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1 INTRODUCTION

1.1 Strategic Social Impact Assessment

This report describes a strategic-level social impact assessment (SIA) of Proposed Plan
Change 22 (PC22).  PC22 embodies a proposal to address the future need for a town centre
development in the northern sector of Christchurch City.  Specifically, it proposes a change
of land-use zoning for the site adjacent to and south of the intersection of Radcliffe Road
and Main North Road, (hereafter referred to as the ‘assessment site’).  The change of
zoning, from Rural to B2, would allow a future application for an integrated town centre
development.

The social, environmental and institutional context within which this assessment is made
must of necessity encompass elements of a vision of the future of this part of the City
extending out some thirty years or more.  It is not sufficient to use the present circumstances
and issues which exist in the northern part of the City as the basis for  assessing social
effects.

Major changes assumed in the form and function of the City generally, and specifically for
the northern sector of the City should include -

- a more consolidated form of urban development which constrains the extent of
overall urban sprawl within specified urban limits and focuses such development
around multi-functional centres, both existing and new, with PC22 proposing a
change to land-use zoning that would enable a new centre to establish in the future
in the northern sector of the City;

- population growth and a mix of lot types and densities associated with the centres-
based urban form;

- employment opportunities in reasonable proximity to residential locations distributed
around the City;

- realisation of the Styx River concept through various approaches to land acquisition
or partnerships along the course of the River;

- changes in transport and traffic patterns, including the construction of the Northern
Arterial and the Western Bypass roads, and the possibility of suburban rail services.

1.2 Brief for this SIA

This SIA has been commissioned by Calco Developments Ltd, the applicant for PC22.  The
brief was to provide social analysis and social impact assessment findings relevant to the
proposed Plan Change.
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1.3 Scope of work

The analysis covers three aspects, which necessarily overlap and complement each other,
namely -

(1) to assess the social arguments for establishing a new town centre at on the assessment
site, to ensure consistency with the CCC City Plan and other relevant current policies and
plans;

(2) to assess the likely social effects on existing centres of establishing a new town centre at
the assessment site; and 

(3) to carry out a needs assessment for community and social services and related
infrastructure for the residential community primarily served by the proposed new town
centre

1.4 Structure of this SIA report

This report contains sections which describe -

- the approach and methodology adopted for the SIA of PC22 - Section 2
- the institutional and community context for PC22 - Section 3
- the nature and key elements of PC22 - Section 4
- a strategic assessment of social effects and issues relating to PC22 - Section 5; and
- conclusions from this SIA - Section 6.
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2 SIA APPROACH & METHODOLOGY

2.1 Statutory framework for the SIA

The Resource Management Act 1991 (RMA) sets out a statutory framework which aims to
direct the assessment of whether the proposed Plan Change would promote the sustainable
management of resources in a way or at a rate that enables people and communities to
provide for their social, cultural and economic well being as provided for in section 5 of the
Act.  The requirement in the Act is to consider the potential effects on people and
communities. 

Carrying out a social impact assessment within this statutory framework requires attention to
a conceptual framework for thinking about social well being, and the factors which might
contribute to people’s experience of social well being.  This conceptual framework is set out
briefly and referenced in Appendix 1.

Elements likely to be of most relevance to this strategic social assessment include
consideration of -

- the state of physical and mental health - in this case influenced by access to primary health
services within a town centre;

- the quality of housing, shelter, neighbourhood and living place - in this case influenced by
the role of a town centre in supporting the future development of higher-density residential
living within walkable distances from civic and commercial amenities;

- opportunities for income, employment and the quality of working life - in this case
influenced by the role of a town centre as a focus for substantial levels of employment in a
variety of occupations;

- opportunities for leisure and recreation, time to enjoy them, and access to quality
outdoors/open space - in this case influenced by the provision of leisure-related venues
within a town centre and the relationship between the proposed town centre and the Styx
River green corridor;

- access to public facilities, transport, communications, and access to goods and services -
in this case influenced by access to shops and transport connections;

- the quality of the physical environment, a clean environment with aesthetic appeal - in this
case influenced by overall design parameters for the proposed town centre, and the
provision of public open spaces within the town centre;

- influences on family life, social attachment, social contact, interaction and support - in this
case influenced by opportunities for social interaction within a town centre, as well as access
to support services that might be located within or nearby;

- influences on participation in community and society, including participation in organised
groups and social activities - in this case influenced by the provision of community facilities
which facilitate group activities, as well as the role of the town centre in providing a sense of
identity at the sectoral level (i.e. for the whole northern sector of the City);
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2 Community workshops organised by the applicant at Belfast in December 2007 and July 2008;
meetings with Residents Association Representatives in March and April 2009.
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- influences on personal safety, public safety, autonomy or freedom from too much risk - in
this case influenced by provision for safe access between the town centre and its
neighbouring residential areas, as well as by security arrangements within the town centre.

