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INTRODUCTION

1

My full name is David John Compton-Moen.

| am a Director at DCM Urban Design Limited, which is a private independent consultancy that

provides Landscape and Urban Design services related advice to local authorities and private

clients, established in 2016.

| hold the qualifications of a Master of Urban Design (Hons) from the University of Auckland, a

Bachelor of Landscape Architecture (Hons) and a Bachelor of Resource Studies (Planning and

Economics), both obtained from Lincoln University. | am a Registered Landscape Architect of

the New Zealand Institute of Landscape Architects (NZILA), since 2001, a Full member of the

New Zealand Planning Institute, since 2007, and a member of the Urban Design Forum since

2012.

| have worked in the landscape assessment and design, urban design, and planning fields for

approximately 25 years, here in New Zealand and in Hong Kong. During this time, | have

worked for both local authorities and private consultancies, providing expert evidence for

urban design, landscape and visual impact assessments on a wide range of major

infrastructure and development proposals, including the following relevant projects:

4.1

4.2

4.3

4.4

4.5

4.6

2021 — Working for Waimakariri District Council, | prepared Urban Design evidence to
assist with Private Plan Change 30 — Ravenswood Key Activity Centre which sought to
rezone parts of an existing Outline Development Plan to increase the amount of

Business 1 land and remove a portion of Residential 6A land;

2020-21 — Working for Mike Greer Homes, | have worked on the master planning,
urban design and landscape design for the following Medium Density Residential and

Mixed-Use Developments;

Madras Square — a mixed use development on the previously known ‘Breathe’ site (90+

homes);

476 Madras Street — a 98-unit residential development on the old Orion Site;

258 Armagh Street — a 33-unit residential development in the inner city;

33 Harewood Road — a 31-unit development adjacent to St James Park in Papanui;
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4.7  2020-21 — Working with Waimakariri District Council, | have assisted with the

development of four structure plans for future urban growth in Rangiora and Kaiapoi;

4.8  2020-21 — Working for several different consortiums, | have provided urban design and

landscape advice for the following recent private plan changes in the Selwyn District:

(a) Wilfield, West Melton (PC59 and PC67);

(b) Lincoln South, Lincoln (PC69);

(c) Trents Road, Prebbleton (PC68);

(d) Birchs Village, Prebbleton (PC79);

(e) Extension to Falcons Landing, Rolleston (PC75); and

() Rolleston Southeast (PC78).

4.9  Stage 3 Proposed District Plan Design Guides — Residential (High, Medium and Lower
Density and Business Mixed Use Zones) for Queenstown Lakes District Council (2018-

2020); and

4.10 Hutt City Council — providing urban design evidence for Plan Change 43. The Plan
Change proposed two new zones including a Suburban Mixed-use and Medium Density
Residential as well as providing the ability for Comprehensive Residential
Developments on lots larger than 2,000m? (2017-2019). The Medium Density Design

Guide was a New Zealand Planning Institute Award winner in 2020.

CODE OF CONDUCT

5 Although this is not an Environment Court hearing, in preparing my evidence | have reviewed
the Code of Conduct for Expert Witnesses contained in Part 9 of the Environment Court
Practice Note 2023. | have complied with it in preparing my evidence. | confirm that the
issues addressed in this statement of evidence are within my area of expertise, except where |
state that | am relying on the opinion or evidence of other witnesses. | have not omitted to

consider material facts known to me that might alter or detract from the opinions expressed.
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SCOPE OF EVIDENCE

6 My evidence will address urban design and visual amenity issues relating to three privately
owned properties at 256 Fitzgerald Avenue, 254 Fitzgerald Avenue and 5 Harvey Terrace and

their alternative or underlying zoning:

6.1  The zoning of the entire block defined by Fitzgerald Ave, Harvey Terrace and Heywood
Terrace as High Density Residential as it is physically separate from the rest of the
Special Purpose Otakaro Avon River Corridor zone (SPOARC) and is not considered part

of the ‘Corridor proper’};

6.2  The SPOARC zoning of part of this block creates an awkward zone edge or interface

with existing residential properties;

6.3  The site being zoned High Density Residential (HDR) rather than having a underlying
zoning of Medium Density Residential (13.14.4.1.1 P23).

7 In preparing my evidence, | have reviewed:

7.1  The submissions and further submissions lodged by the Trust;

7.2 Council’s s42A Report prepared by Anita Hansbury dated 11 August 2023 and the
Statement of Primary Evidence of David John Little regarding the Council’s Red Zone
Management Qualifying Matter — Specific Purpose Otakaro Avon River Corridor Zone

dated 11 August 2023.

8 | am familiar with the properties. | assisted with the request for Plan Change 11. | have
visited the site and surrounding area on a number of occasions. | prepared an Urban Design
and Visual Impact Assessment report dated 4 May 2021 for Plan Change 11. | attach that
assessment as Appendix 1. That was prepared prior to Plan Change 14. It records my
methodology, assessment of effects, urban design assessment and | rely on it in informing this

evidence.

