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BRIEFING 

Christchurch City Council intensification planning 

instrument: Referred recommendation on Piko 

Residential Character Area 

Date: 10 December 2025 Priority: Urgent 

Security classification: In Confidence Tracking number: BRF-6504 

 

 Action sought Response by 

Hon Chris Bishop 

Minister Responsible for 
RMA Reform 

 Please record your 
decisions on the 
recommendations within this 
briefing. 

 Please review and sign the 
letter in Appendix 1. 

19 December 2025 

Hon Chris Bishop 

Minister of Housing 

 

Hon Penny Simmonds 

Minister for the Environment  

Copy for your information. N/A 

 

Actions for Minister’s office staff 

Return the signed briefing to the Ministry for the Environment  
  

 

Appendices and attachments 

Appendix 1: Draft letter to the Mayor of Christchurch on your decision 

Appendix 2: 
Letter from Christchurch City Council referring rejected Independent Hearings 
Panel recommendations 

Appendix 2A: 
Addendum to letter from Christchurch City Council referring rejected Independent 
Hearings Panel recommendations 

Appendix 3: 
Email from Christchurch City Council about its decision on the zoning for the Piko 
Residential Character Area 

Appendix 4: Summary timeline of Christchurch City Council’s Plan Change 14 

Appendix 5: Summary of key documents in the Intensification Streamlined Planning Process  

Appendix 6: 
Detailed analysis and recommendation for decision under clause 105 of 
Schedule 1 of the Resource Management Act 1991 

Appendix 7: 
Excerpts from the Independent Hearings Panel’s recommendations report and 
addendum to its report 

Appendix 8: Excerpts from the Council’s Plan Change 14 notification documents 

Appendix 9: Excerpts from submissions and hearings evidence 

Appendix 10: Excerpts from selected IHP minutes 

S 9(2)(a)
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Appendix 11: 
Correspondence between Ministry for the Environment officials and Christchurch 
City Council staff  

Appendix 12: Map and images of the Piko Residential Character Area  

 

Contact for telephone discussion (if required) 

Name Position Telephone 1st contact 

Jessica Ranger General Manager   

Stephanie Gard’ner Responsible Manager   ✓ 

 

The following departments/agencies have been consulted 

N/A. 

 

Minister’s office to complete:  Approved  Declined 

 Noted  Needs change  Seen 

 Overtaken by Events  See Minister’s Notes  Withdrawn 

 

Minister’s Comments 

S 9(2)(a)

S 9(2)(a)
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BRIEFING 

Christchurch City Council intensification planning instrument: 

Referred recommendation on Piko Residential Character Area 

Date: 10 December 2025 Priority: Urgent 

Security classification: In Confidence Tracking number: BRF-6504 

Purpose 

1. This briefing seeks your decision on recommendations relating to the Piko Residential 

Character Area (RCA) referred to you by Christchurch City Council (the Council) on its 

Intensification Planning Instrument, Plan Change 14 (PC14). 

Key points 

2. Your decision is about applying a qualifying matter to protect special character around 

Piko Crescent in Riccarton, Christchurch. 

3. The Council first referred the Independent Hearings Panel’s (IHP) recommendation along 

with its own alternative recommendation for the Piko RCA to you on 24 February 2025, 

but it had not decided on the underlying zoning for the area. You deferred your decision 

until the zoning was confirmed.  

4. On 19 September 2025, the Council made the underlying medium density residential 

zoning for the Piko RCA operative. 

5. You must now decide to accept or reject the IHP’s recommendation. If you reject the 

IHP’s recommendation you must decide whether to accept or reject the Council’s 

alternative recommendation.1 

6. The IHP recommended retaining the provisions from the operative district plan2 for the 

Piko RCA but reducing the extent of the RCA. The Council's alternative recommendation 

is to remove the Piko RCA. 

7. We recommend you reject the IHP's recommendation and accept the Council's 

alternative recommendation. We consider the Council's alternative recommendation to 

remove the Piko RCA is more consistent with the requirements of the Resource 

Management Act 1991 (RMA) to apply the medium density residential standards. 

8. If you agree with our recommendations, we recommend you send Christchurch Mayor, 

Phil Mauger, the letter in Appendix 1 to notify the Council of your decision and the 

reason for your decision. 

 
1 As required by clause 105 of Schedule 1 of the Resource Management Act 1991. 
2 References to the operative district plan refer to Christchurch City Council’s operative district plan 

when Plan Change 14 was notified. 
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Recommended action 

The Ministry for the Environment recommends you:  

1. Agree to:  

a. reject the Independent Hearings Panel’s recommendation; 

b. accept Christchurch City Council’s alternative 

recommendation; 

c. the following reason for your decision: 

I consider the Council’s alternative recommendation to 

remove the Piko Residential Character Area is more 

consistent with the requirements of the Resource 

Management Act 1991 to apply the medium density 

residential standards. 

Agree / Disagree 

2. Sign the letter to the Mayor of Christchurch included in Appendix 

1 notifying the Christchurch City Council of your decision and the 

reason for your decision 

Agree / Disagree 

3. Note officials will provide additional material relevant to your 

decision (such as submissions and hearings evidence) on request 
Noted 

4. Agree this briefing and appendices will be released proactively on 

the Ministry for the Environment’s website within the next eight 

weeks 

Agree / Disagree 

If you would like to make different decisions from those recommended 
by officials, or would like to discuss the recommendations: 

5. Meet with officials for further discussion. 

 

Agree / Disagree 

 

 

 

 

 

 

Stephanie Gard’ner  

Manager, Urban Policy  

Ministry for the Environment 

 

10 / 12 / 2025 

 

 

 

 

 

 

Hon Chris Bishop 

Minister Responsible for RMA Reform 

 

 

___ / ___/ 2025 
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Background 

1. On 24 February 2025, the Council wrote to you (Appendix 2) to refer 20 rejected 

Independent Hearings Panel (IHP) recommendations along with its own alternative 

recommendations, to you for a final decision. 

2. Three of these recommendations were incomplete, as the Council had yet to decide on 

the zoning of the affected areas. On 5 June 2025, you wrote to the Council informing it 

that you had made decisions on 17 referred recommendations, and that it could refer 

the remaining three decisions on the Piko Residential Character Area (RCA), and two 

heritage sites (Daresbury and Antonio Hall) to you once the zoning had been decided. 

3. On 7 November 2025, you approved the Council’s request to withdraw the remaining 

parts of Plan Change 14 (PC14) [BRF-7019/HUD2025-007800 refers].  

4. On 20 November 2025, the Council gave public notice that it was withdrawing all the 

undecided parts of PC14 except for the provisions relating to the three remaining 

recommendations: Piko RCA, Daresbury and Antonio Hall.  

5. The Council is still seeking your decision on the Piko RCA. On 3 September 2025, it 

decided the underlying zoning of the Piko RCA would be Medium Density Residential 

(Appendix 3). This means you can now decide on the application of a qualifying matter 

for the Piko RCA.  

6. A separate plan change process, Plan Change 13 – Heritage, removes Daresbury and 

Antonio Hall from the Christchurch heritage schedule. On 10 December 2025, the 

Council agreed to make Plan Change 13 operative and to revoke its decision (made as 

part of the PC14 process) to refer the recommendations on Daresbury and Antonio Hall 

to you for final decisions. Council staff will write to you to confirm this decision, which 

will mean no further decisions will be required on PC14.  

7. A summary of the timeline of PC14 is provided in Appendix 4. 

Intensification planning instruments and Ministerial statutory 
functions 

8. The RMA required the Council to prepare PC14 and use the Intensification Streamlined 

Planning Process (ISPP) to give effect to the intensification requirements of the 

National Policy Statement on Urban Development 2020 (NPS-UD) and implement the 

medium density residential standards (MDRS). 

9. In August 2025, the Resource Management Act 1991 (RMA) was amended to allow the 

Council to withdraw PC14 in full or in part if it meets certain requirements.3 If the 

Council chooses not to withdraw PC14 from certain areas, it must still complete the 

ISPP process and, per section 77G of the RMA, implement the MDRS in these areas. 

 
3 Schedule 3C inserted by the Resource Management (Consenting and Other System Changes) 

Amendment Act 2025. 
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10. An IHP heard submissions and made recommendations on PC14. The Council is 

required to decide on the IHP’s recommendations. The recommendations the Council 

has accepted are now operative. The Council is required to refer all the 

recommendations it rejects along with reasons for rejecting them to you4 for a decision. 

The Council may also refer alternative recommendations to you. 

11. Appendix 5 provides a diagram showing at which stages of the ISPP the different 

documents were produced and a glossary explaining the function of key documents. 

12. Clause 105(2) of Schedule 1 of the RMA sets out the matters the Minister may take 

into account and may have regard to when making a decision on referred 

recommendations5 which include:  

a. considerations the IHP could have taken into account when making its decision, 

including the submissions and evidence before it (new evidence cannot be 

commissioned to inform decisions on the recommendations referred to you) 

b. the Council’s compliance with procedural requirements 

c. how the Council had regard to any statement of expectations (if issued) 

d. whether the Council has withdrawn its Intensification Planning Instrument or is 

intending to. 

13. You must decide whether to accept or reject the IHP recommendation referred to you. 

If you decide to reject the IHP’s recommendation, you must decide whether to accept 

or reject the Council’s alternative recommendation. 

 
4 As you are the relevant Minister with appropriate delegations or transfer of powers under section 7 of 

the Constitution Act 1986. 
5 Clause 105(2), Schedule 1, provides that in making a decision under subclause (1), the Minister— 

(a) may take into account only those considerations that the independent hearings panel could have 
taken into account when making its recommendation; but 

(b) may have regard to— 
(i) whether the specified territorial authority has complied with the procedural requirements, 

including time frames, required by the direction made under section 80L; and 
(ii) whether and, if so, how the independent hearings panel has had regard to that direction; 

and 
(iii) whether and, if so, how the specified territorial authority and the independent hearings 

panel have had regard to the statement of expectations (if any) included in that direction. 
(iv) if the specified territorial authority is Auckland Council or Christchurch City Council,— 

(A) whether that territorial authority has withdrawn any part of its IPI in accordance 
with Schedule 3C; and 

(B) any advice from that territorial authority that it intends to withdraw, or seek approval to 
withdraw, any part of its IPI in accordance with Schedule 3C. 
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Analysis and advice 

Matters to support decision-making – procedural requirements and 
information considered 

14. The Direction6 to the Council sets out the procedural requirements for PC14. The 

Council and the IHP have broadly met the procedural requirements.  

15. We note the Direction includes a requirement for the Council to “provide a report to the 

Ministry for the Environment every two months from the date of this notice about its 

progress of the intensification streamlined planning process for Plan Change 14”. The 

Council provided a combination of written and verbal reports to Ministry officials 

through our regular engagement with Council staff. We have a constructive working 

relationship with Council staff and consider our regular engagement with Council staff 

fulfils the intent of this requirement. 

16. The Council was not required to have regard to a ‘statement of expectations’ because 

no statement was issued. 

17. The Council has withdrawn the majority of PC14, but is still seeking your decisions on 

the referred recommendations for the Piko RCA. We therefore consider the obligation 

in RMA section 77G on the Council to apply the medium density residential standards 

in this area is still relevant to your decision. 

18. Appendix 6 sets out our detailed analysis and advice with references to evidence 

provided throughout the plan change process to support your decision. 