2.2 Approach and methods of assessment

Social assessment typically involves the use of a variety of assessment activities and access
to a variety of information sources, both quantitative and qualitative.

This assessment has incorporated the review of documents1, the analysis of census data, 
attendance at community workshops and meetings2, and key informant interviews with a
range of local residents and service providers (see Appendix 2).
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3 COMMUNITY AND INSTITUTIONAL CONTEXT

3.1 Introduction

This section of the report and the associated Appendices provide contextual information
against which the assessment of social effects has been made.  Two aspects of context are
described.  They are the institutional context and the community context

3.2 Institutional context

The institutional context involves the mix of public policies, plans and strategies which have
a bearing on the future development of the northern sector of the City, and the extent to
which communities there are enabled to provide for their social well being in the future. 
They include -

- the Greater Christchurch Urban Development Strategy (UDS);
- proposed changes to the Regional Policy Statement (RPS);
- Variation 86 which focussed on a centres-based approach to urban development,
particularly as it relates to the planning of centres;
- the Belfast Area Plan;
- the Libraries 2025 Facilities Plan; 
- the 2025 Community Facilities Plan; and
- the Styx River Vision and Styx Project.

3.2.1 The Greater Christchurch Urban Development Strategy (UDS)

In simple terms the purpose of the Greater Christchurch UDS “is to provide for Greater
Christchurch over the next 35 years a clear strategic direction of what we want Christchurch
to look like, including:

    * where we want future housing,
    * where we want to develop or enhance social and retail centres of activity,
    * where we want areas of new employment, and
    * how we want to integrate transport networks to service these areas.”3

Greater detail on the social outcomes expected of the UDS have been summarised in
Appendices 4 and 4a.

The UDS identifies the following community expectations of particular relevance to social
outcomes -

- more concentrated settlement patterns and well-defined centres;
- affordable travel through more choice of transport options, particularly walking, cycling and
public transport;
- public passenger transport integrated with commercial and residential development;
- enhanced community character, diversity and facilities, and 
- enhanced ‘sense of place’, heritage, open space networks, and urban and site design.
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of 200 households from greenfields area CN1, 890 households from CN2 and 558 households from CN3,
for a total of 1648 households from the northern sector of the City. 
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The UDS sets out some important assumptions about the future, including -

- growth in population (see Section 3.2.2 for more detail) - much of this growth in the
northern sector of the City, with some occurring in the period to 2016 and some in the period
2017-2026;
- establishment of urban limits (see Section 3.2,2 for more detail);
- construction of the northern arterial road, now expected to be completed between 2013
and 2016; and 
- passenger rail as a possible future option.

The UDS also provides guidance on elements of social well being which were taken into
account in evaluating  the various settlement options.  These include consideration of -

- access to employment,
- community identity and social cohesion,
- community health,
- community education and learning,
- access to open space, and
- robustness and adaptability to changing circumstances such as increases in fuel prices.

Corresponding with the above assumptions and option evaluations for the northern sector of
the City, the Indicative UDS Settlement Plan (reproduced as Appendix 4a of this report)
shows an Activity Centre and several greenfield residential growth areas, as well as 98
hectares of greenfield business-zoned land to the north-east of Belfast.

3.2.2 Proposed changes to the Regional Policy Statement (RPS)

Proposed Change 1 (PC1) to the RPS is designed to give effect to the UDS, which is itself
already the adopted policy of the Regional Council and territorial authorities.

To give effect to the UDS, PC1 proposes specific Urban Limits, promotes intensification of
residential development, reinforces the centres-based approach to the future structure of
urban development, and provides for the progressive release (sequencing) of greenfields
land for development within the Urban Limits.

The ECan map reproduced in Appendix 5 of this report shows the locations of several
greenfield residential development areas, marked CN1, CN2, CN3 and CN4.

Variation 4 to PC1 reflects an airport noise contour constraint on noise-sensitive
development (including greenfield residential development), and has implications for
northern sector residential development.  Specifically, Environment Canterbury has
estimated4 that confirmation of the airport’s 50 dBA Ldn Outer Control Boundary is likely to
reduce the number of households projected for the northern sector of the City by the year
2041 by about 1,250.  These are households which would have been expected to be served
by the new Key Activity Centre.  The map in Appendix 5 indicates the location of the
proposed Outer Control Boundary for the airport.
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6 Ibid, pp.15-16.
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Amended estimates5 of the greenfield residential development sequence for the northern
sector of the City are provided in Table 3.1.