SUMMARY OF EVIDENCE

9 From a landscape and urban design perspective, the site could be rezoned Medium or High

Density Residential as identified in figure 1 below. The site is highly accessible to public

! Statement of Evidence, Mr David Little, paragraph 36.
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10

11

12

amenities, public transport routes and within walking distance of the central city which makes

it ideal for higher-density residential development.

| understand that there are potentially geotechnical constraints on the site which may render
the development of a 6-storey building(s) difficult but | do not think the Plan Change/zoning
should unduly restrict the development potential of the site. In my experience, technical
constraints often have a way of being resolved if the value of the land is high enough. In all
likelihood, based on my previous experience, most medium and high-density sites are

developed to 2 or 3 storeys irrelevant of its maximum development potential in Christchurch.

The Medium Density Residential Zone (MRZ) amendment to the alternative zoning proposed
by CCC is also appropriate and perhaps better reflects what is likely to eventuate. | consider
the provision of an alternative residential zoning (if the sites remain within the SPOARC) is
appropriate from an urban design and landscape perspective. In my view, the site is, in

essence, something of an outlier and is not part of the “Otakaro-Avon River Corridor” proper.

Leaving the site as Open Space without alternative residential zoning is not considered a
desirable outcome from a landscape and urban design perspective as it results in the need to

create a mid-block interface or edge treatment between the two zone types when that could

be avoided.

Figure 1 - Recommended Zone for 256 Fitzgerald Ave. The area bordered by the solid redline is
part of this submission. The area shown with the red dashed line is suggested to change to
HDR also.
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NOT PART OF THE CORRIDOR PROPER

13

14

15

16

The proposal site itself is separated from the Otakaro-Avon River Corridor by Fitzgerald Ave to
the west. Fitzgerald Avenue is a 30m wide road corridor with 2 traffic lanes and on-street
cycle lanes travelling in each direction. Footpaths are present on both side of the road with a
raised central median approximately 2m wide in the centre. The footpath on the west side of
the street is a boardwalk, partially grade separated from the roadway. At Kilmore Street the
river bends sharply to the east running perpendicular to Fitzgerald Ave, being approximately
200m from the site to the south. In this space there are two remaining houses, being 238
Fitzgerald Ave, which is a single-storey residential dwelling being used as a second-hand car
sales yard and 20 Templar Road — Bill Sutton’s house, which is being used as ‘an artist in
residence’ house. Multi-unit housing exists immediately to the east of the proposal site,

extending up to Stanmore Road almost 400m away.

The site is bordered by residential development on the eastern and part of the northern
boundary with the boundary fenced. A 1.8m high close board timber fence runs along this
edge. The two-storey, 4 unit block at the front of the site is existing, surrounded by a mix of
typical residential landscape plantings. Overall, the receiving environment is considered to
have a medium level of sensitivity to change due to the proximity of residential development
and the Otakaro-Avon River corridor. The quality and amenity of the environment is reduced
though by the presence of Fitzgerald Avenue and the large number of vehicle movements that

pass through the corridor.

The 30m wide Fitzgerald Ave creates a significant break between the proposal site and the
river while to the south the river is 180m away. The proposal area is perceived separate, both
visually and physically, from the river but with the ability for the site to form a strong built

edge to the open space across Harvey Terrace to the south.

Harvey Terrace forms an appropriate edge to the open space to the north as Fitzgerald Ave

negates any benefits from the site being part of the corridor.

INTERFACE WITH THE OTAKARO RIVER PARK CORRIDOR ZONE (SPOARC)

17

Under the current zoning by Council, the mid-block interface with the SPOARC is likely to be
similar to the existing situation as shown in the photo below. Boundaries are defined by solid
board timber fences resulting in no integration between sites. Noting this is a reflection of the

previous landuses, it is unlikely to change even with the upzoning of land to the east of the
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18

19

20

21

22

site. Many of the adjoining lots have already been developed into medium density lots on

freehold titles making it difficult to achieve a consistent approach.

Figure 2 - Photo taken from Fitzgerald Ave looking towards the current boundary between
SPOARC and residential development.

Development in accordance with either the HDZ or MDZ would remove this interface, with

Harvey Terrace forming a positive edge between residential development and open space.

| agree with paragraph 56 of Mr Little’s Statement of Evidence, that any effects on the

SPOARC if the site were developed as six-storey residential would be ‘negligible’.

| also agree with paragraphs 45 and 46 of Mr Little’s Statement of Evidence that the impacts
of development on the MRZ would be insignificant and limited to overshading (which would

be confined to the road corridor).

If the site were to be developed to 6-storeys, any shading from a development would be the
same as shading created by the adjoining High Density residential properties on the same

block.

The development of the site to 2-6 storeys is considered a positive design outcome for the
SPOARC as it provides a strong built edge to the open space, creating a higher degree of
contrast, and the future residents would utilise the space creating a higher level of activation

in an otherwise under-utilised space.
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EFFECTS ON ADJOINING HIGH-DENSITY RESIDENTIAL PROPERTIES

23 If the site were to be rezoned HRZ, as opposed to the underlying zoning of MRZ, no additional
adverse effects are anticipated. While the buildings could potentially be taller any shading

effects would be consistent across the block and expected in a High density area.

CONCLUSION

24 | consider that amending the underlying zoning of 256 Fitzgerald Avenue, 254 Fitzgerald
Avenue and 5 Harvey Terrace to enable residential development is appropriate from an urban

design perspective given that:

24.1 The site is physically separate from the rest of the Special Purpose zone and is not
considered part of the ‘Corridor Proper’. There is no benefit in retaining an open space
zoning across the site from an urban form / design perspective. Greater benefit is

derived from using the site for residential purposes.