19. Officials have prepared advice for this briefing by referring to the material listed below 

(these documents have been appended to this briefing to support your decision): 

a. the Council’s referral letter and addendum to its letter, including the Council’s 

reason for rejecting the IHP’s recommendation and the Council’s alternative 

recommendation (Appendix 2 and Appendix 2A) 

b. excerpts from the IHP’s recommendations report and addendum to its report 

(Appendix 7) 

c. excerpts from the Council’s PC14 notification documents (Appendix 8) 

d. excerpts from submissions and hearings evidence (Appendix 9) 

e. excerpts from selected IHP minutes (Appendix 10). 

20. If you wish to see additional evidence or submissions considered by the IHP, officials 

will provide you with these documents. Full copies of the section 32 (evaluation report 

that accompanied the notified version of PC14) and the section 42A report (provided 

before a hearing to support the IHP) can also be provided. 

 
6 The Resource Management (Direction for the Intensification Streamlined Planning Process to the First 

Tranche of Specified Territorial Authorities) Notice 2022, Notice no. 2022-2l159,  
https://environment.govt.nz/acts-and-regulations/acts/intensification-streamlined-planning-
process/#christchurch-city-council 
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21. Officials sought clarification from Council staff to confirm the detail of the IHP’s

recommendation. In response, the Council provided clarification and reference to an

addendum to the IHP’s report, selected IHP minutes, and a Council memorandum

(Appendix 11).

Recommendation referred to you by Christchurch City Council 

22. The recommendations before you relate to the Piko RCA in Riccarton, Christchurch.

The area was a state housing development established in the 1930s and 1940s.

Appendix 12 provides a map of the Piko RCA and images from the Piko RCA design

guide showing examples of houses in the area.

23. PC14 proposed Piko RCA as a qualifying matter, with underlying Medium Density

Residential Zoning. PC14 proposed rules and standards to protect the character of the

area around Piko Cres that were generally more restrictive than the operative district

plan, but covered a slightly smaller area.

24. There was significant complexity in the matters covered in submissions and hearings in

relation to the Piko RCA and RCAs more generally. Key issues include whether:

a. the provisions of the RCAs were in scope of an Intensification Planning Instrument

(section 80E of the RMA)

b. all the features of the existing environment were considered when deciding if

character protection was warranted (eg, there were existing consents and

certificates of compliance to demolish buildings in the Piko RCA)

c. overlaps of heritage and character protection were justified

d. the provisions proposed for RCAs were appropriate in the context of protecting

character compared to the operative district plan.

25. The IHP considered that the RCA qualifying matter as notified by the Council should

not proceed and tried to determine if there were any options to be more enabling of

development in these areas. However, it concluded that exercise was problematic and

abandoned the exercise.

26. The IHP instead recommended retaining the provisions from the operative district plan

for the Piko RCA, but reducing the extent of the RCA. The IHP also states in the

recommendations report that further changes to character provisions should be made

through a separate plan change.

27. After the IHP issued its recommendations, the Council asked the IHP to clarify the

underlying zoning for RCAs and how the operative provisions to protect character

should apply. At the end of the clarification process, the Council determined the IHP’s

recommendation was for the medium density residential zone to apply with the

operative provisions applying the RCA as a qualifying matter. The IHP confirmed the

Council’s drafting of the proposed changes reflected their intent.
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28. However, section 77L7 of the RMA requires certain evidence to be provided to use

unlisted qualifying matters such as special character. The IHP did not provide evidence

to meet these requirements.

29. The Council's alternative recommendation is to remove the Piko RCA. The reasons it

gave for this was that housing within the Piko RCA had deteriorated and the area is

better placed to deliver new housing given its highly accessible location.

30. This position is different than that presented by Council staff during the hearings.

However, evidence was provided in submissions and during hearings on existing

permissions to demolish buildings in the Piko RCA and the appropriateness of

provisions to protect character in locations with good access to transport and services.

31. We recommend you reject the IHP’s recommendation and accept the Council’s

alternative recommendation to remove the Piko RCA. We consider the Council’s

alternative recommendation is more consistent with the requirements of the RMA to

apply the medium density residential standards.

32. You must also provide the Council with a reason for your decision. The reason officials

recommend you give for your decision is: I consider the Council’s alternative

recommendation to remove the Piko Residential Character Area is more consistent

with the requirements of the Resource Management Act 1991 to apply the medium

density residential standards.

33. If you do not wish to accept either the IHP’s recommendation or the Council’s

alternative recommendation, officials will provide you with further advice.

Te Tiriti analysis 

34. No Treaty of Waitangi/Te Tiriti o Waitangi issues are associated with the proposals in

this briefing.

Other considerations 

Risks and mitigations 

35. There has been some ambiguity in the exact detail of the IHP’s recommendation.

Officials clarified this with the Council to help mitigate risks to your decision-making to

ensure the detail of the IHP’s recommendation, and its implications in practice, are as

clear as possible.

36. We consider the information provided by the Council has provided sufficient clarity to

support your decision-making. A copy of officials’ correspondence with the Council is

provided in Appendix 11.

7 Section 77L of the RMA includes evaluation requires for unlisted qualifying matters, including site-

specific analysis of the application of the qualifying matter. 





Appendix 1: Draft letter to the Mayor of Christchurch on your 

decision 



Phil Mauger 

Mayor of Christchurch  

Christchurch City Council 

cc John Higgins 

General Manager Strategy, Planning and Regulatory Services 

Christchurch City Council  

cc Mark Stevenson 

Head of Planning and Consents, Christchurch City Council 

Dear Phil 

On 24 February 2025 I received a letter from you on behalf of the Christchurch City Council 

(the Council) referring 20 rejected Independent Hearings Panel recommendations and the 

Council’s alternative recommendations to me for final decisi n  When I made decisions on 17 

of those recommendations on 5 June 2025, I noted I would c nsider the remaining three 

referred recommendations on Daresbury House, Antonio Hall and the Piko Residential 

Character Area once the Council had decided on the zoning of these areas. 

I understand the Council has since decided on the zon ng for these areas and is still seeking 

my decision on the Piko Residential Charac er Area. 

This letter confirms my decision  the P ko Residential Character Area. I reject the 

Independent Hearings Panel’s recommenda ion and accept the Council’s alternative 

recommendation. I consider t e Council's alternative recommendation to remove the Piko 

Residential Character Area is o e consistent with the requirements of the Resource 

Management Act 1991 t  app y the medium density residential standards. 

My decision has bee  made in ccordance with Schedule 1, clause 105 of the Resource 

Management Act 1991. 

I want to thank you, the Councillors, the Independent Hearings Panel and Council staff for the 

work undertaken on the Intensification Streamlined Planning Process. 

My officials have contacted the Council’s staff to inform them of my decisions. 

Yours sincerely 

Hon Chris Bishop 

Minister Responsible for RMA Reform

DRAFT

S 9(2)(a)

S 9(2)(a)



 

 

 

 

 

 

Appendix 2: Letter from Christchurch City Council referring 

rejected Independent Hearings Panel recommendations 

[Attached to cover email]. 

 

 



                                                                           Page 1 of 20 

03 941 8999 

53 Hereford Street 

Christchurch 8013 

PO Box 73012 

Christchurch 8154 

ccc.govt.nz 

 

 

Christchurch City Council report for 
referred recommendations on Plan Change 
14 (IPI) to the Minister for the Environment 

 
24 February 2025 
 
Minister of Housing, Hon Chris Bishop 
 
C/- Rebecca Scannell  

  
C/- Sarah McCarthy  

    
C/- David Falconer 

  
 
 
Tēnā koe Minister,  

On 2 December 2024, Christchurch City Council (Council) made decisions on part of its Intensification 
Planning Instrument (IPI), Plan Change 14 (PC14). The decision is in accordance with the Gazette 
Notice of 16 September 20241 and responds to your letter of 10 September 2024, which outlined an 
amended timeframe requiring Council to decide only on recommendations related to Policies 3 and 4 
of the National Policy Statement on Urban Development (NPS-UD) by 20 December 2024.  

The decisions mark the beginning of a significant shift for Christchurch. They accelerate development 
opportunities within the City Centre and enable high-density development in and around 10 
commercial centres, with areas in and around approximately 40 additional commercial centres 
enabled for medium-density development. While Council adopted the majority of recommendations 
of the Independent Hearings Panel (IHP), 20 recommendations from the IHP have been rejected, 
with alternative recommendations proposed. 

The following report outlines these alternatives and provides supporting materials. We are grateful 
to the Ministry’s staff for their engagement and support to date and look forward to working 
collaboratively to explain these matters further, if necessary.  

Summary of Plan Change 14 – Housing and Business Choice 
(IPI) 

• PC14 is the IPI notified by the Council on 17 March 2023. PC14 sought to also amend or 

include related provisions under s80E and provisions relating to financial contributions (for 

tree canopy cover) under s77E of the Resource Management Act 1991 (RMA). An IHP was 

established in mid-2022, with members appointed taking into account the views of Te 

Rūnanga o Ngāi Tahu, and it first convened on 2 September 2022, with hearings beginning on 

10 October 2023 and ending on 24 April 2024. The IHP issued its recommendation report on 

29 July 2024 on all aspects of PC14 to implement both Schedule 3A of the RMA and give 

effect to Policies 3 and 4 of the NPS-UD. Council made decisions on only Policies 3 and 4 of 

 
1 https://gazette.govt.nz/notice/id/2024-sl4625 

S9(2)(a)

S9(2)(a)

S9(2)(a)
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Residential Pathways Alternative Recommendations 

In PC14 as notified, the Council sought to introduce the MDRS into all relevant residential zones by 
adapting the existing Residential Medium Density Zone (RMD) provisions in the operative Plan to 
create a new Medium Density Residential Zone (MRZ) and extending that zoning across relevant 
residential zones. The existing Residential Central City Zone (RCC) was used as the base to apply both 
the MDRS and the Policy 3 response to create the High Density Residential Zone (HRZ).  

While this had the effect of incorporating the MDRS and significantly increasing development 
capacity across the relevant residential zones, this standardisation process of replacing existing 
zoning with MRZ/HRZ gave rise to some instances where it might be somewhat more onerous to 
obtain resource consent for a specific activity under the new provisions, compared with the old 
(lower-density) zoning.  This is because of the naturally wide variety of provisions in the various 
operative residential zones being standardised into one set of MRZ provisions. 

This situation is markedly different from the facts in Waikanae, involving the introduction of a new 
site-specific protection, removing permitted activity status for a residential activity. 

Nonetheless, the IHP’s recommendations reflect its desire to ensure that all existing ‘enablements’ 
are preserved through PC14. 

This led the IHP to recommend that multiple development ‘pathways’ be provided through the 
District Plan, one being based on the (pre-PC14) operative rules applying in any particular location, 
and one based on the MDRS and new MRZ zoning. 

In its decisions, the Council has largely accepted the IHP’s ‘pathways’ approach but has rejected a 
number of specific provisions that would have allowed development to be undertaken on a site 
under both pathways.  The Council considers it important to ensure that the residential pathways in 
the Plan are independent from one another, to avoid the adverse consequences of mis-matched 
development.   

The Council has made an alternative recommendation accordingly. 

These matters are explained in more detail below. 

 

IHP provisions / recommendation rejected by Christchurch City Council 

The Council has rejected a number of provisions recommended by the IHP relating to the Residential 

Pathways controls within Chapter 14, which the Council considers would remove the independence of 

each pathway. The rejected provisions, by reference to the chapter version in Minute 58, are as 

follows: 

Page 21 (of the PDF linked above): 

• Advice note #7 (from the introduction to the Definitions List in the Plan) – that is, the IHP 
recommended that the advice note be included, and the Council has rejected that provision.  