Table 3.1: Development Sequencing for Greater Christchurch 2007-2041: northern
sector greenfield areas

Greenfield
residential
area

Map
notation,
Appendix 5

2007-2016
Households

2017-2026
Households

2027-2041
Households

Total Available
Households

Belfast s293 CN1 1140 360 0 1500

West Belfast CN2 0 0 0 0

Upper Styx CN3 0 1525 387 1912

East Belfast CN4 0 1030 120 1150

Total -
northern
sector

1140 2915 507 4562

Under discussion of Policy 5: Key Activity Centres and Commercial Activities, the Officer
Report for PC1 also notes Belfast as one of the designated Key Activity Centres.  The full list
of Key Activity Centres for Greater Christchurch is as follows -

- Central City Papanui/Northlands Shirley
- Linwood Belfast Riccarton
- Halswell Barrington Hornby
- Kaiapoi Rangiora Woodend/Pegasus
- Lincoln Rolleston.

The ECan map shows the ‘Belfast’ Key Activity Centre located at the intersection of Radcliffe
Road and Main North Road, with a footnote identifying the submission by Calco
Developments Limited.

Policy 5 in PC1 states6 that “Territorial authorities shall sustainably manage the development
of the Key Activity Centre to:

- provide for facilities and services necessary to support the planned community, and
- encourage economic and business activity and interaction, and
- broaden the mix of uses appropriate to the centre, including medium and/or high density
residential provision within and adjoining the Key Activity Centre, and
- support the development of the principal public transport and cycling networks and the
ability to change transport modes, and
- encourage pedestrian and cycling access to and within these centres.”

The ECan map also indicates a greenfield business/industrial area northeast of Belfast. 
Although not shown on the map, the route for the proposed northern arterial runs adjacent to
the eastern urban limit (i.e. east of CN4) while the route for the proposed western by-pass
runs north of the CN1 greenfield residential area.  These two road infrastructure
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7 Taylor Baines & Associates, 2004.  Social Analysis in relation to the City Plan Variation on
retail distribution.   Prepared for the Christchurch City Council, June 2004.  31p. + appendices.

8 Statement of James Talbot Baines, August 2007.

9 Environment Court decision C152/2007, at paragraphs [15] to [17].

10 Decision C3/2008, at paragraphs [129] to [131]
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developments will therefore define the future boundary of the contiguous northern residential
area of the City.

3.2.3 Variation 86 

Variation 86 was a Plan Variation advanced by the Christchurch City Council and heard in
the Environment Court in 2007.  From a social perspective, the main purpose of Variation 86
was to manage future retail distribution across the City and the development of
commercial/shopping centres.  This was because of the potential for distributional effects to
be disenabling of communities, if not appropriately managed.

Taylor Baines & Associates prepared social analysis in relation to Variation 867 and also
presented evidence in the Environment Court in support of Variation 868.  Relevant extracts
from these two documents are provided in Appendix 6.  These extracts demonstrate that the
intention of Variation 86 was not to prohibit the establishment of new centres but rather to
ensure that the development of new integrated centres as new focal points for the
community occurred through a process of coordinated planning by public, private and
community interests, so that new centres come into existence as a result of a Plan process,
not a single, ad hoc consent process.  Indeed, the Court’s decision9 stated -

“Overall we conclude that the provisions make it clear that the intent of Variation 86 is
to allow for a forward-looking approach to planning for retail in Christchurch.  The
objectives and policies now clearly indicate that it is intended that change can occur
and that new district or large format retail parks areas might be established.  However,
the Plan as varied now envisages that change will occur through amendments to the
Plan.  In our view that is entirely consistent with the overall approach of the Plan
towards the centres and business retail parks. ...... in our view, establishes a clear
balance between the certainty necessary for ordered development and confidence
and the flexibility to allow for change and growth.”

At the end of the Variation 86 hearing, the Environment Court made some general
comments in its final decision10 on the need for the Council to show leadership in
investigating the need for new district centres, and to be pro-active in ensuring there is
sufficient provision to meet demands for commercial and retail space.  In the context of
PC22 and the UDS time horizon, this is a particularly pertinent issue.

3.2.4 Other relevant planning initiatives in progress

Several other planning initiatives of the City Council, relevant to this northern sector are
currently in progress.  These are the Belfast Area Plan, the Libraries 2025 Facilities Plan
and the 2025 Community Facilities Plan.
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The Belfast Area Plan:

The Belfast Area Plan (BAP) has been in progress for more than a year.  The aim11 is to

“provide a detailed plan for the Belfast area including:

- how and where development should be located;
- the implementation and staging of development;
- the provision of pleasant and safe communities;
- consideration both of costs and ‘who pays’ for such growth.

The Area Plan will help anchor Belfast’s growth in the Greater Christchurch Urban
Development Strategy (UDS) framework.” 