24.2 Rezoning the site to High density Residential does not create any adverse effects
greater than what is anticipated from adjoining properties on the SPOARC. Whether
this results in 2-storey, 3-storey or higher residential development will be determined
at a later date with geotechnical constraints highly likely to influence the future built

design.

24.3 Potential for positive urban design outcomes results from enabling residential

development in accordance with either the MRZ or HDR standards.

Dave Compton-Moen

20 September 2023
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Appendix 1
Urban Design and Visual Impact Assessment report dated 4 May 2021
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1. INTRODUCTION AND PROPOSAL

The following report is an Urban Design and Visual Impact Assessment for a proposal to include
the land at 5-8/254 Fitzgerald Avenue and 9-20/5 Harvey Terrace within the table in Appendix
13.14.6.2 of the Christchurch district plan. This land is within the Specific Purpose (Otakaro-
Avon River Corridor) Zone. This will enable the redevelopment of this former residential land for

residential purposes.

Prior to the Canterbury earthquakes in 2010/11, the site contained several blocks of flats (a total
of 20 including the current 4 units) and a carport building with development extending out to
Harvey Terrace.

The property is located in the Specific Purpose (Otakaro-Avon River Corridor) Zone of the
Christchurch District Plan where it is highlighted in the Otakaro-Avon River Development Plan
as being part of the Green Spine along with the block immediately to the south of Harvey
Terrace.

2METHODOLOGY

The urban design and visual impact assessment consider the likely effects of the proposal in a
holistic sense.There are three components to the assessment:

1. Identification of the receiving environment and a description of the existing urban and landscape

character.

2. The urban design and landscape assessment is an assessment of the proposal
against the policies, objectives, and tksof the relevant District Plan regarding building
style, land use activity, setbacks and active frontages, height, shading and signage (if

relevant);

3. The visual impact assessment is primarily concerned with the effects of the proposal on
visual amenity adpeople, evaluated against the character and quality of the existing
visual catchment.

21 URBAN DESCRIPTION

To describe the character of the receiving urban environment a site visit is undertaken noting
the character of existing buildings, their height, setbacks from street frontages and where there
are any active frontages. The style and character of individual buildings are noted and grouped
where possible, with particular emphasis placed on buildings with any heritage value. An
analysis is also undertaken. of the open space network, movement connections and the quality
of the receiving streetscape A combination of desktop and site analysis is used to determine
the overall character of an urban area and what its ‘Sensitivity to Change’ may be. For
example, an urban area which exhibits a high level of cohesion and uniformity may have a

higher sensitivity to a proposal than anarea which is more irregular and mixed.

2.2 URBAN DESIGN ASSESSMENT

The urban design assessment component reviews the proposal against the policies, objectives

and rules of theDistrict Plan which relate to Signage matters. When assessing the proposal, the



receiving environment is considered and whether the proposal will have an adverse effect on
the existing urban character and amenity of a place, which is described above.

2.3 VISUAL ASSESSMENT METHODOLOGY

In response to section 7(c) of the RMA, an evaluation is undertaken to define and describe
visual amenity values. As with aesthetic values, with which amenity values share considerable
overlap, this evaluation was professionally based using current and accepted good practice
rather than community-consultation methods. Amenity values are defined in the Act as ‘those
natural or physical qualities and characteristics of an area that contribute to people’s
appreciation of its pleasantness, aesthetic coherence, and cultural and recreational attributes.”
The visual assessment looks at the sensitivity of receptors to changes in their visual amenity
through the analysis of selected representative viewpoints and wider visibility analysis. It
identifies the potentialsources for visual effects resulting from the project and describes the
existing character of the area in terms of openness, prominence, compatibility of the project with
the existing visual context, viewing distances and the potential for obstruction of views.

The visual assessment involves the following procedures:

e Identification of key viewpoints: A selection of key viewpoints are identified and verified
for selection during the site visit. The viewpoints are considered representative of the
various viewing audiences within the receiving catchment, being taken from public
locations where views of the proposal were possible, some of which would be very
similar to views from nearby residential properties/apartments. The identification of the
visual catchment is prepared as a desktop study in the first instance using.

Council GIS for aerials and contours. This information is then ground-truthed on site to
determine thekey viewpoints and potential audience. Depending on the complexity of
the project a ‘viewshed’ may be prepared which highlights the ‘Theoretical Zone of

Visual Influence’ (TZVI) from where a proposal will theoretically be visible from.

e Assessment of the degree of sensitivity of receptors to changes in visual amenity
resulting from the proposal: Factors affecting the sensitivity of receptors for evaluation
of visual effects include the valueand quality of existing views, the type of receiver,
duration or frequency of view, distance from the proposal and the degree of visibility.
For example, those who view the change from their homes may be considered to be
highly sensitive. The attractiveness or otherwise of the outlook from their home wiill
have a significant effect on their perception of the quality and acceptability of their
home environment and their general quality of life.

e Those who view the change from their workplace are considered to be only moderately
sensitive as the attractiveness or otherwise of the outlook will have a less important,
although still material, effect on their perception of their quality of life. The degree to
which this applies depends on whether the workplace is industrial, retail or commercial.
Those who view the change whilst taking part in an outdoor leisure activity may display
varying sensitivity depending on the type of leisure activity. For example, walkers in
open country on a long-distance tramp are considered to be highly sensitive to change
while other walkers may not be so focused on the surrounding landscape. Those who
view the daewhilst travelling on a public thoroughfare will also display varying



sensitivity depending on the speed and direction of travel and whether the view is
continuous or occasionally glimpsed.

e |dentification of potential mitigation measures: These may take the form of
revisions/refinements to the engineering and architectural design to minimise potential
effects, and/or the implementation of landscape design measures (e.g., screen tree
planting, colour design of hard landscape features etc.) to alleviate adverse urban
design or visual effects and generate potentially beneficial long-term effects.

e Prediction and identification of the pre-mitigation and residual effects after the
implementation of themitigation measures.