From page 106 of the PDF: 

• 14.2.d (the last sentence). 

• Additions to 14.2.e, to add i. and ii. that allow for resource consent to be applied against both 
pathways. 

• 14.2.g.v (the last line following “Chapter 14B Pathway”).  

• Consequential changes to numbering throughout. 

Page 117: 

• Rule reference of 14A.5.1.a to apply consequential rule reference changes to 14.2. 
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Page 152: 

• The rule reference of 14A.6.1.a (consequential rule reference changes to 14.2). 

Page 195: 

• Rule reference of 14B.4.1.a (apply consequential rule reference changes to 14.2). 
a. As noted in Minute 58, this change would apply to the beginning of all Activity status 

tables for the other overlay chapters in 14B. 

 

Description of IHP recommendation 

The Residential Pathways are the IHP’s response to the High Court’s determination on Waikanae, in 

the context of Chapter 14: Residential of the District Plan.  

As briefly summarised above, in developing PC14 the Council sought to apply MRZ zoning to relevant 

residential zones across the city, in order to incorporate the MDRS. Section 80E of the RMA envisages 

zoning as a valid mechanism for introducing MDRS (section 80E(1)(b)(iii): an IPI may also amend or 

include related provisions, including zones, that support the MDRS). 

Specific to the Waikanae decision, Council’s case throughout PC14 was that the Environment Court 

had erred in its decision regarding s80E and accordingly did not seek to specifically modify the 

proposal, however, did seek to illustrate to the IHP throughout the hearing where controls removed 

pre-PC14 status quo enablements.  

The High Court decision was issued after Council submitted its Council Reply, with Council noting the 

decision via memo to the IHP9. However, the IHP did not seek to invite further legal submissions on 

interpretation “given that the interpretation was squarely on the table throughout the hearing” and 

had therefore already concluded their interpretation10.  

The IHP considered that the 'residential pathways' summarised above were the simplest means, in the 

time available, of retaining pre-existing development enablements while also introducing the MDRS. 

However, the specific issue the IHP had with PC14 as it was recommended by Council officers, requiring 

(in the IHP's view) the retention of the operative 'pathway', is unclear to Council. For example: 

• Part 1 [173] states: “…the Council’s approach to drafting PC14, which essentially took the 
opposite direction to Waikanae, has left the Panel with considerable difficulty in separating 
out matters that are related to the mandatory requirements of the MDRS and Policy 3 
response, and those which remove existing enablements.” 

• Part 4 [6] states: “…the Panel found that the Council approached the drafting of changes to 
the notified PC 14 version and Reply version of Chapter 14, from the starting position that 
Waikanae was wrongly decided, and that the Council was entitled “without limitation” to 
amend provisions in Chapter 14 so as to achieve a well-functioning urban environment. This 
included amendments that affected the consenting status and matters of control and 
discretion for existing land uses. This has resulted in a set of provisions that the Panel is unable 
to unpick so that they meet the legal requirements of s80E and s77G, as we have interpreted 
them to be in Part 1 of the Report, and as they have been interpreted by the High Court in 
Waikanae.” 

 
9 Council Memorandum 26 June 2024, paragraph 7. 

10 See IHP Recommendation Report Part 1 [158] page 49. 
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• Part 4 [59] states: “…an amended or new restriction of discretion giving the Council greater 
opportunities to refuse consent than it previously held could be seen as a reduction in 
enablement to the extent that the Council could now take into account matters that it had 
previously excluded itself from. We find that this would only be the case if the relevant 
underlying ODP enablements in terms of activity status and applicable standards had also not 
changed. However, PC 14 does change, in both the MRZ and HRZ, the status quo in all instances 
so as to allow more development including as a permitted activity than previously.” 

• Part 4 [60] states: We are satisfied that where a permitted level of development has been 
increased from the status quo, amended or additional restrictions of discretion (or assessment 
matters) may be able to be added in a manner that still satisfies the boundary of not removing 
status-quo levels of enablement. 

• Part 4 [65] states: “…we prefer the Council’s assessment of foreseeable development issues, 
relevant effects to be managed, and extent and depth of s32 analysis (and s32AA analysis) of 
the overall package of zone provisions in each of the MRZ and HRZ.” 

The above does not clarify which specific parts of Chapter 14 (as recommended by officers) the IHP 

considered would breach Waikanae, with the only direction in Part 4 [6] being “the consenting status 

and matters of control and discretion for existing land uses”. As above, Council was not offered the 

opportunity to state its position on the High Court’s determination on Waikanae, and therefore 

provides the following commentary for the assistance of the Ministry: 

• Consenting status: both the Act11 and the NPS-UD12 specifically limit what is deemed to be 
enabled to activities that are permitted, controlled and restricted discretionary under these 
respective instruments. This has been applied throughout. In doing so, this has meant that in 
select instances, a less stringent activity status (such as controlled) provided by the operative 
Plan has increased, through PC14 (as recommended by officers), to a restricted discretionary 
activity, i.e. it has become more stringent. In Council’s view, this still seeks to reflect the 
direction of Schedule 3A for residential activities, however there may be some instances where 
the activity status change relates to non-Schedule 3A matter, such as ancillary controls that 
are consequential on the application of the MDRS and Policy 3.  

• Matters of control and discretion: the matters to be considered for any non-compliance were 
reviewed and modified in accordance with the new permitted level of activity enabled through 
the MDRS and Policy 3 of the NPS-UD. This resulted in several matters being expanded or 
modified in a way that requires greater evaluation from applicants subject to these matters, 
proportionate to the increase in enablements. However, the wholesale application of matters 
of discretion across the Chapter means that some of these modified matters are linked to 
standards that are out of scope for the IPI, such as non-residential activities or residential zone 
standards associated with zones not considered ‘relevant residential zones’ under the Act.  

• Ancillary standards: while not specifically discussed by the IHP, it is worth noting that PC14 
has introduced a number of ancillary standards that are consequential on the application of 
the MDRS and Policy 3 of the NPS-UD. This includes, for example, the location of mechanical 
ventilation, indoor storage volumetric requirements, location of parking / garaging, building 
length, and minimum floor area. Existing controls such as fencing have also been modified to 
respond to the street-engagement direction of the MDRS density standards, with front 
boundary fencing controls being more prescriptive. These ancillary controls are, in Councils 
view, the application of s80E(1)(b)(iii) that are consequential on the application of the MDRS 
and Policy 3 of the NPS-UD.   

In conclusion, it remains unclear to Council how the IHP specifically considers that Chapter 14 does not 

conform with its interpretation of Waikanae.  

 
11 Clause 4, Schedule 3A. 

12 Clause 3.4(2) of the NPS-UD (updated May 2022).  
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Part 4 [7] of the IHP Recommendation report recommended that Council redraft Chapter 14 

Residential to provide for the 'pathways' described above – ie under the operative Plan provisions, and 

by reference to MDRS. The following memos from Council and subsequent Minutes detail the 

clarification sought on how the pathways should apply and their drafting into the Chapter: 

• Council Memorandum 2 August 2024 – Initial clarification on Residential Pathways 

• IHP Minute 50 on 6 August 2024 – Response to 2 August memo  

• Council Memorandum 19 August 2024 – Clarification on IHP’s interpretation of Waikanae 

• IHP Minute 52 on 27 August 2024 – Response to 19 August memo 

• Council Memorandum 18 October 2024 – First memo detailing drafting of residential redraft 
to apply Residential Pathways, including the criteria used and limitations of the framework.  

• IHP Minute 56 on 31 October 2024 – Responding to first redraft (18 October memo) 

• Council Memorandum 11 November 2024 – Final residential redraft applying Residential 
Pathways 

• IHP Minute 58 on 30 November 2024 – Response to 11 November memo 

• Council Memorandum 3 December 2024 – Recording correspondence received from the IHP 
regarding the Council Decision Report’s summation of the Residential Redraft 

Of critical importance are the changes recommended by the IHP in Minute 58, aspects of which the 

Council has rejected and which are the subject of this alternative recommendation. Council details in 

its Decision Report13 how these changes would compromise the independence of the Residential 

Pathways and how the final Minute from the IHP contradicts earlier recommendations, as well as other 

provisions that changes are intended to work alongside with. Reference should be made to Council’s 

18 October 2024 memo, which details the importance of retaining the independence of the pathways. 

Council notes that the IHP was critical of the conclusions reached by Council in the Decision report 

relating to the recommendations made by the IHP in Minute 58. Please see the linked memo above 

from 3 December 2024. 

Do the IHP’s Residential Pathways align with the requirements of the Act? 

One specific consideration is whether what the IHP has recommended is supported by the Act, 

specifically, whether it conflicts with the requirements of Clause 2(2) of Schedule 3A. This reads: 

There must be no other density standards included in a district plan additional to those set out 

in Part 2 of this schedule relating to a permitted activity for a residential unit or building. 

Council considers that providing two 'pathways' in the Plan – one based on MDRS and the other on the 

operative Plan provisions (including density standards) – complies with clause 2(2) of Schedule 3A 

because the operative provisions are an alternative development pathway, rather than providing an 

additional set of density standards to regulate development. Taking a purposive and contextual 

approach to interpretation (consistent with section 10 of the Legislation Act 2019 and related case 

law), clause 2(2) is concerned to ensure that permitted activities are not constrained by density 

standards other than MDRS.  Clause 2(2) is fulfilled as the MDRS applies by default with no "additional" 

standards.  The pathways provide alternative standards that only apply if an applicant chooses not to 

 
13 Council 2 December 2024 Decision on Plan Change 14 (see from paragraph 4.9).  
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apply the MDRS-derived controls of PC14, i.e. it is only if an applicant elects to follow an operative 

pathway different to MDRS.   

 

Reasons why the Council does not support aspects of the IHP's recommendation regarding pathways 

As noted above, Council’s 18 October 2024 memo14 details the importance of retaining the 

independence of the pathways and the criteria used when completing the redraft. This was as follows: 

• Hybridisation: in a number of important respects, the built form and other environmental 
outcomes anticipated by new MRZ / HRZ are at odds with those anticipated by the previous 
residential zones. As such, allowing a developer to use, interchangeably, those two permitted 
activity or consent pathways would likely lead to disjointed, mismatched developments and 
poor outcomes. The provisions form a package to manage the effects of development in an 
integrated way and to ‘pick and choose’ runs the risk of a lack of integrated planning. 

• Project Information Memoranda: section 37 of the Building Act 2004 requires the Council to 
issue a certificate if a resource consent is required that materially affects certain building work. 
Determining this may require an understanding of which permitted pathway is relied upon by 
the developer. 

• Permitted baseline: given that two different forms of permitted development would be 
enabled, the permitted baseline may be difficult to identify and apply. For example, if a person 
applies for consent under Chapter 14B (Pathway A) for a dwelling exceeding the permitted 
height in the operative Plan (say, a 9m building in the RS zone), would the permitted building 
height under Chapter 14A (Pathway B), of 11m plus 1m in MRZ, be relevant to consider? 

• Notification tests: rules associated with each pathway contain various notification exemptions 
that apply under specific conditions. The Council must otherwise apply the standard 
notification tests, considering effects thresholds in light of what is enabled by the Plan. As with 
the permitted baseline, this exercise would be made more complex and ambiguous if the two 
permitted pathways are not made fully independent of each other. 

