorspace available and the internal layout and their ability to support 

the amenity of current and future occupants; 
viii. other onsite factors that would compensate for a reduction in unit sizes e.g. 

communal facilities; 
ix. scale of adverse effects associated with a minor reduction in size in the 

context of the overall residential complex on the site; and 
x. any social housing requirements. 

 
8.8.15.12 Consistency with Statement of Commitment to Exemplar housing 
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a. Whether the comprehensive subdivision and land use consent is consistent with the 
“Meadowlands An Exemplar Housing Development Statement of Commitment" as 
approved by the Council on 24 April 2014. 

 
8.8.15.13Height, minimum and maximum storeys 

a. Whether the increased height intrusion would result in buildings that: 
i. remain compatible with the scale of other buildings anticipated in the area; 

or 
ii. do not compromise the amenity of adjacent properties; taking into account: 

A. The visual dominance of proposed buildings on the outlook from 
adjacent sites, roads and public open space in the surrounding area, 
which is out of character with the local environment; 

B. Overshadowing of adjoining sites internal and external living spaces; 
C. Any potential loss of sunlight admission to internal living spaces in 

winter with regard to energy utilisation;  
D. Any loss of privacy through being over-looked from neighbouring 

buildings; 
E. Whether development on the adjoining site, such as large building 

setbacks, location of outdoor living spaces, or separation by land 
used for vehicle access, reduces the need for protection of adjoining 
site from overshadowing; 

F. The ability to mitigate any adverse effects of height breaches 
through increased separation distances between the building and 
adjoining site, the provision of screening or any other methods; and 

b. Whether any additional stories within the 11m height limit would create unduly 
confined spaces with limited usability. 

c. Whether there is an inappropriate step change in heights between the Key Activity 
Centre and the exemplar area. 
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PART B - CHAPTER 8 RESIDENTIAL - OBJECTIVES, POLICIES AND MATTERS OF DISCRETION  

RNN WITH EXEMPLAR 
OVERLAY (STATUS QUO) 
 

RNN ONLY (PROPOSAL) 

Objective 14.2.5 – RNN ZONE 
 
All apply (THE SAME / NO 
DIFFERENCE) (as listed in right 
hand column) 
 

Objective 14.2.5 – RNN  ZONE 
Co-ordinated, sustainable and efficient use and development is enabled in the Residential New Neighbourhood Zone. 

Policy 14.2.5.1 – Outline 
Development Plans  
 
All apply (THE SAME / NO 
DIFFERENCE) (as listed in right 
hand column) 
 

Policy 14.2.5.1 – Outline Development Plans  
a. Use and development shall be in accordance with the development requirements in the relevant Outline development plan, or 

otherwise achieve similar or better outcomes, except as provided for in Clause b. in relation to any interim use and 
development. 

b. Interim use and development shall not compromise the timely implementation of, or outcomes sought by, the Outline 
development plan. 

c. Recognise that quarrying activities and other interim activities may be a suitable part of preparing identified greenfield priority 
areas for urban development, provided that their adverse effects can be adequately mitigated and they do not compromise 
use of the land for future urban development.  

 
14.2.5.2 –Comprehensive Residential development  

a. Encourage comprehensive residential developments that are in accordance with the relevant outline development plan as a 
means of achieving co-ordinated, sustainable and efficient development outcomes. 

 
14.2.5.3 Development Density 

a. In residential development areas, achieve a minimum net density of 15 households per hectare, when averaged across the 
whole of the residential development area within the relevant outline development plan, except: 

i. in the Residential New Neighbourhood (Prestons) Zone where the minimum net density is between 13 and 15 
households per hectare; and 

ii. in areas shown on an Outline development plan as being subject to development constraints. 
b. Except as provided for in (a)(i) and (ii) above, any use and development which results in a net density lower than the 

required net density shall demonstrate, through the use of legal mechanisms as appropriate, that the net density required 
across residential development areas of the outline development plan can still be achieved. 
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c. Except as provided for in (a) and (b) above, a proposal for use and development which results in a net density lower than the 
required net density will result in other owners of greenfield (undeveloped) land within the outline development plan area 
being identified as affected parties (where they have not given written approval). 

d. Encourage higher density housing to be located to support, and have ready access to, commercial centres, community 
facilities, public transport and open space; and to support well-connected walkable communities. 

 
14.2.5.4 – Neighbourhood Quality and Design 

a. Ensure that use and development: 
iii. contributes to a strong sense of place, and a coherent, functional and safe neighbourhood; 
iv. contributes to neighbourhoods that comprise a diversity of housing types; 
v. retains and supports the relationship to, and where possible enhances, recreational, heritage and ecological features 

and values; and 
vi. achieves a high level of amenity. 

 
14.2.5.5 – Infrastructure servicing for developments (less relevant) 
 
14.2.5.6 Integration and Connectivity 

a. Ensure effective integration within and between developments and existing areas, including in relation to public open 
space networks, infrastructure and movement networks. 

b. Ensure that the boundaries between new and existing developments are, where appropriate, managed to avoid or mitigate 
adverse effects. 

c. Avoid significant adverse effects and remedy or mitigate other adverse effects on existing businesses, rural activities or 
infrastructure. 