24 EFFECTS ANALYSIS METHODOLOGY

Analysis of the existing urban and visual environment is focused upon understanding the
functioning of how an environment is likely to respond to external change (the proposal). The
assessment considers the resilience of the existing character, values or views and determines
their capacity to absorb change, or sensitivity to change.The proposal is assessed in its
‘unmitigated’ form and then following proposed mitigation to determine the likelyresidual effects.
The analysis identifies opportunities, risks, threats, costs, and benefits arising from the potential
change.

Assessing the magnitude of change (from the proposal) is based on the NZILA Best
Practice Guide —Landscape Assessment and Sustainable Management (02.11.10)
with a seven-point scale, being:

EXTREME / VERY HIGH / HIGH / MODERATE / LOW / VERY LOW / NEGLIGIBLE

In determining the extent of adverse effects, taking into account the sensitivity (low, medium,
high) of the visualreceptor, combined with the Magnitude of Change proposed, the level of
effects is along a continuum to ensurethat each effect has been considered consistently and in
turn cumulatively. This continuum may include the following effects (based on the descriptions
provided on the Quality Planning website (ref:
http://www.qualityplanning.org.nz/index.php/node/837 - Determining the Extent of Adverse
Effects):

e Indiscernible Effects No effects at all or are too small to register.

e Less than Minor Adverse Effects Adverse effects that are discernible day-to-day
effects, but toosmall to adversely affect other persons.

e Minor Adverse Effects Adverse effects that are noticeable but will not cause any
significant adverseimpacts.

e More than Minor Adverse Effects Adverse effects that are noticeable that may
cause an adverseimpact but could be potentially mitigated or remedied.

e Significant Adverse Effects that could be remedied or mitigated an effect that is
noticeable and will have a serious adverse impact on the environment but could
potentially be mitigated or remedied.

e Unacceptable Adverse Effects Extensive adverse effects that cannot be


http://www.qualityplanning.org.nz/index.php/node/837

avoided, remedied, ormitigated.

Identification of potential mitigation or offsetting measures: These may take the form of
revisions/refinements to the engineering and architectural design to minimise potential effects,
and/or the implementation of landscape design measures (e.g., screen tree planting, colour
design of hard landscape features etc.) to alleviate adverse urban design or visual effects and/or
generate potentially beneficial long-term effects. The following table assists with providing
consistency between NZILA and RMA terms to determine where effects lie.

NZILA Rating Extreme Very High Moderate Low Very Negligible
Low
High Moderate- Moderate Moderate-Low
High
RMA Effects Unacceptable Significant More than Minor Minor Less Indiscernible
Equivalent
than Minor

The NZILA rating of ‘Moderate’ has been divided into 3-levels as a ‘Moderate’ magnitude of
change to always result in either ‘More than Minor’ or ‘Minor’ effects but may be one or the other
depending on site conditions, context, sensitivity or receiving character and its degree of
change.

Prediction and assessment identification of the residual adverse effects after the implementation
of the mitigation measures. Residual effects are considered to be five years after the
implementation of the proposedmitigation measures, allowing for planting to get established but
not to a mature level.

33 ASSESSMENT OFEFFECTS
3.1 EXISTING URBAN CHARACTER

For this proposal the receiving environment is considered to be an 800m wide catchment as
shown on figure 4 in the attached figures. This is due to the relatively flat character of the
receiving environment and the relatively minor nature of the proposal. The site is on the edge of
existing urban development consisting of a mix of low and medium density housing in close
proximity to the city centre. The style and type of housing in the area varies greatly but could be
described as transitioning from ‘low density with infill development’ to ‘medium density’. Multi-unit
developments are common, often running at right angles to the street due to the long, deep nature
of the lots which were designed as ¥ acre allotments (approximately 50 deep x 20m wide).

Buildings are predominately 1 or 2 storeys although there is the occasional 3 storey building.

The entire area was residential prior to the establishment of the ‘Red-zone’ following the
Canterbury Earthquakes in 2010/11. The earthquakes caused widespread damage in the area
with housing removed along a wide corridor starting at the Avon Loop and extending east towards
Bexley and New Brighton. In the immediate area housing was removed between the river and
Harvey Terrace as well as a small portion north of Harvey up to Heywood Terrace. The proposal

is located within this portion fronting onto both Fitzgerald Ave and Harvey Terrace. Housing



remains on the southern side of the Otakaro-Avon River immediately adjacent to Avonside Drive.
On the northern side of the river, River Road has now been reduced to a cycle/walkway, forming
part of the City to Sea Path. The pathway crosses the river at the Kilmore Street intersection
before following an old section of Oxford Terrace, on the opposite side of the river from the

proposal site.