The ’How to’ section of the Chapter in 14.2 (as per pages 10-12 in Council’s 11 November 2024 memo)  

provides the framework for how the Residential Pathways are intended to be administered. The 

provisions are summarised as follows: 

a. Chapter 14A represents what is enabled by Plan Change 14 and Chapter 14B represents the 
pathway to apply pre-PC14 enablements (defined as the ‘Chapter 14B Pathway’). 

b. Chapter 14B details all pre-PC14 residential zones that are relevant residential zones, though 
these are expressed as overlays that sit over MRZ and HRZ areas. 

c. All objectives, polices and methods contained in each sub-chapter are considered 
independently. 

d. The alternative Chapter 14B Pathway only applies if an applicant states their intention to apply 
it - failure to do so means that the ‘standard’ Chapter 14A zone approach enabled via PC14 
applies. 

e. Given the permitted status of some activities, regulations state that applicants must also elect 
to state which rules are intended to apply for building consent applications.  

f. Enacting whichever pathway means that the opportunity to use the alternative pathway is 
foreclosed – i.e. if an applicant elects to use the Chapter 14B Pathway, then Chapter 14A is not 
available at a later date.  

g. The above ‘in perpetuity principle’ does not apply if a new vacant allotment is created. This 
acts as a reset, whereby an applicant can decide whichever pathway to apply.  

 
14 See paragraphs 9 to 14. 
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h. The independence of pathways is further protected, by stating the confined limitations of 
applying a permitted baseline, assessment of effects, and evaluation for the purposes of 
notification is confined to each pathway in isolation.  

Council has found the exercise of creating the Residential Pathways framework in a way that avoids 

applying a pathway ‘in perpetuity’ challenging. Its sole purpose is to ensure that the so called ‘pick and 

mix’ scenario of provisions is avoided. As reiterated in Council’s 11 November 2024 memo, there are 

a number of perverse outcomes that could arise if a hybrid of pre-PC14 provisions and PC14-enabled 

provisions operate together. 

A simple example is what is currently enabled in the Residential Suburban Density Transition Zone 

(RSDT). This permits up to four residential units per site at 8m, or at about two storeys. If rules were 

to be blended, an applicant could use this to establish four units as a permitted activity, and 

subsequently seek to apply the MDRS-derived rules to add a third storey due to the 11+1m building 

height control in MRZ, or double the number of storeys if HRZ applies. Staged in this way, each of these 

activities could be achieved without resource consent as each stage compartmentalises the proposal 

to match the most enabling parts of each framework. The key issue being that such an approach 

circumnavigates any resource consent requirement, which would otherwise be required if applied for 

comprehensively through either pathway. This would not achieve the objectives of each respective 

zone. The example described could occur in quick succession or over a longer period of time and would 

permanently apply successive development rights.  

Council’s memorandum 18 October 2024 further details additional examples of the adverse outcomes 

of hybridisation of Residential Pathways (see paragraph 13).  

 

Alternative recommendation 

The Council alternative is not a rejection of the Pathways themselves, but rather a rejection of the 

recommendations made in Minute 58 to further modify how these are governed. As such, the 

following changes have been recommended (with italicised text adding commentary, as needed): 

Chapter 2 – Definitions: 

• Remove advice note #7, stating that all previously operative definitions apply. 

o This increases complexity and confusion of the framework. Definitions themselves 

have already been annotated accordingly.  

Chapter 14.2 – How to interpret and apply the rules: 

• 14.2.c.xi – to be reinstated as the operative overlay must apply as part of the Chapter 14B 

approach, as noted by the IHP in subsequent sections. 

• 14.2.d – reinstate the Council proposed text: 

o The Chapter 14B pathway only applies if eligible applicants state their intention to 

apply the Chapter 14B pathway, otherwise the provisions of sub-chapter 14A shall 

apply. 

• 14.2.e – remove all IHP recommended changes, except the change from “sub-chapter” to 

“Chapter” at the start of the clause. 

o This is critical to retaining independence, as reflected by subsequent sub-clauses in g., 

h., and i.  
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• 14.2.g.v – reinstate the latter of the clause as per Council recommendation, with 

modification: 

o “…, with any such decision subject to the conditions under g.i to g.iv. above and h. 

and i. below.” 

Chapter 14A.5 – Medium Density Residential Zone 

• 14A.5.1.a – Reinstate the IHP amended text at the latter of the provision to read: 

o “…Chapter 14B Pathway, as per Rules 14.2 d. to i..” 

Chapter 14A.6 – High Density Residential Zone 

• 14A.6.1.a – Reinstate the IHP amended text at the latter of the provision to read: 

o “…Chapter 14B Pathway, as per Rules 14.2 d. to i..” 

Chapter 14B.4 – Residential Suburban Overlay and Residential Suburban Density Transition Overlay 

• 14B.4.1.a – Reinstate the IHP amended text at the latter of the provision to read: 

o “…Chapter 14B Pathway, as per Rules 14.2 d. to i..” 

o As noted in Minute 58, this change would apply to the beginning of all Activity status 

tables for all other overlay chapters in 14B. 

Council staff have discussed the administration of the Residential Pathways, given their current 

operative effect and the number of applicants who are choosing to apply the Chapter 14B Pathway. 

Council is currently choosing to annotate this on internal property records, however this annotation 

would be shown on any LIM purchased for the property or any other public enquiry for the property. 

There is no consent notice or annotation on a record of title.  

 

Why is the alternative recommendation preferred? 

The alternative recommendation is preferred, as Council considers the framework recommended by 
the IHP to be unworkable. As outlined in this report, the IHP’s recommendation appears 
contradictory—both in relation to previous recommendations and within its most recent 
recommendations in Minute 58. This inconsistency is evident in the amendments to section 14.2, 
which allow an applicant to seek consent under both pathways. However, provisions inserted before 
the activity rule tables in relevant zone chapters still state that rules should be applied 
independently. Council considers this omission a critical flaw that must be addressed for the 
Residential Pathways to remain functional. 

It is important to reiterate that, given Council’s inability to state its position on the High Court’s 
determination regarding Waikanae, and the IHP’s approach in directing the Residential Pathways, 
Council has had little choice but to determine the best way to implement the IHP’s direction. An 
alternative approach that specifically addresses any restriction of status quo enablements is likely to 
result in a more effective, less administratively burdensome, and less litigious outcome for both 
Council and the community. 
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Relevant information to support alternative recommendations 

• Relevant s42A material and evidence associated with specific matters has been referenced and 
linked to for each alternative, as applicable. 
 

• Decision material has also been referenced within specific matters, including links to mapping 
of the 2 December 2024 Policy 3 Decision, which includes Alternative Recommendations that 
are spatial in nature.  
 

• A table showing the acceptance and rejection of specific submission points relative to the 
Council Alternative Recommendations was prepared as part of the Decision Report to Council 
(see Attachment B).  
 

• The following summaries of evidence via referenced links have also been attached: 

o Attachment 1 – Summary of IHP Information on the Riccarton Bush Interface Area 

o Attachment 2 – Overview maps of zoning outcome of Riccarton alternative   
       recommendations. 

o Attachment 3 – Summary of IHP Information on walking catchments and residential 
       intensification under Policy 3(d) 

o Attachment 4 – Summary of IHP Information on Sunlight Access qualifying matter 

o Attachment 5 – Summary of IHP Information on Airport Noise qualifying matter 

o Attachment 6 – Summary of IHP Information on Daresbury heritage listing 

o Attachment 7 – Summary of IHP Information on Heritage Items and Settings 

 

Please contact the underwriter for any further information, or contact the Christchurch City Council 

City Planning unit directly at planchange@ccc.govt.nz.  

 

Ngā mihi nui, 

 

 

Mark Stevenson, Acting Head of Planning and Consents 

Christchurch City Council 

Mark.Stevenson@ccc.govt.nz 
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Attachment 2 – Overview maps of zoning outcome pf Riccarton alternative recommendations 

 

 

In the above: 

Red hatch: represents the Riccarton Bush Interface Area, which represents the area where housing would be limited to two storeys (with associated built form controls), 
except for those areas that were Residential Medium Density Zone prior to PC14 (see MRZ area-specific rules under 14A.5.3). In the scenario where the Minister 
supports the alternative recommendation, he would be making a decision on both the zone and the restrictions to it (the qualifying matter), and therefore all of the 
hatched area would be zoned MRZ. 

MRZ area (Shaded brown fill): represents the zoning response due to the Riccarton Bush Interface Area, within the Policy 3 catchment area. While most of this is covered 
by the overlay, a large part near Straven Road is not subject to the overlay. Here, the qualifying matter response is simply to limit zoning to MRZ (unencumbered), rather 
than the HRZ response that would otherwise apply within the Policy 3 catchment. If the Minister supports the alternative recommendation, both this MRZ area and all of 
the area beneath the red hatch would be MRZ. If the Minister supports the IHP recommendation, then only the displayed MRZ would change to HRZ.  

























































 

 

 

 

 

 

Appendix 2A: Addendum to letter from Christchurch City 

Council referring rejected Independent Hearings Panel 

recommendations 

[Attached to cover email]. 

 

 

















Addendum Report  
to Christchurch City Council referred Plan Change 14 (IPI) recommendations  Page 8 of 8 

Lastly, it is noted that the evidence summaries included in the 24 February report made reference to 

the Consult24 webpage to search submissions. This webpage is no longer available and all submission 

materials are now instead available on the PC14 webpage under the ‘Submissions’ heading at the end 

of the page.  

Please do not hesitate to contact Council should you require any further information. 

 

 

Ngā mihi nui, 

 

 

Mark Stevenson, Acting Head of Planning and Consents 

Christchurch City Council 

 

 

 

S 9(2)(a)



 

 

 

 

 

 

Appendix 3: Email from Christchurch City Council about its 

decision on the zoning for the Piko Residential Character 

Area 

[Attached to cover email]. 

 

 

  



1

Fleur Rodway

From: Stevenson, Mark 
Sent: Wednesday, 17 September 2025 5:40 pm
To: Christopher Bishop (MIN)
Cc: Fleur Rodway; Stephanie Gard'ner; Higgins, John
Subject: Plan Change 14 Further decisions 

MFE CYBER SECURITY WARNING 
This email originated from outside our organisation. Please take extra care when 

clicking on any links or opening any attachments. 

Good afternoon, 

Further to my email below, Council made decisions on 3 September on additional areas being rezoned to 
Medium Density in order to provide suƯicient feasible housing capacity for 30 years. It will publicly notify those 
decisions on 19 September at which time, the zoning and associated provisions for those areas will be made 
operative. In doing so, the Council also resolved to apply under Schedule 3C (Part 2) of the Resource 
Management Act for approval to withdraw the undecided remainder of Plan Change 14. An application will 
follow at the earliest opportunity.  

In making decisions to rezone additional areas as Medium Density Residential, Council made a decision on 
the zoning of land subject to the Piko Residential Character Area. As per your 5 June letter on alternative 
recommendations, the alternative recommendation to remove the Piko Residential Character Area was 
deferred as the zoning decision had not yet been completed.  

Council’s decision on the zoning now enables you to complete decision making for the alternative 
recommendations referred to you on 24 February 2025.  

Council staƯ remain available to answer any outstanding queries Ministry oƯicials may have. 

Thanks 
Ngā mihi nui 

Mark Stevenson
Head of Planning and Consents 

     

Te Hononga Civic Offices, 53 Hereford Street, Christchurch 

PO Box 73012, Christchurch 8154 

ccc.govt.nz

S 9(2)(a)

S 9(2)(a)

S 9(2)(a)



Appendix 4: Summary timeline of Christchurch City 

Council’s Plan Change 14 

Summary timeline of Christchurch City Council’s Plan Change 14 

Date Step 

2022 

11 April 2022 
Council directed to notify its decisions on the IHP’s recommendations 

by 20 August 2023. 