 
14.2.5.7 – Taonga of significance to tangata whenua (less relevant) 
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PART C – BUILT FORM STANDARDS  

 2014 Exemplar 
Overlay 
 

Neighbourhood Plan 2019 
and Consents to date 1 

RNN PPC10  Enhanced RNN Package 
(Recommendations 
beyond standard RNN 
provisions) 

Process Design led process – 
comprehensive 
subdivision and land use 
consent  

Neighbourhood Plan required as 
part of comprehensive land use 
and subdivision consent. Various 
consents to depart from Rules 
and NP layout resulting in loss of 
block-scaled development. 

Separate subdivision and land 
use process without NP 
Comprehensive development 
possible if net site area of 
6,000sqm2 
Subdivision to be in accordance 
with ODP34 

RNN process of separate 
subdivision and land use consents 
without NP. 
Applicant states that will be in 
general accordance with ODP. 

- 

Density Statement of 
Commitment 15-18 hh/ha 

Subdivision /Land Use Consent – 
17.4 hh/ha 
 

At least 15 hh/ha5 At least 15hh/ha, but 
contradictory response in RfI 

15-18 hh/ha 

Lot Sizes Just over a third of lots 
more than 400m2; one 
third 300-400m2, 
remainder smaller. 

Trend towards larger lots and 
more standalone housing 

Min lot size 300sqm, except that 
20% of lots in subdivision may 
be 180-299sqm in size. 
Corner lots min 400sqm6 
 
 

RNN min lot size 300sqm. 
Applicant states that lot size 
diversity can be achieved by Table 
8A/Rule 8.6.11 – but only 
mandatory part is 400sqm for 
corner lots.  

4oo+sqm – Just over one third 
300-400sqm – one third 
Less than 300sqm – one third 
 

Affordability One third of new homes 
at specified affordable 
prices, incl 10% shared 
ownership and 12.5% 
affordable by design 

Provisions dropped and 
addressed through variety of lots 
sizes and housing typologies 

No provisions Nothing specified by Applicant 
and no requirements in RNN. 

- 

Homestar 6 Homestar 6 energy 
efficiency standards 
 

Energy efficiency standards but 
reduced below Homestar 6 (still 
above Building Code) in 2019 
consent. 

No provisions Nothing specified by Applicant 
and no requirements in RNN. 

- 

 
1 Land Use Consent 19/539473 Stage 1 largest area (54 lots) and outlines 17.3 hh/ha if 133 dwellings developed. Approved Neighbourhood Plan R23 consent 19/560936 and covers whole Exemplar Overlay Area. 
Indicates 130 households in first area, 138 in second half (PC area) giving a total of 268 households. See Planning Officers Report for more details. 
2 District Plan Provision 8.6.11.c 
3 District Plan Provision 8.6.11.a and 14.12.2.16 
4 District Plan Appendix 8.10.4 North Halswell ODP 
5 District Plan Provision 8.6.11.b 
6 District Plan Provision 8.6.11.d/Table 8 



Typologies Three or more of: 
standalone house, duplex, 
terrace and apartment 
with no more than 2/3 of 
total no. of units.  
Prevalence of two storey 
designs, with some 3 
storey eg walk-up 
apartments.7 

Typologies set by the 
Neighbourhood Plan 

 Nothing specified by Applicant 
and no requirements in RNN, 
except that market preference for 
single storey houses. 

No single typology making up 
more than two thirds of the 
total number of residential 
units. To include: 
- Standalone 
- Duplex 
- Terrace 
A percentage of two storey 
dwellings via a new rule 

Central 
Reserve / 
Parks 

Central link reserve with 
rear lane access, with 
houses fronting reserve. 
 

Central link reserve retained with 
rear lane access. 
Reduction in size of parks in 
favour of widened connections. 
Neighbourhood Plan 

 No commitment to rear lane 
access. 
 

Rear lane access for lots 
fronting Central Reserve Link 

Layout Specific sites specified for 
two-storey, corner sites  

Multi-units not consistently on 
corner sites. 
Framework Streets including 
Living Streets. 
Neighbourhood Plan. 

 Same Framework Streets network 
as NP (but no commitment to 
Living Streets and rear lane 
access). 
RNN provisions 

Framework Streets, including 
rear lane access via a rule or 
assessment matter mechanism 

Height  Maximum height 11m Condition of Consent – 11m 
height 

Maximum height 8m 
Comprehensive residential 
development 11m 
If subdivision of more than 
6000sqm designed in integrated 
way can have 3 storey 
development.8 

RNN provisions 
 

Maximum height 11m 

Recession 
Plane 

 Condition of Consent – Recession 
Planes. 

As per 14.12.2.4 at a point 2.3m  RNN provisions  

Relationship 
with Street 

Houses front street with 
porches, min 15% glazing 
and vertically orientated.  