The proposal site itself is separated from the Otakaro-Avon by Fitzgerald Ave to the west.
Fitzgerald Avenue is a 30m wide road corridor with 2 traffic lanes and on-street cycle lanes
travelling in each direction. Footpaths are present on both side of the road with a raised central
median approximately 2m wide in the centre. The footpath on the west side of the street is a
boardwalk, partially grade separated from the roadway. At Kilmore Street the river bends sharply
to the east running perpendicular to Fitzgerald Ave, being approximately 200m from the site to the
south. In this space there are two remaining houses, being 238 Fitzgerald Ave, which is a single-
storey residential dwelling being used as a second-hand car sales yard and 20 Templar Road —
Bill Sutton’s house, which is being used as ‘an artist in residence’ house. Multi-unit housing exists
immediately to the east of the proposal site, extending up to Stanmore Road almost 400m away.
The site is bordered by residential development on the eastern and part of the northern boundary
with the boundary fenced. A 1.8m high close board timber fence runs along this edge. The two
storey 4unit block at the front of the site is existing, surrounded by a mix of typical residential
landscape plantings. Overall, the receiving environment is considered to have a medium level of
sensitivity to change due to the proximity of residential development and the Otakaro- Avon River
corridor. The quality and amenity of the environment is reduced though by the presence of

Fitzgerald Avenue and the large number of vehicle movements that pass through the corridor.

3.2 URBAN DESIGN ASSESSMENT

3.2.1 SPECIFIC PURPOSE (OTAKARO-AVON RIVER CORRIDOR) ZONE

Located in a Specific Purpose (Otakaro-Avon River Corridor) Zone of the Christchurch
District Plan and labeled as Green Spine in Appendix 13.14.6.1, the proposal has been
assessed against the objectives, policies and rules of this chapter in regard to urban design
matters:

As described in Clause 13.14.1 this chapter relates to the area of land that falls within the
Otakaro Avon River Corridor Regeneration Plan. These are predominantly areas of land that
run alongside the Otakaro Avon River which were ‘red zoned’ as a result of the Canterbury
Earthquakes in 2010 and 2011 and which were previously part of the Specific Purpose (Flat
Land Recovery) Zone, with some adjoining public open spaces. The Specific Purpose
(Otakaro Avon River Corridor) Zone provides for a range of activities and outcomes that have
been identified in the Otakaro Avon River Corridor Regeneration Plan. The objectives,
policies, rules, standards and assessment criteria in this chapter seek to manage activities in
the Zone through identifying sub-areas in the Development Plan in Appendix 13.14.6.1
(copied in the supporting figures).


http://districtplanint.ccc.govt.nz/common/user/contentlink.aspx?sid=124011
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13.14.21

Objective - Regeneration

a. The regeneration of the Otakaro Avon River Corridor achieves the following priority outcomes:

iv.

Significant areas of restored natural environment containing a predominance of
indigenous planting, wetlands and restored habitat for indigenous fauna, birdlife and

indigenous species, improved surface water quality and provision for the practice of
mahinga kai;

Flood hazard and stormwater management infrastructure that mitigates natural hazard
risks for the Otakaro Avon River Corridor and surrounding areas and is integrated with
the natural landscape;

Accessibility and connectivity across and along the Otakaro Avon River Corridor, and with
existing communities; and

A predominance of natural and open spaces, with limited areas of built development

concentrated in specificReaches, residential areas, Activity Area Overlays and
Landing Overlays.

b. The Otakaro Avon River Corridor supports opportunities for other uses and activities that are
compatible with the priority outcomes in a. above, including:

Increased opportunities for recreation, cultural activities and community-based activities;
A range of visitor attractions and limited small-scale retail activities;

Limited residential development on the outer edge of the Zone to improve integration
between the edge of existing neighbourhoods and the activities within the Otakaro Avon
River Corridor;

Varied learning, experimenting and research opportunities, including testing and
demonstrating adaptation to natural hazards and climate change; and

Transitional activities and structures where these do not compromise the priority outcomes
in a. above.

c. The continuation of pre-earthquake activities on privately-owned properties that still exist
within the Otakaro Avon RiverCorridor.

Response

The proposal is located on the edge of the corridor and would improve integration between
the edge of existing neighbourhoods and the activities within the Otakaro Avon River

corridor. The section of land between Harvey and Heywood Terraces, zoned as Specific

Purpose, is a relatively small parcel of land, separated from the rest of the corridor by Harvey

Terrace and Fitzgerald Avenue. Fitzgerald Ave is a 40m wide road corridor creating a

significant break between the proposal site and the river while to the south the river is 180m
away. The proposal area is perceived separate, both visually and physically, from the river
but with the ability for the site to form a strong built edge to the open space across Harvey
Terrace to the south.

13.14.2.11

Policy - Otakaro Avon River Corridor Areas

a. Recognise that areas within the Otakaro Avon River Corridor have different priorities,
characteristics and expected levels of built form, by spatially defining different areas within the
Otakaro Avon River Corridor and managing these areas to:

i. Provide for the activities identified as ‘Intended Activities’ in Table 1 below, and
ensure other activities arecompatible with the ‘Character Outcomes’ and
‘Intended Activities’ in Table 1 below.


http://districtplanint.ccc.govt.nz/common/user/contentlink.aspx?sid=123613
http://districtplanint.ccc.govt.nz/common/user/contentlink.aspx?sid=124060

ii. Avoid other activities that are not compatible with the ‘Character Outcomes’ or ‘Intended
Activities’ in Table 1 below.