13 September 

2022 
Council voted not to notify its intensification plan change. 

2023 

November 2022 

to April 2023 
Section 24A investigation undertaken. 

17 March 2023 
Council notified its Intensification Planning Instrument, Plan Change 

14. 

7 June 2023 

Council requested 13-month extension to complete ISPP. Former 

Minister of the Environment granted extension until 12 September 

2024. 

8 December 

2023 

Council requested further extension in response to the release of the 

Government’s proposed Going for Housing Growth policy. 

2024 

13 February 

2024 

You met with the Minister for the Environment and the Mayor of 

Christchurch to discuss the Council’s extension request. 

26 March 2024 

You granted a partial extension of 15 months to notify decisions on the 

IHP’s recommendations on the parts of PC14 not subject to Policies 3 

and 4 of the NPS-UD by 12 December 2025 [BRF-4432 refers].  

29 July 2024 IHP provided its recommendations to the Council on Plan Change 14. 

22 August 2024 

Council requested a three-month extension to complete the ISPP for 

those parts of PC14 subject to Policies 3 and 4 of the NPS-UD, until 

20 December 2024, which you granted [BRF-5249 refers]. 

18 September 

2024 

Council made its first decisions on the IHP’s recommendations 

(accepted recommendations for part of the City Centre zone, related 

qualifying matters and the delisting of six heritage items). The relevant 

provisions were made operative on 3 October 2024 and are now part 

of the District Plan. 

2 December 

2024 

Council made decisions on those parts of PC14 subject to Policies 3 

and 4 of the NPS-UD. The Council accepted 58 IHP recommendations 

and rejected 20 IHP recommendations. 

2025 

24 February 

2025 

Council referred the 20 rejected recommendations to you for final 

decisions. 

8 April 2025 

Council requested an additional nine months to complete the ISPP for 

those parts of PC14 not subject to Policies 3 and 4 of the NPS-UD 

until 30 September 2026 (from 12 December 2025). You declined this 

request [BRF-6127 refers].  

5 June 2025 
You issued your decisions on the 17 recommendations that were 

referred to you on 24 February 2025 [BRF-5720 refers]. 



BRF-6504 17 

19 September 

2025 

The Council made the underlying medium density residential zoning of 

the Piko Residential Character Area (RCA) operative. 

14 October 2025 
The Council requested your approval to withdraw PC14 under clause 

11 of Schedule 3C of the RMA. 

7 November 

2025 

You approved the Council’s request to withdraw the remaining parts of 

PC14 [BRF-7019/HUD2025-007800 refers]. 

20 November 

2025 

The Council gave public notice that it was withdrawing all the 

undecided parts of PC14 except for the provisions relating to the three 

remaining recommendations: Piko RCA, Daresbury and Antonio Hall. 



 

 

 

 

 

 

Appendix 5: Summary of key documents in the 

Intensification Streamlined Planning Process 

[Attached to cover email]. 
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making 
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recommendations 
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Planners and 
other experts 
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evidence post- 
or during the 
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Council

 prepares plan 

change 

 Pre-
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Further 
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Hearings Panel 

appointed by 

council, holds 

hearings and makes 

recommendations
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OPERATIVE
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submissions

Stages at which key documents in the Intensification Streamlined Planning Process are produced 



Glossary of key Intensification Streamlined Planning Process documents 

Document Description 

Operative district 
plan 

An operative district plan contains the provisions including objectives, 
policies and rules that direct decisions about subdivision and land use 
in a district. An operative plan has been through the full plan making 
process (submissions, further submissions, decisions and appeals). 
Once the appeal period has passed or appeals have been resolved the 
plan will be operative. 

Proposed district 
plan 

This is a district plan that has been publicly notified and goes through a 
plan making process under the Resource Management Act 1991 (RMA) 
before becoming operative. The RMA sets out where certain provisions 
in a proposed district plan can have immediate legal effect (such as the 
protection of historic heritage) otherwise provisions need to have gone 
through the full plan making processes to have full effect.     

Section 32 
evaluation report 

Section 32 of the RMA is integral to ensuring transparent, robust 
decision-making on RMA plans and policy statements (proposals). 

The section requires: 

• new proposals be examined for their appropriateness in
achieving the purpose of the RMA

• the benefits and costs, and risks of new policies and rules on the
community, the economy and the environment need to be
clearly identified and assessed

• all advice received from iwi authorities and the response to the
advice needs to be summarised

• the analysis must be documented, so stakeholders and
decision-makers can understand the rationale for policy choices;
this documentation is called the section 32 evaluation report.

Submission Anyone can make a submission on an RMA provided that submission 
does not seek to gain an advantage in trade competition. 

Summary of 
submissions 

The summary of submissions is produced after the initial submission 
period has closed. The council must summarise and publicly notify all 
the decisions requested by submitters. 

Further submission A further submission is a submission made in support of, or opposition 
to, an original submission. Under Schedule 1, clause 8 of the RMA, 
further submissions can only be made by: 

• persons who are representing a relevant aspect of the public
interest

• persons who have an interest in the proposed policy statement
or plan that is greater than the interest the general public has
(including persons who made an original submission)

• the council itself.



A person who makes a further submission must serve a copy of it on 

the person who made the original submission. 

Section 42A report The section 42A report is prepared by or on behalf of a council to help 
support hearings. They include reasons for accepting or rejecting 
submissions made on all the plan provisions. 

Right of reply 
evidence 

These documents allow hearing participants, including council officers, 
to reply to additional points raised by submitters during the hearings. 
These are often requested by the IHP. 

Section 32AA 
evaluation 

Section 32AA aims to ensure any changes to plan provisions during the 
hearings process are subject to a similarly high level of analytical rigour 
and transparency as the original evaluation. 

Section 32AA outlines the requirements for further evaluation. A further 
evaluation must include all matters in the original section 32, but only in 
relation to the changes that have been made to a proposal since the 
section 32 evaluation report was completed. 

A section 32 AA evaluation may be carried out by producing an 
evaluation report, or it may be documented as part of the overall 
decision-making record. 



 

 

 

 

 

 

Appendix 6: Detailed analysis and recommendation for 

decision under clause 105 of Schedule 1 of the Resource 

Management Act 1991 

[Attached to cover email]. 

 

 



 

 

Appendix 6: Detailed analysis and recommendations for 

decisions under clause 105 of Schedule 1 of the Resource 

Management Act 1991 

Piko Residential Character Area 

Summary of the Independent Hearings Panel’s recommendation 

Retain the provisions from the operative district plan1 (ODP) for the Piko Residential 

Character Area, but reducing the extent of the RCA. 

 

Summary of the Council’s alternative recommendation 

Remove the Piko RCA. 

 

 
1 References to the operative district plan in this appendix relates to Christchurch City Council’s 
operative district plan when Plan Change 14 was notified. 
2 Section 32 report: Part 2 – Qualifying matters (district plan chapters 6, 8, 9, 13, 14, 18) (Part 3). March 
2023. Page 307. 
3 Section 32 report: Part 2 – Qualifying matters (district plan chapters 6, 8, 9, 13, 14, 18) (Part 3). March 
2023. Page 309. 
4 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Para 396. 
5 The Airport Noise Influence Area qualifying matter includes a requirements for resource consent 
applications to be limited notified to the Christchurch International Airport Limited, unless the Airport’s 
written approval is obtained. Limited notification means serving notice of a resource consent application 
on all persons identified as being adversely affected and allowing only those persons to lodge a 
submission. However, where affected parties have provided their written approval, they are not served 
notice and cannot lodge a submission. See section 2AA of the Resource Management Act 1991. 
6 Section 32 Report: Part 2 - Qualifying matters (district plan chapters 6, 8, 9, 13, 14, 18) (Part 3). March 
2023. Page 310. 

Ministry for the Environment officials’ advice 

Context 

The Piko Residential Character Area (RCA) is located along parts of Piko Crescent, Shand 
Crescent and Tara Street in Riccarton, Christchurch (approximately 4.5 kilometres west of 
the city centre). It was a state housing development established in the 1930s and 1940s.2 
Your decision on the RCA provisions affects 54 sites.3 See Appendix 1A for a map of the 
Piko RCA and the surrounding area. 

Prior to notification of Plan Change 14 (PC14), the Piko RCA was zoned Residential 

Suburban Density Transition Zone in the operative district plan (ODP), with rules to protect 
character values.4  The Council’s decisions on PC14 mean the area is now zoned for 
medium density development with a qualifying matter for airport noise covering the area.5 

Notified provisions 

PC14 proposed Piko RCA as a qualifying matter, with underlying Medium Density 
Residential Zoning. PC14 proposed rules and standards to protect the character of the 
area around Piko Cres that were generally more restrictive than the ODP, but covered a 
slightly smaller area.6  

https://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/district-plan/Proposed-changes/2023/PC14/Section-32/Plan-Change-14-HBC-NOTIFICATION-Section-32-Qualifying-Matters-Part-3-15-March.pdf
https://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/district-plan/Proposed-changes/2023/PC14/Section-32/Plan-Change-14-HBC-NOTIFICATION-Section-32-Qualifying-Matters-Part-3-15-March.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf
https://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/district-plan/Proposed-changes/2023/PC14/Section-32/Plan-Change-14-HBC-NOTIFICATION-Section-32-Qualifying-Matters-Part-3-15-March.pdf


 

 

 
7 Submission number S1053. Page 89 (page 1 of the submission). 
8 Planning officer’s report of Elizabeth (Liz) Jane White under section 42A of the Resource Management 
Act 1991. 11 August 2023. Para 8.2.8. 
9 Submission number S805. Page 49 (page 3 of the submission). 
10 Waka Kotahi submission number S805. Page 49 (page 3 of submission). 
11 Section 6 requires all persons exercising functions and powers under the RMA to “recognise and 
provide for” matters of national importance set out in section 6, including the protection of historic 
heritage from inappropriate subdivision, use, and development (section 6(f)). 
12 Section 7 of the RMA sets out "other matters" which persons exercising functions and powers under the 
RMA must "have particular regard to", including the maintenance and enhancement of amenity values 
(section 7(c)). 
13 Submission number S834. Page 535 (pages 27-29 of the submission). 
14 Planning officer’s report of Elizabeth (Liz) Jane White under section 42A of the Resource Management 
Act 1991. 11 August 2023. Paras 8.2.26, 8.2.27 and 8.2.30. 
15 Planning officer’s report of Elizabeth (Liz) Jane White under section 42A of the Resource Management 
Act 1991. 11 August 2023. Para 8.2.27. 

Ministry for the Environment officials’ advice 

The notified version of PC14 also included a proposed Residential Heritage Area 
qualifying matter over the Piko RCA. This was removed though the PC14 process. 