Condition of Consent – Front 
doors and porches facing street 
with min 15% glazing and 
vertically orientated.  

Ground floor habitable space 
with a window of at least 2sqm 
facing road boundary9 

RNN provisions Application of the Halswell 
Commons Architectural 
Controls (August 2019) and 
Landscape Guidelines 

Setbacks Neighbourhood Plan? Setbacks still as per 
Neighbourhood Plan, buildings 
towards edges of blocks. 

Internal boundary 1m, or 
1.8m if adjoining site has ground 
floor habitable window within 

RNN provisions   

 
7 District Plan Provision 8.8.15.2.a 
8 District Plan Provision 14.12.2.1 
9 District Plan Provision 14.12.2.12 



 
 

1.8 of common internal 
boundary 
0m if shared common wall10 
3m from internal  boundary with 
living area window (4m above 
ground)11 
Road boundary setback 4m.12 

Site 
Coverage 

No provisions as 
comprehensive 
development 

 40% for sites with a net site area 
of 300sqm and over / if under 
45% coverage 
Comprehensive development 
50%13 

RNN provisions 45% for standalone houses 
50% for duplexes and 
terraces/comprehensive 
development 

Fencing and 
Landscaping 

Application of Halswell 
Commons Landscape 
Guidelines which includes 
fencing typology 
guidelines and 
recommended Plant 
Palette. 

Consent Condition - Landscaping 
and fencing Guidelines (Front 
Yard Landscape Guideline). 

Road frontage excluding access 
2m deep landscape strip (does 
not apply to comprehensive 
development)14 
Fencing max height in building 
setback 1.2m (excluding 
between two residential zoned 
properties)15 

Assume Meadowlands Design 
Guide applies. 
 
RNN provisions 
 

Application of the Halswell 
Commons Landscape 
Guidelines  

Outdoor 
Living Space 

 Condition of Consent – 30sqm 
OLS 

Residential unit (2 bed or more) 
min total area 30sqm with min 
private are of 16sqm (4m min 
dimension)16 

RNN provisions   

Parking and 
garages 

Per Neighbourhood Plan 
and overall design 

Conditions of Consent – The 
width any garage or carport on a 
site with a width less than 9.5m 
shall be restricted as to maintain 
a setback of at least 3m to one 
side internal boundary for the 
depth of the garage or carparot. 
Any garage/carport shall be 
setback further from any road 

Parking areas separated from 
adjoining roads by planting or 
fencing.  
 
Garages not to comprise more 
than 50% of ground floor 
elevation and no more than 
6.5m wide. If door facing access 

Assume RNN standards and 
Meadowlands Design Guide 

Application of the Halswell 
Commons Architectural 
Controls (August 2019) 
 
2019 Condition of Consent- 
Garaging/Carport Rule 
 

 
10 District Plan Provision 14.12.2.5 
11 District Plan Provision 14.12.2.6 
12 District Plan Provision 14.12.2.11 
13 District Plan Provision 14.12.2.2 
14 District Plan Provision 14.12.2.7 
15 District Plan Provision 14.12.2.8 
16 District Plan Provision 14.12.2.3 



boundary than the façade of the 
unit that faces the same road 
boundary. 

or round min garage setback 
shall be 5.5metres17. 
 

Roof pitch Minimum pitch of 28 
degrees with open gable 
ends at both ends of 
highest ridge.  
No hip roofs facing the 
street 

Condition of Consent- Roof pitch   Meadowlands Design Guide – 
includes gable roofs and pitch 
details. 
 

Application of the Halswell 
Commons Architectural 
Controls (August 2019) 
2019 Condition of Consent- 
Roof pitch rule 

Materials Architectural Controls 
(August 2019) include 
External Building 
Materials. Roofs – no tiles 
and shingles 
 

Condition of Consent - Materials  Meadowlands Design Guide – 
includes external building 
materials list. 

Application of the Halswell 
Commons Architectural 
Controls (August 2019) and 
Landscape Guidelines (June 
2019) 

Min unit 
sizes 

  Studio – 35sqm 
1 bed – 45sqm 
2 bed - 60sqm 
3+ bed – 90sqm18 

RNN provisions  

Design 
Guide / 
Covenant 

Haslwell Common 
Architectural Controls 
(August 2019) (assume an 
earlier version applied). 
Application of Halwell 
Commons Landscape 
Guidelines. 

Haslwell Common Architectural 
Controls (August 2019) (assume 
an earlier version applied). 
Application of Halwell Commons 
Landscape Guidelines. 

RNN ‘Creating New 
Neighbourhoods A design guide 
for Christchurch - CCC 

Meadowlands Design Guide and 
Landscape Guidelines? 

Application of the Halswell 
Commons Architectural 
Controls (August 2019) and 
Landscape Guidelines (June 
2019) 

 

 

 
17 District Plan Provision 14.12.2.9 / 14.12.2.10 
18 District Plan Provision 14.12.2.14 
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