13.14.2.1.2 Policy - Supporting Regeneration Activities

a. Recognise that the process of regeneration is ongoing and adaptive, and provide for this through:

i. enabling transitional activities and structures where these do not compromise the priority
outcomes in Objective 13.14.2.1a. or the Character outcomes and Intended Activities indicated
in Policy 13.14.2.1.1;

ii. focusing the management of amenity effects on neighbouring properties and activities,

iii. predominantly at adjacent zone boundaries and boundaries of private properties that
still exist within the Zone;

iv. utilising a global consent process where appropriate for particular categories of large scale
and ongoing activities;

v. updating the Development Plan in Appendix 13.14.6.1 to reflect the locations of facilities
as they are developed;and

vi. acknowledging that there will be some loss of indigenous biodiversity associated with the
development of Landings and new infrastructure, except within inanga spawning sites which
will be protected, and recognising that over time there will be a significant net gain in
indigenous biodiversity across the Corridor as a whole.

Response

The proposal is located in the “green spine’ which allows for some residential development in Table
1 (not copied). The implementation of the proposal will not have an effect on the ability to
implement Regeneration activities shown on the Development Plan, Appendix 13.14.6.1. It will not
have an adverse effect on the amenity of neighbouring properties, albeit there will be a change, the
effects are considered to be less than minor or indiscernible. The proposal is consistent with
residential development which occurred on the site prior to the earthquakes and is of a scale and
type which is consistent with current types of residential development in the immediate area.

13.14.2.1.3 Policy - Continuation of Pre-Earthquake Activities

a. Provide for residential activities and other existing activities on existing properties in
private ownership in the Otakaro AvonRiver Corridor.

b. Manage activities in the Otakaro Avon River Corridor to ensure effects on existing
privately-owned residential propertieswithin the Zone are generally consistent with those
anticipated in the Alternative Zone specified in Appendix 13.14.6.2.

Response

Prior to the earthquakes there were 20 residential units on the site. As it is a privately-owned site,
providing dwellings on the site would be consistent with subclause a of this policy. Providing
additional dwellings on the site would not prevent the implementation of the purpose of the zone
or any of the activities proposed to improve the amenity of the corridor.

13.14.2.1.4 Policy - Residential Activities

a. Provide for limited new clustered, tiny or small footprint housing and temporary and
permanent residential activities in identified Trial Housing Areas to enable
opportunities for testing and demonstrating adaptation to natural hazards and
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climate change, where these:
i. are comprehensively designed in one plan for the whole Trial Housing location to:

A. complement and integrate with the surrounding natural and cultural
environment, including the intended indigenous natural environment of the
Otakaro Avon River Corridor;

provide safe and social communal spaces; and

C. provide visually attractive buildings and structures.
ii. avoid unacceptable risk to life and property from natural hazards.

b. Provide for limited new residential development in identified Edge Housing Area
Overlays where these are designed to front on to the Otakaro Avon River Corridor and
improve integration between the edge of existing neighbourhoods and theactivities
within the Zone.

c. Other than in Trial Housing and Edge Housing Overlays, provide for one new
residential unit on a site only where it isancillary to, and required for, the primary
activity on the site.

Response

While the site is not in an identified Edge Housing Area Overlay, the site and adjoining
properties between Harvey and Heywood Terraces would lend themselves to this purpose.
This is due to the relatively small scale of the area between Harvey and Heywood Terraces and
the ability to redevelop these sites without affecting the amenity of adjoining properties. The
area’s development into residential would improve the integration between the edge of existing
neighbourhoods and the activities within the zone. The current zone boundary is mid-block and
defined by a close board timber fence.

13.14.2.5 Policy - Design

a. Provide for built development where it is of a design, scale and character that is
consistent and integrated with the intended character of the area within which it is
located, and which:

i. incorporates ecological enhancement planting to provide a high level of
onsite amenity and mitigate effects onadjacent activities, and support an
improved natural environment with increased native habitat and improved
surface water quality;

ii. complements the surrounding natural and cultural environment,
including the intended indigenous natural environment of the Otakaro
Avon River Corridor;

iii. incorporates onsite treatment of stormwater and/or integrates with wider
stormwater management systems where practicable;

iv. achieves a high quality, visually attractive development when viewed from the
street and other public spaces;

v. provides accessible, safe, and efficient movement options for pedestrians,
cyclists, and vehicles;

i. maintains and enhances the natural character, indigenous biodiversity,
health and life supporting capacity ofwater bodies and their margins;
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ii. is designed to deter crime and encourage a sense of safety, reflecting the
principles of CPTED;

iii. manages the interface with adjacent residential and open space-zoned areas;

iv. promotes active engagement with any adjacent streets or public spaces,
and contributes to the vibrancy and attractiveness of those spaces;

v. provides an adequate firefighting water supply; and
vi. is designed and located so that it does not obstruct existing or potential
customary access to areas of ecological enhancement planting.
Response

While the level of detail outlined above has not been developed yet, it is possible for several
of the above criteria to be included in any future building and landscape design.