Submissions, hearings and evidence 

One submitter directly referenced Piko RCA7. They opposed the Piko RCA because it limited 
the number of people that could live close to the Riccarton Road public transport corridor 
and the surrounding green spaces.8  

The Council received 183 submissions on RCAs more generally. These include 
submissions from New Zealand Transport Agency (NZTA) and Kāinga Ora. Key points from 
these submitters include: 

• locating RCAs in areas highly accessible to active and public transport is contrary to 
the intent of the Resource Management (Enabling Housing Supply and Other 
Matters) Amendment Act 2021 (RMA-EHA) and National Policy Statement on Urban 
Development 2020 (NPS-UD)9 

• RCAs should not be a qualifying matter, and further consideration should be given 
to removing the RCA overlay altogether10 

• the Council conflated protection of historic heritage values under RMA section 6(f)11 
and amenity values in RMA section 712 

• questions about the method and assessment the Council took to determine the 
proposed RCA provisions.13 

In response to submissions, the Council recommended retaining the Piko RCA provisions 

The Council’s character expert, Ms Liz White, recommended retaining the Piko RCA 
provisions. She stated removing the provisions would have limited impact on enabling 
development because the Piko RCA is entirely within a Residential Heritage Area, which 
restricts development.14 She noted this reasoning also applies if the IHP recommend 
accepting the request to extend the Airport Noise Contour.15  

Expert evidence presented by Kāinga Ora and the Council debated the appropriateness of 
the Council’s approach to RCAs 

Kāinga Ora and the Council debated the appropriateness of the Council’s approach to 
RCAs. Expert evidence presented during hearings covered four main themes: 

• The scope of the RCA as a qualifying matter. 

https://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/district-plan/Proposed-changes/PC14/Submissions-1001-1092.pdf
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/08-Liz-White-section-42A-report-final.PDF
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/08-Liz-White-section-42A-report-final.PDF
https://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/district-plan/Proposed-changes/PC14/Submissions-801-900.pdf
https://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/district-plan/Proposed-changes/PC14/Submissions-801-900.pdf
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/08-Liz-White-section-42A-report-final.PDF
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/08-Liz-White-section-42A-report-final.PDF
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/08-Liz-White-section-42A-report-final.PDF
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/08-Liz-White-section-42A-report-final.PDF


 

 

 
16 Waikanae Land Company Limited v Heritage New Zealand Pouhere Tangata (Waikanae) revolved 
around whether the Council had the statutory power to list a new area of significance to Māori in the 
district plan through its IPI process. Waikanae Land Company argued the Kāpiti Coast District Council 
(KCDC) exceeded its statutory power by adding the site through the IPI process. The Environment Court 
found that the inclusion of the site did not support the medium density residential standards (MDRS) and 
was not consequential on them. Instead, it precluded the operation of the MDRS and exceeded KCDC’s 
power. KCDC appealed this decision to the High Court. The High Court upheld the decision, dismissing 
KCDC’s appeal. 
17 The Council’s position on Waikanae was stated in the following documents: 

• Opening legal submissions for Christchurch City Council. Strategic overview hearing. 3 October 
2023. Para 2.64. 

• Legal submissions for the Christchurch City Council on proposed Plan Change 14: Residential 
zones. 26 October 2023. Paras 6.13, 6.14 and 6.15.  

• Memorandum of counsel for Christchurch City Council regarding matter arising at the hearing on 
15 April 2024. 17 April 2024. Paras 7-13. 

• Reply by the Christchurch City Council to matters arising during the hearing of submissions on 
proposed plan change 14. 17 May 2024. Paras 10.61 and 10.62. 

18 Legal submissions on behalf of Kāinga Ora – Home and Communities. Residential provisions and 
related qualifying matters. 22 November 2023. Para 5.11, and Supplementary legal submissions on 
behalf of Kāinga Ora – Homes and Communities. Residential provisions and related qualifying matters. 4 
December 2023. Para 1.4(c). 
19 Statement of evidence of Tim Joll on behalf of Kāinga Ora – Homes and Communities. Planning, 
qualifying matters. 20 September 2023. Paras 9.20-9.23, and Legal submissions on behalf of Kāinga Ora – 
Home and Communities. Residential provisions and related qualifying matters. 22 November 2023. 
Paras 5.2-5.9. 
20 Statement of rebuttal evidence of Elizabeth Jane White on behalf of Christchurch City Council. 
Residential character areas qualifying matters. 9 October 2023. Para 2, and Statement of rebuttal 
evidence of Dr Ann McEwan on behalf of Christchurch City Council. Qualifying matters: Heritage and 
residential heritage areas. 9 October 2023. Para 26. 
21 Statement of rebuttal evidence of Elizabeth Jane White on behalf of Christchurch City Council. 
Residential character areas qualifying matters. 9 October 2023. Paras 3 and 13. 

Ministry for the Environment officials’ advice 

o The Council considered Waikanae v Heritage New Zealand Pouhere Taonga 
[2023] NZEnvC 056 (Waikanae)16 was inappropriately decided. It argued its 
intensification plan change, PC14, could be used to apply the Piko RCA 
provisions (even though they were more restrictive of development than its 
ODP).17  

o Kāinga Ora considered because the notified provisions were more restrictive 
than the ODP, the arguments put forward in Waikanae were relevant to 
RCAs, and the RCA provisions should not be in scope of PC14.18  

• The appropriateness of the methodology the Council used for RCAs: 

o Kāinga Ora considered buildings in RCAs should not count as contributing 
to the character of the RCA if a resource consent has been granted or a 
certificate of compliance has been issued to demolish it.19  

o The Council disagreed with this point noting that if the buildings haven’t been 
demolished, they can still contribute to the RCA.20 

o Kāinga Ora countered the Council’s view that there was little value in 
removing RCAs where these overlapped with Residential Heritage Areas.21 
Kāinga Ora said heritage (RMA section 6 matter) and character (RMA 

https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/00-Opening-Legal-Submissions-for-CCC.pdf
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/Christchurch-City-Council-Legal-submissions-Residential-Zones-Weeks-4-7-hearing-25-October-2023-31-October-2023-.pdf
https://chch2023.ihp.govt.nz/assets/Council-Evidence-11-August-2023/Christchurch-City-Council-Legal-submissions-Residential-Zones-Weeks-4-7-hearing-25-October-2023-31-October-2023-.pdf
https://chch2023.ihp.govt.nz/assets/Council-Memo/Correspondence/Memorandum-of-Counsel-for-Christchurch-City-Council-17-April-2024-Regarding-matters-arising-at-the-hearing-on-15-April-2024.pdf
https://chch2023.ihp.govt.nz/assets/Council-Memo/Correspondence/Memorandum-of-Counsel-for-Christchurch-City-Council-17-April-2024-Regarding-matters-arising-at-the-hearing-on-15-April-2024.pdf
https://chch2023.ihp.govt.nz/assets/Council-Reply/Reply-for-Christchurch-City-Council-17-May-2024-updated.pdf
https://chch2023.ihp.govt.nz/assets/Council-Reply/Reply-for-Christchurch-City-Council-17-May-2024-updated.pdf
https://chch2023.ihp.govt.nz/assets/Legal-submissions/Kainga-Ora-Homes-and-Communities-834-2082-2099-Legal-Submissions-Hearing-week-8-29-November-2023.pdf
https://chch2023.ihp.govt.nz/assets/Legal-submissions/Kainga-Ora-Homes-and-Communities-834-2082-2099-Legal-Submissions-Hearing-week-8-29-November-2023.pdf
https://chch2023.ihp.govt.nz/assets/Legal-submissions/Kainga-Ora-Homes-and-Communities-834-2083-2099-Supplementary-Legal-Submissions-Residential-and-Related-QMs-from-29-November.pdf
https://chch2023.ihp.govt.nz/assets/Legal-submissions/Kainga-Ora-Homes-and-Communities-834-2083-2099-Supplementary-Legal-Submissions-Residential-and-Related-QMs-from-29-November.pdf
https://chch2023.ihp.govt.nz/assets/Evidence-20-September/Kainga-Ora-Homes-and-Communities-834-2082-2099-Evidence-Tim-Joll-Planning.pdf
https://chch2023.ihp.govt.nz/assets/Evidence-20-September/Kainga-Ora-Homes-and-Communities-834-2082-2099-Evidence-Tim-Joll-Planning.pdf
https://chch2023.ihp.govt.nz/assets/Legal-submissions/Kainga-Ora-Homes-and-Communities-834-2082-2099-Legal-Submissions-Hearing-week-8-29-November-2023.pdf
https://chch2023.ihp.govt.nz/assets/Legal-submissions/Kainga-Ora-Homes-and-Communities-834-2082-2099-Legal-Submissions-Hearing-week-8-29-November-2023.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/08.-Rebuttal-Evidence-Liz-White.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/08.-Rebuttal-Evidence-Liz-White.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/39.-Rebuttal-Evidence-Dr-Ann-McEwan.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/39.-Rebuttal-Evidence-Dr-Ann-McEwan.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/39.-Rebuttal-Evidence-Dr-Ann-McEwan.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/08.-Rebuttal-Evidence-Liz-White.pdf
https://chch2023.ihp.govt.nz/assets/Rebuttal-Council/08.-Rebuttal-Evidence-Liz-White.pdf


 

 

 
22 Statement of evidence of John Brown on behalf of Kāinga Ora – Homes and Communities. Heritage. 20 
September 2023. Para 3.2(c). 
23 Statement of evidence of Tim Joll on behalf of Kāinga Ora – Homes and Communities. Planning, 
qualifying matters. 20 September 2023. Para 9.28. 
24 Reply by the Christchurch City Council to matters arising during the hearing of submissions on 
proposed plan change 14. 17 May 2024. Para 10.70-10.71. 
25  Those documents include: 

• Addendum to the IHP report – The IHP’s addendum to its report clarified the operative RCA rules 
and standards should apply to the Piko RCA, and not the operative zoning prior to notification of 
PC14. Addendum to Part 5 of the recommendations report in relation to Riccarton bush Interface 
area and residential character areas. 15 August 2024. Para 431. 

• IHP Minute 55 – The IHP’s Minute 55 clarified the IHP intended to apply MRZ zoning to the Piko 
RCA, with any qualifying matters applying only to the extent necessary to accommodate the 
qualifying matter. Minute 55: Response to Council regarding final clarifications sought. 7 
October 2024. Paras 17-18, and page 34. 

• Council memorandum – A Council memorandum (which included amended drafting of relevant 
provisions) clarified that Council officers interpreted the IHP’s relevant direction in Minute 55 to 
mean that the underlying zoning should be MRZ, and 'area-specific rules' are to be carried over 
and integrated into the MRZ (as a qualifying matter). Memorandum of counsel for Christchurch 
City Council regarding redraft of chapter 14: Residential. 11 November 2024. Para 13. 

• Minute 58 – The IHP’s Minute 58 confirmed the Council’s drafting in the abovementioned memo 
correctly reflected the IHP’s recommendation. This was to apply MRZ zoning and include area-
specific rules that capture specific RCA standards as a qualifying matter. Minute 58: Response 
to Council regarding Chapter 14 redraft and miscellaneous matters. 20 November 2024. Para 27 
and page 115 (page 5 of Appendix 2). 

26 References to the operative district plan refer to Christchurch City Council’s operative district plan 
when Plan Change 14 was notified. 
27 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Para 393. 
28 In accordance with the requirements in sections 77J and 77L of the RMA. 