3.2.2 Residential Zone

If the proposal site were to be rezoned Residential, the following Objectives and Policies of the
Residential zone are considered appropriate to assess:

14.2.1 Objective - Housing supply

a. Anincreased supply of housing that will:
i enable a wide range of housing types, sizes, and densities, in a manner consistent with
Objectives 3.3.4(a) and 3.3.7;
ii. meet the diverse needs of the community in the immediate recovery period and longer term,
including social housing options; and
iii. assist in improving housing affordability.

14.2.1.1 Policy - Housing distribution and density

a. Provide for the following distribution of different areas for residential

development, in accordance with the residential zones identified and characterised in

Table 14.2.1.1a, in a manner that ensures:

iii. medium density residential development in and near identified commercial
centres in existing urban areas where there is ready access to a wide range of
facilities, services, public transport, parks and open spaces, that achieves an
average net density of at least 30 households per hectare for intensification

development;

Response

The proposal site is close to a wide range of facilities and services, public transport and open
spaces (Avon-Otakaro River). There are two bus stops (28191 and 36046) for the
Halswell/Queenspark (7) bus route in close proximity to the site providing links into the city
and further afield. The Stanmore Road shops (containing several takeaway outlets, a petrol
station and Dan’s Fresh Produce) are within a 500m radius of the site or a 10m walk.
Towards the city centre, Little Poms and Pomeroys are within 300m of the site. Being on the
each of the Central City, the site is appropriate for higher density development.
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3.3 VISUAL EFFECTS
3.3.1 VISUAL CATCHMENT AND AMENITY

The following table outlines the potential visual effects likely to be experienced by Visually
Sensitive Receivers inthe receiving environment. To assist with determining effects, a series of
public viewpoints were visited, considered representative of views that may be experienced from
surrounding businesses, residences, and public spaces (including footpaths). These were as
follows:

e VP1 - View southeast from 358 Cambridge Terrace

e VP2 - View northeast from 250 Fitzgerald Avenue

e VP3 - View north from 6 Harvey Terrace

e VP4 —View south from 272 Fitzgerald Avenue

e VP5 - View southeast from 11 Heywood Terrace



3.3.2 TABLE OF VISUAL EFFECTS

The following table outlines the potential visual effects each Visually Sensitive Receptor might receive:

Table 1: Assessment of Effects on Visually Sensitive Receptors

Viewpoint

1.View southeast
from 358

Cambridge Terrace

2.View northeast from
250 Fitzgerald Ave

3.View north from 6

Harvey Terrace

4.View south from

272 Fitzgerald Ave

5.View southeast
from 11 Heywood

Terrace

Visually Distance Type of View
Sensitive from (open, partial,
Receptors Proposal screened)

(VSR) (m)
Residents on
Cambridge
Terrace and
Fitzgerald Ave 150m Open
Travellers using
Fitzgerald Ave
Travellers using
Fitzgerald Ave .
9 110m Partial/Open
Users of the future
Otakaro — Avon
River Park 20m Open
Pedestrians using
Fitzgerald Ave
25m Open
Residents on
Heywood Terrace
60m Partial

Description of existing view

Existing views to the south are possible of the existing building, the road
corridor and associated infrastructure. Existing trees on adjacent sites and
within the road corridor are visible along with the Port Hills in the distance.

From the middle of the road, the existing dwelling is partially visible behind
well-established vegetation. The Otakaro-Avon River corridor is visible on the
left of the image, separated from the proposal site by Fitzgerald Ave. The old
residential lots (now part of the river park) are visible on the right of the image.

Open views are possible of the site and the existing dwelling. The rear of the
site is visible from the street due to the openness of the adjacent dwellings.
The boundary fences and adjoining residential dwellings are also visible from
this location. The river is visible to the left of the photo, at the end of Harvey
Terrace, across Fitzgerald Avenue.

Open views of the site and existing dwellings are visible from this viewpoint.
Existing plantings and close board timber fences highlight old and current
boundaries. The river corridor is visible to the right of the photo, across
Fitzgerald Avenue

Partial views of the site and existing dwellings are visible from this viewpoint.
Existing plantings and close board timber fences highlight old and current
boundaries. The river corridor is visible to the right of the photo, across
Fitzgerald Avenue

Sensitivity
of VSR

High

Low

Low

Medium

Medium

High

Magnitude
of Change

Negligible

Negligible

Very Low

Negligible

Negligible

Effects

Indiscernible

Indiscernible

Less than
Minor

Indiscernible

Indiscernible

Description of Effects

The existing building is already visible with any site improvements
including fencing unlikely to be discernible. The building is viewed in
the context of the existing urban environment and is not viewed as
part of the Otakaro-Avon River corridor from this perspective.

While the proposal is visible, any proposed changes are considered
to be negligible with no discernible effects on visual amenity. The river
corridor is visible in the view, but Fitzgerald Ave creates a clear
demarcation visually between the river and residential development.

The proposed new dwellings will be visible from this view but will be
viewed in context with the existing dwelling on site and existing
residential dwellings on adjoining properties. The proposal will be
viewed as an extension of this type of development.

Only partial views of the proposal will be visible from this location with
most views screened by existing vegetation or the existing residential
block on site.

The proposal will not be visible from this location as it is ‘tucked’
behind existing residential development on the adjoining site and the
existing building on site.