Ministry for the Environment officials’ advice 

section 7 matter) are different, manage different effects and require different 
justification as qualifying matters.22 

• The appropriateness of the RCA provisions themselves: 

o Kāinga Ora questioned whether provisions that were more restrictive than 
the ODP were required to protect the character of the area.23 The Council 
maintained its position that the provisions were required.24 

Reasons for the Independent Hearings Panel’s recommendation 

The detail of the IHP’s recommendation had to be clarified through an addendum to its 
report, two IHP Minutes and a Council memo, as outlined in the footnote below and in our 
correspondence with Council staff (Appendix 2C).25  

IHP’s recommendation report and reasons 

The IHP recommended retaining the provisions from the operative district plan26 for the 

Piko RCA but reducing the extent of the RCA.27 

The IHP concluded the: 

• Council did not offer a sufficient case that the RCA provisions constitute a 
qualifying matter28 

https://chch2023.ihp.govt.nz/assets/Evidence-20-September/Kainga-Ora-Homes-and-Communities-834-2082-2099-Evidence-John-Brown-Heritage.pdf
https://chch2023.ihp.govt.nz/assets/Evidence-20-September/Kainga-Ora-Homes-and-Communities-834-2082-2099-Evidence-Tim-Joll-Planning.pdf
https://chch2023.ihp.govt.nz/assets/Evidence-20-September/Kainga-Ora-Homes-and-Communities-834-2082-2099-Evidence-Tim-Joll-Planning.pdf
https://chch2023.ihp.govt.nz/assets/Council-Reply/Reply-for-Christchurch-City-Council-17-May-2024-updated.pdf
https://chch2023.ihp.govt.nz/assets/Council-Reply/Reply-for-Christchurch-City-Council-17-May-2024-updated.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/Addendum-to-Part-5-of-the-Recommendations-Report-15-August-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/Addendum-to-Part-5-of-the-Recommendations-Report-15-August-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Minutes-Directions-Docs/IHP-Minute-55-Response-to-Final-Clarifications-Sought-7-October-2024.pdf
https://chch2023.ihp.govt.nz/assets/Council-Memo/Correspondence/Memorandum-of-Counsel-for-Christchurch-City-Council-MERGED-with-Appendices-11-November-2024-Regarding-chapter-14-redraft.pdf
https://chch2023.ihp.govt.nz/assets/Council-Memo/Correspondence/Memorandum-of-Counsel-for-Christchurch-City-Council-MERGED-with-Appendices-11-November-2024-Regarding-chapter-14-redraft.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Minutes-Directions-Docs/IHP-Minute-58-Response-to-Chapter-14-Redraft-and-Miscellaneous-Matters-and-appendices-20-November-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Minutes-Directions-Docs/IHP-Minute-58-Response-to-Chapter-14-Redraft-and-Miscellaneous-Matters-and-appendices-20-November-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf


 

 

 
29 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Para 392. 
30 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters . 29 July 
2024. Para 420, and Independent Hearings Panel Report: Part 1 – Introduction, legislative requirements 
and scope issues, general themes and submissions. 29 July 2024. Para 251. 
31 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Paras 410, 415 and 419. 
32 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Para 421. 
33 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Para 422. 
34 Independent Hearings Panel Recommendations Report: Part 5 – City wide qualifying matters. 29 July 
2024. Paras 429 and 432. 
35 Christchurch City Council report for referred recommendations on Plan Change 14 (IPI) to the Minister 
for the Environment. 24 February 2025. Page 12. 

Ministry for the Environment officials’ advice 

• merits of the proposed provisions are not appropriate when assessed under 
section 32.29 

The IHP acknowledged the discussion about whether the Council used the appropriate 
methodology to develop the character provisions in PC1430. However, it agreed with 
Kāinga Ora that introducing more restrictive character controls was not in scope and it was 
not logical to assess the character of properties likely to be demolished.31  

The IHP accepted the point from council staff that removing RCAs wouldn’t have much 
impact on enabling development in places where development was also limited by 
Residential Heritage Area provision. However, since the IHP recommended removing 
heritage areas too, it noted that point was no longer relevant.32 

The IHP concluded the Piko state housing area was built to meet the needs of families at 
the time. It recognised those homes, along with others across Christchurch, may need to 
be replaced to meet the needs of today’s families. It noted this is fundamentally the 
purpose of PC14, not the maintenance of character, and considered the more restrictive 
RCA provisions inconsistent with national priorities for housing.33 

The IHP reviewed both the notified RCA provisions and the section 42A report to see if 
any proposals could be retained to facilitate development. However, it concluded that 
exercise was problematic and instead recommended retaining operative plan provisions, 
reducing the spatial extent of the Piko RCA and noting further changes to character 
provisions should be made through a separate plan change.34 

Reasons for the Council’s alternative recommendation 

The Council’s alternative recommendation is to remove the Piko RCA. The reason the 
Council provided for its alternative recommendation was that housing within the Piko RCA 
has deteriorated and is better placed to deliver new housing given its highly accessible 
location.35 

Advice 

We recommend you reject the IHP’s recommendation and accept the Council’s 
alternative recommendation.  

We consider the Council’s alternative recommendation to remove the Piko RCA is more 

consistent with the requirements of the RMA to apply the medium density residential 
standards. 

https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-1-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-1-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf
https://chch2023.ihp.govt.nz/assets/IHP-Report-/IHP-Recommendations-Report-Part-5-29-July-2024.pdf


 

 

 

Ministry for the Environment officials’ advice 

We note this position is different than that presented by Council staff during the hearings. 
However, evidence was provided during hearings on existing permissions to demolish 
buildings in the Piko RCA and the appropriateness of provisions to protect character in 
locations with good access to transport and services. 

We acknowledge IHP’s position that:  

• the RCA provisions as notified in PC14 were inappropriate 

• it rejected the evaluation prepared by the Council to support a qualifying matter for 
RCAs 

• it considered the purpose of PC14 is to meet the needs of today’s families, not to 
protect character.  

We also acknowledge that the IHP tried to come up a solution that would enable more 
development in the area, but was unable to do this, so recommended reverting to the ODP 
controls for character. 

However, the IHPs recommendation to retain the ODP for the Piko RCA still operates as a 
qualifying matter and limits development that would otherwise be enabled in that area.  

Section 77L of the RMA states a matter is not a qualifying matter under section 77I(j) 
unless the evaluation report meets certain requirements, including site-specific analysis. 

The IHP did not provide analysis in its section 32AA assessment to support retention of 
the Piko RCA as a qualifying matter as required by section 77L of the RMA. 



 

 

 

 

 

 

Appendix 7: Excerpts from the Independent Hearings Panel’s 

recommendations report and addendum to its report 

[Attached to cover email]. 
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7����������
����
�
��������
�02������
����������������
������a����
�
���
�����
�������
���
���������.����V�������,���������5����
������,���������,�������������������.�������������

����
�,���������
��,��
�����2�:���
��������



�������������	�
���
���
��������
����
�
�����	�����
�
�������������������������������
����������������
��������������������
����� ��

�����!�"����������"����"�����#����#$���������������%����&'!����
����������(�)�*+������,��
����
���������������#,������
��������
�����-�����
�����,!���������
�!�'�.���*��
�����������
��/����0�
����
�����-����1
������������
��/����0��%�������������2345� 6����������
���7�����������
����������
��
��
�������#$�������
�89:;<:=>�?@�������A+���������#�����
�����"�����������
�������
�����������������
������������,����������
��
����%�����%����������-�2
2��.�����
����������
����
�
��������
��
������#
�B��%���)�
��%��
���
���A�����C����0������
�����
����������������
����������1
���A+����1�������
�������
#���
��
�&'2�*�������
������
���!�����A+�����1������������������
���,�
�����,������������,2�C���D����
��%���
���
���
%%������#,�������������������A+�&'�"����#��
����������
#�1����

����
�����(�)�*+������,���
����
��23E5� F����"��
���������
������%������������7����G�����%�����
��%��
����������
�����
��������%������������������������������
������%��������������
������������!������
��%,�������������
�������
��!�
���������
������������#���"2H8;:I8=<:JK�LMJNJO<8N�PN8J;�
�

�
���3�QE5-
03�QE5�C������������%�����%,��
����������1�������1�
������!�
�������
���������������!��������
#������������
��
���1��,�"������
���
����
�
������
����
����������
���
�
�����1
������%�������
��
�2�C����
������%�������
�����������
��#�����
������
��%����"�R-
0� ��
�
����������
��
����#$��������������1���������R-�0� ����1�������.�����
�S���
�
���
������%��������T-��0� ������������.������%������.�����
��
������!����B���
�!���B�!	�
���!�'
�1���!�F�
����!�+����,�
���S�
��%���������T-���0�
�����������"�
��
������������������������"���,!���B���
����,
����
�#��������T�
��-�10��.�
��������.�����
����B���
��
���U,������������T�V



�������������	�
���
���
��������
����
�
�����	�����
�
�������������������������������
����������������
��������������������
��������

�
�

�
��� ���!"
#���"�# ���!��������������������$�%��&�'�(�����������������
���������)�
�����������������������*������$����+��
�
�������������
���������
,����-�������������������
��*��������)�%��������.�/�����
�����������
��,������
������
��)����0�1"
#� ����*
���)������-�����
���*����+�
����
�)���+������
���
�����
������*�������
���
���+�
�	�2�'����
����������
��
�$����������������
��,��������,+�(
3
�4��
��5",#� ������������������-������)������-�����
�6����+��������������������
��,��������)����(
3
�4��
��5"�#� ������������$�
����������
�������
���+�������$�����,����
������)�����-�����
�	�
�������������)�������������������)�%��������7���������
�
���������58�
�

�
���� ���!$� ��9!�
��� �:�! ���!��(�������������������7��*��0��������
����
+�����,����
��)��
���
��
����+���
��$����*��0��)��������))����$�����������)��������
�����������
�
�����*��������������
���+$0��������+�,������
��
������������*���
���������+��0�������,;���������0����-�
������-�����
�"<6�#�����
����
�������������*�����������������.������
���

��$��������������
�������)�
�3��0���
�����
��������������
���0������
*�=>?@A�ABBACD�?E�>DFDG>�HG?�IAJAK?L@AED�MNOPD>Q�.�(������

���������������������������������$��������������
��)�������
�3��0���
�����
�����+�
����������������*����
�������R��*
��������*��������������<6�.:�(������������������$��0�*��$�
�������3����������
�����0�����	�$�����������������������
������������
�*
����
��
�
��������
����������
��*��
��������>DFDG>�HG?����*�������0������
�+��
���
�������,+�������
���
����*�������������
������+������������,+���
���
�
���:��"���+�
��������������������
�����
�������������

�����
�������*������#. ��9!�����������
$�0���������
������������������
�������
���
������������������
��������)���
�
�����������������*������$���������
�������0������
������
���
�

�
�� ���! ���!"�#���"�#�
,�*�.�6����
�������������)�����,��
�����$�0��

*���
��)����������
�����
�����0������������
���,�������,������������)+�
����������0�����������������+$��S�%
+������
��:.�T:��,���
����.U����,���
����.U�



�������������	�
���
���
��������
����
�
�����	�����
�
�������������������������������
����������������
��������������������
��������

 
�����
�������� ���������
!�������� ���"���������#
�!�����������$�����%�����
&���
��������'�	�(�"��&��
"��
�������
)���
� ����������"��(�� �������������
����������������������!*�����������������
�����&�(��������������
���
�����������
�����
�
�� ��(
���
��(���
�������&������
�����������!���
����
��������
������������
������
�������
!�������+

���,� ��������
����������
������ ����
��������������!*�-��.����'�/0�1�2��3�"���������"���� �������%��*���"��"���
���!��� �*������������
!�"�&�(���
"�����
�������������
)�������%������� �������
�������� ���������������
�������
�
���������
��"���������"�������#������
�����
��
���$�
������ �������
����!��4�����
��*������������!*�����������������
���������������������#!�*����������
��
���
�
���������������������"��������� ����
!�"�$'�	�(�"��&�(��(������������
��������������
������ 
�����*����������������"�����������������"�������
���*��
�������������
�����"�"�������
��
�5�����������������'67889:;<=�>?@A�B=;C:D98C�E:C9�
�

�
���0�FG20�FG2��H����(��
���� �������� �����
���
�������
��� �����������
��������������� 
������

��
�I-��
������!�����
��&�(�� ������� ������
����������������� �����JK����"���������
�����
�����������
���������&�(�����(�����������&������������
������  ����"��
����  ���������
���� ��������
���
�������!L����"���� �����	�����
5����*��������������&�M�5�NK������*�1�
���������
���
����"��'���������������������
����� �������L���� ��
���������"
��
������������1���������4�����'0O2� P���
!�"��������������
������!����
��
��
���������������
�������������
�*�����������
��
��
��������������
������������'�
��	�����������
����������������
��������O�Q��*�����



�������������	�
���
���
��������
����
�
�����	�����
�
�������������������������������
����������������
��������������������
����� ��

����!���"����������
�� #
$���%�%
������#����!���
��&
���������� ��
��%
�������
��%���������
����� ��



Appendix 8: Excerpts from the Council’s Plan Change 14 

notification documents 

[Attached to cover email]. 
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Appendix 9: Excerpts from submissions and hearings 

evidence 

[Attached to cover email]. 
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������������������X���������������������������X������������������������ YZ�[\]�̂]_Ỳab]�cdedf]g]e[�hb[�ijji������������������� YZ�[\]�\]dakef�YZ�_̀lgk__kYe_�dem�Z̀a[\]a�_̀lgk__kYe_�Ye�node�p\def]�iq�[Y�[\]�rs]ad[kt]�p\ak_[b\̀ab\�uk_[akb[�node�����



� ������ ����	�
��
����
�
��
�������������� ����	�
��
����
�
�����
�
����
������� ����������������
���
��
����������������
���������
���� � !"#�$%&'()�*+)�,*',#+'-���.�� /0���
�1

���������234��������������
����
���������
��2�����������
��
�����4���������������1�5�
�
���������6
����
���������57.��
���57.�����66��
�
�����������������������������
����56
������������
6689�/0���
�1

��
�������
���
3�2������

����
6��

�2����������������
������������	�
��
����
�
��������� :����
��
��

�;���
�� /0���
�1

�����

668��2���
��������
������������

�
����������
�����
��
������
������
�<2�
�4����������=��������>���

��4����	�����
9�/0���
�1

������������������
�������	�
��
����
�
����
��

����2�������3�����
��2����2���
�57.��
���57.���������
�����
��8���3�� /0���
�1

�����������������
���
�������
�������	�
��
����
�
��4��������
�<2�
�4����������=����>�����������?�������
�����8����26��3��
���
����@�����
�����
��
��A���
�2�����@�
����
6A���������
��������� :��������

�
��

���������
������4
�
�����


���
�

���
���
���
��������
��
�����������B�

���
���
����=9�>���9�/0���
�1

��������
����
��
�4�
���2
�����
�����4�������������
���3��������
��6�������

�
�������
�������
���
��������/0���
�1

���2����9��2���
�������
�������5�C�DE�
������


���
�
�����
��
���

�
�������� /0���
�1

��
8����
���4����������������������


���
�����
�6�����6��
��������
����26������
������2��������������8���2�����42������
���
��3���
�
��
���
������������
��68���������


���
�

�
��4�
������

668���F2
���
4�
�9��
�������4���������	�
��
����
�
���
���������3���������
��������57.��
�����66������
��:5:��
��������������32�6����
4���
��

���9�
�������
�	�
��
����
�
��
���������3������
��
��������
�2���
����


���57.�9�
�����66������
�F�
���E����26���
����������	�
��
����
�
���6��������
���
�
�������������8����2����



Appendix 10: Excerpts from selected IHP minutes 

[Attached to cover email]. 
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Appendix 11: Correspondence between Ministry for the 

Environment officials and Christchurch City Council staff 

[Attached to cover email]. 
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Leah Clark

From: Kleynbos, Ike 
Sent: Wednesday, 26 November 2025 9:14 pm
To: Fleur Rodway
Cc: Rhodes, Ben; Stephanie Gard'ner; Leah Clark; Stevenson, Mark
Subject: RE: Plan Change 13 and 14 Daresbury and Antonio Hall 

Follow Up Flag: Follow up
Flag Status: Flagged

MFE CYBER SECURITY WARNING 
This email originated from outside our organisation. Please take extra care when 

clicking on any links or opening any attachments. 

Kia ora Fleur, 

Thanks for your questions. I’ve sought to answer these below, acknowledging however that the 
answers are not straightforward (a hallmark of PC14). Welcome any further questions you may have. 

Is Schedule 3C, clause 12(2) intended to be used? 

No. The circumstances of the removal of these features are a scenario that the Act as not foreseen 
and is not therefore not applicable. The scenario is that a separate process has sought to remove 
these features so they will no longer exist in the District Plan; as previous, the Minister’s decision is 
moot as it would have no eƯect either way. The revocation can therefore be seen as a revocation of a 
Council LGA decision, following which staƯ would write to the Minster as a courtesy to inform him 
that a decision is no longer necessary and he can use is time more eƯiciently to make a decision on 
Piko.  

Recommendation for Operative RCA rules & MRZ rules with RCA 

The IHP Recommendation on Residential Character Areas (RCAs) is hard to follow and was 
consequently the subject of multiple clarification questions from Council following the publication of 
the recommendation report. An Addendum to the report was released on 15 August 2024 that 
updated the recommendation report and provided some additional clarity. In para [431] this 
concludes that operative RCA rules as recommended by Council should be applied. The 
recommendation does not distinguish diƯerent RCAs as they are all treated the same through the 
recommendations.  

Minute 55 provides some additional clarity that MRZ should apply – see [17], [18], and the page 34 
response on zoning of a specific site. The Minute however does also conflate things further by 
referencing HRZ (despite the IHP agreeing with Council that RCAs should be removed here) and 
discussing how RCAs may apply in coastal areas (again, despite agreeing that they should not apply 
here).  

Council Memo on 11 November 2024 seeks to set out how Council has understood what the IHP has 
intended to date – see paras 13 and 14. The main purpose of this memo was to resolve the 
Residential Pathways and show how this would be applied across residential chapters. Pages 52 to 
66 show the rules in practice. 

S 9(2)(a)
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Minute 58 response to the Council Memo. Para [27] aƯirms that the Council drafting correctly reflects 
the IHP Recommendation, which is to apply MRZ and to have area-specific rules that capture specific 
RCA standards. These specific standards override related MDRS controls as a QM. 

There are already a number of RCAs which have already applied this framework. The Ministry is 
welcome to look at the operative District Plan to see how this functions in practice – see here: 
Christchurch District Plan : Christchurch City Council. Should the Piko Character Area be accepted 
as a QM, then the same framework shall apply as is currently in operative eƯect. 

I hope the above assists your understanding. 

Many thanks, 

Ike Kleynbos 
Principal Advisor – Planning 
City Planning (W) 

     

From: Fleur Rodway   
Sent: Wednesday, 26 November 2025 5:13 pm 
To: Kleynbos, Ike  
Cc: Rhodes, Ben ; Stephanie Gard'ner ; Leah Clark 

; Stevenson, Mark  
Subject: RE: Plan Change 13 and 14 Daresbury and Antonio Hall  

Kia ora Ike,  

Thanks for sending this through.  

I just have a few questions (one on your email, and two on Piko). 

 Are you intending to propose that those parts of PC14 before the Minister (ie, the recs relating
to Daresbury and Antonio Hall) are withdrawn (as provided for by RMA Schedule 3C, clause
12(2)) or use another mechanism? You refer to revoking decisions below.

 Is there a section in the Independent Hearings Panel’s recommendation report where the IHP
specifically recommends applying the Operative District Plan provisions as a qualifying matter
for the Piko Residential Character Area? And is it possible to say what those ODP provisions
would be, given the Council has decided to zone this area for medium density?

Happy to discuss any of the above. 

Thank you,  

Fleur  

S 9(2)(a)

S 9(2)(a)

S 9(2)(a)

S 9(2)(a)
S 9(2)(a) S 9(2)(a)

S 9(2)(a) S 9(2)(a)



Appendix 12: Map and images of the Piko Residential 

Character Area 

Figure 1 – Map showing Piko Residential Character Area with underlying zoning and 

proposed overlays for character and airport noise overlays  

Key 

MRZ Medium density residential zone 

HRZ High density residential zone 

CA6 Piko Residential Character Area (proposed) 

Airport noise overlay 

OCP Open space community parks zone 

RS Residential suburban zone 

SPS Special purpose zone school 

IG Industrial general zone 

Neighbourhood centre zone 

TCZ Town centre zone 

Source: Christchurch District Plan, District Plan Viewer. 



Figure 2: Images from Christchurch City Council’s June 2025 Piko Design Guide showing examples of houses in the area




	Proactive-Release-coversheet BRF-6504.pdf
	COMBINED BRF-6504.pdf
	BRF-6504 - Brf and letter updated following council decision on Daresbury (1)_Redacted.pdf
	Appendix 1 - Draft letter to Mayor from Minister (2)_Redacted.pdf
	BRF appendices title pages.pdf
	Appendix 1 - Draft letter to Mayor from Minister (2)_Redacted.pdf

	Appendix 2 - Letter from CCC referring rejected IHP recs_Redacted.pdf
	Appendix 2 - Letter from CCC referring rejected IHP recs_Redacted.pdf

	Appendix 2A - Addendum to letter from CCC referring reject IHP recs (1)_Redacted.pdf
	Appendix 2A - Addendum to letter from CCC referring reject IHP recs (1)_Redacted.pdf

	Appendix 3 - Email from CCC about its decision on the zoning for the Piko RCA_Redacted.pdf
	Appendix 3 - Email from CCC about its decision on the zoning for the Piko RCA_Redacted.pdf

	Appendix 4 - Summary timeline of PC14.pdf
	Appendix 5 - Summary of key documents in the ISPP.pdf
	Appendix 5 - Summary of key documents in the ISPP.pdf
	Appendix 1A, Diagram 1, Stages at which key documents in the Intensification Streamlined Planning Process are produced (1).pdf
	Slide 1



	Appendix 6 - Detailed analysis and recs.pdf
	Appendix 6 - Detailed analysis and recs.pdf

	Appendix 7 - Excerpts from the IHP report and addendum to report.pdf
	Appendix 7 - Excerpts from the IHP report and addendum to report.pdf
	Appendix 4 - Excerpts from the IHP's recommendations report and addendum to its report.pdf
	IHP report.pdf
	Other IHP report.pdf

	Addendum-to-Part-5-of-the-Recommendations-Report-15-August-2024.pdf


	Appendix 8 - Excerpts from the Council’s Plan Change 14 notification documents.pdf
	Appendix 8 - Excerpts from the Council’s Plan Change 14 notification documents.pdf

	Appendix 9 - Excerpts from submissions and hearings evidence.pdf
	Appendix 9 - Excerpts from submissions and hearings evidence.pdf
	App 6 Jono
	App 6 subs WK and KO
	App 6 s42A Liz
	App 6 council opening legal subs
	App 6 CCC legal subs
	App 6 council memo
	App 6 right of reply
	App 6 liz rebuttal
	App 6 rebutt ann
	App 6 other council memo
	App 6 KO legal subs
	App 6 KO supp legal subs
	App 6 KO evidence Joll
	App 6 KO heritage evidence


	Appendix 10 - Excerpts from selected IHP minutes.pdf
	Appendix 10 - Excerpts from selected IHP minutes.pdf
	App 7.pdf
	IHP other min.pdf


	Appendix 11_Redacted.pdf
	Appendix 11_Redacted.pdf

	Appendix 12 - Map and images of Piko RCA.pdf
	Minister Bishop's response to CCC on Piko RCA and withdrawn recs (1)_Redacted.pdf