3.3.3 SUMMARY OF VISUAL EFFECTS

In terms of visual effects, the proposal is considered to have less than minor effects when viewed from Harvey
Terrace but Indiscernible from all other viewpoints.

Occupants of the residential dwellings will not notice any discernible change from the proposal given the
character and quality of existing views.

For pedestrians and vehicles travelling west along Fitzgerald Avenue, any changes to views are anticipated to
be partial and intermittent while travelling with any effects anticipated to be Indiscernible.

4 MITIGATION MEASURES

The following mitigation measures are suggested to either avoid, remedy, or mitigate any potential effects on visual
amenity:

MM 1 LANDSCAPE CONCEPT PLAN

It is recommended that a landscape plan be developed for the site, prior to development commencing,

showing:

e  Ground floor building(s) outline

e  Ground surface materials such as paving, including type, location and parking areas.

e Location and width of kerbs.

e Fencing type (materials), height, location and a drawn elevation, any gates or access to the site.

e Plant/tree schedule, including species, quantity and height or grade at time of planting and at
maturity.

e The location, species and height of existing planting to be retained.

e The location of new planting, and the area available for planting (including the total landscape area as
a site coverage percentage, where zoning requires this).

e Identification of any protected trees or other landscape features.

e  Ground contours where appropriate.

e Practical and accessible location of bins, service areas, garages, sheds, washing lines and the

location of external features such as heat pumps and satellite dishes.

MM 2 SUGGESTED ZONE CHANGE
The site should adopt the Residential Medium Density (RMD) zoning to be consistent with land

adjacent to the site.

5. CONCLUSIONS

In summary, | consider that the proposed development is an appropriate activity for the site with Fitzgerald Ave
creating a significant barrier between the site and the Otakaro-Avon River corridor. While the site benefits from
amenity afforded to it from the waterway and the Otakaro Loop Reach, the site is not considered to be part of the
corridor from an urban design or a landscape perspective but is, along with the remainder of the vacant land
between Heywood and Harvey Terraces being more suited to residential, in particular medium density,
development.



The current ‘mid-block’ zoning change results in an ‘awkward’ edge where most of the adjoining residential
developments have turned their back on the open space and the built edge to Fitzgerald Ave is somewhat diluted.
The sides of buildings, service areas and close board fencing typify the edge treatment to the space, as opposed
to being a high amenity built interface. It is recommended that the underlying zoning is modified to RMD to reflect
the block form and current severance from the Otakaro-Avon River corridor.

The proposal will not affect any of the infrastructure proposed as part of the Otakaro-Avon River corridor.

In terms of visual amenity, the proposal will have less than minor to indiscernible effects on the receiving
environment.
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VIEWPOINT LOCATIONS

VP1 - VIEW South East from 358
Cambridge Terrace

VP2 - VIEW North East from 250
Fitzgerald Avenue

VP3 - VIEW North from é Harvey
Terrace

a VP4 - VIEW South from 272 Fitzgerald
Avenue
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© VP5 - VIEW South East from 11
Heywood Terrace
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CONTEXT - VIEWPOINT LOCATIONS
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° The Otakaro - Avon River flows through the centre of the city, providing the city with a strong blue network e Existing medium density housing located on the corner of Cambridge Terrace and Fitzgerald Avenue.
and high level of amenity. A shared pedestrian path follows the river which provides a high amenity The development has distinctive architectural style and large windows looking over the road to the Avon
connection to and from the city (City to Sea path). River. Medium density and infill housing are common in the receiving environment.

e e AR o S . A AT 2 o Fitzgerald Avenue is the main north - south connection along the eastern boundary of the city centre,
The SPOA Zone surrounds the Otakaro-Avon River and is defined by sporadic, mature planting, remnant of carrying large volumes of traffic in both directions with a dual carriageway, on-road cycle paths and

old residential lots. This area has been cleared of all infrastructure following the Christchurch Earthquake, footpaths on both sides.. The road forms a significant barrier or corridor between the Otakaro-Avon River
leaving only vegetation to delineate the previous property boundaries where residential dwellings were and the proposal site.

once located
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PROPOSAL LOCATION

Image captured on Sony ILCE-6000

VP1 - VIEW SOUTH EAST FROM 385 CAMBRIDGE TERRACE bato: 16 Morch 2021 o 10:590m

- Height of 1.7 metres
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PROPOSAL LOCATION

Image captured on Sony ILCE-6000

VP2 - VIEW NORTH EAST FROM 250 FITZGERALD AVENUE ato: 16 Mrch 2031 at 10:51arm

- Height of 1.7 metres
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PROPOSAL LOCATION

Image captured on Sony ILCE-6000

VP3 - VIEW NORTH FROM 6 HARVEY TERRACE bato: 16 Morch 2021 o 10:330m

- Height of 1.7 metres
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PROPOSAL LOCATION

VP4 - VIEW SOUTH FROM 272 FITZGERALD AVENUE ocolingnorsomm |

que: 16 March 2021 at 10:35am
MULTI UNIT DEVELOPMENT - 256 FITZGERALD AVENUE, CHRISTCHURCH Height of 1.7 metres
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Image captured on Sony ILCE-6000
VPS5 - VIEW SOUTH EAST FROM 11 HEYWOOD TERRACE Daie: 16 March 2031 @t 1036am
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