The area covered by the BAP is centred on the long-established settlement of Belfast, but
also extends in all directions to incorporate the various greenfield residential areas identified
in Proposed Change 1 to the RPS (see section 3.2.2 above) labeled CN1 and CN4, and the
northern tip of CN3.  The planning area essentially adopts the Styx River as its southern
boundary, although the map shown on the most recent Update indicates that the relatively
new residential development of Redwood Springs on the southern side of the River is
included in the BAP.  From a social and community perspective, this is something of an
anomaly, since access into Redwood Springs is gained exclusively from the south, through
the suburban area of Redwood, which is not itself included in the BAP area.

Consequently, the area covered by the BAP is somewhat more restrictive than the
community of interest covered in the other Council planning initiatives.

Progress on the BAP is currently reported on the Council website12, with formal published
documents due in July 2009.  The website currently points to a range of elements which
could be interpreted as describing an expected future scenario for the BAP area, including -

Transport Network:

- Northern Arterial and Western By-pass scheduled after 20015/16;
- an off-road cycleway along the Main North Railway line corridor;

Housing:

- a permeable urban block structure that facilitates non-vehicular travel;
- higher residential densities around activity centres, areas of high amenity (e.g. the Styx
River and Kaputone Stream) and adjacent to the movement network;

Open Space:

- creation of green corridors to link major parks, and protect the functioning and recreational
value of esplanade areas adjacent to the Styx River and Kaputone Stream;
- a ‘green gap’ between Belfast and Christchurch City, based on a substantial esplanade
reserve adjacent to the Styx River;
- higher residential densities adjacent to significant areas of open space or to appropriate
rivers and wetlands;



Taylor Baines

13 CCC, 2008.  Libraries 2025 Facilities Plan.  September 2008, pp.40-41

14 Ibid, Table 1, p.17

15 Ibid, Table 3, p.32

16 Ibid, pp.20-21
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- increased provision of walking paths and cycle lanes which are linked to open space areas
and transport networks;

Community facilities:

- access to an appropriate range of community services and facilities;
- ensure equitable provision of community facilities in North West Christchurch, and Belfast
in  particular, and ensure facility provision matches population growth - notably in relation to
primary schools and library services;

Business and Industrial:

- the potential for business and employment growth particularly around the Chaney’s
Industrial area;

Commercial Development:

- the PC22 assessment site is shown as the location for significant commercial
developments;
- predominantly 1-2 level retail, commercial and leisure activities, centred around the existing
Supa Centa commercial infrastructure;
- maximised connections with the existing Supa Centa and developing residential areas;
a network of internal streets and open spaces to encourage internal walking and gathering
spaces;
- landscape planting to provide ‘green fingers’ linking to an enlarged Styx River corridor;
- landscaping and screening to mitigate any bulky buildings where visible from public streets.

Libraries 2025 Facilities Plan 

The map13 provided in Appendix 8 shows the distribution of existing and proposed library
facilities across the City.  It indicates that a proposed new library in the Belfast area is one of
the next priorities14, showing that such a new library facility is intended cater for the needs of
a growing residential community that incorporates existing Belfast, Redwood, Styx Mill and
Northwood, as well as the greenfield areas identified in PC1 to the RPS.  The site for the
proposed library has yet to be selected15.

The background report16 identifies a number of principles underpinning library provision,
including -

- libraries are important community hubs and help strengthen communities;
- library facilities and services increase leisure and learning opportunities and community
participation;
- libraries for a citywide network, supporting the development of metropolitan, suburban and
neighbourhood activity centres.
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In terms of location preferences, the Plan identifies17 -

- near local shops/supermarket/mall/bank/medical centre/schools/playground/toy library;
- on bus route/near transport hubs;
- handy walking distance and easy, accessible, plentiful car parking.

2025 Community Facilities Plan.

The map in Appendix 9 indicates the citywide spread in suburban community facilities
anticipated under the Plan18.  It also indicates a future proposed suburban community facility
of the wider Belfast area, servicing the growing needs of residents within a 2.5 km radius of
the site when it is chosen.

The associated Plan document19 indicates that different types of community facilities are
intended at different scales of community across the City.  These include -

- metropolitan facilities: meeting a diverse range of citywide needs and serving regional
communities of interest;
- suburban facilities: serving suburban catchments with radii of about 2km to 5km, attracting
users across different neighbourhoods and typically accommodating a range of different
activities;
- neighbourhood facilities: designed to meet local/neighbourhood needs within 1km to 2km,
and typically offering a limited range of activities.

3.2.5 The Styx River Vision and Styx Project.

The 40 year vision for the Styx catchment commenced in 200020.  Vision statements 2 and 5
are most relevant to this assessment.  Vision 2 refers to the ‘Source to Sea’ concept, which
would enable people to experience and learn about the river system, through the
development of a continuous walkway along its length, and notes recent Council purchases
of property aimed at facilitating this vision.  Vision 5 focuses on the need to foster
“Partnerships” and notes that this will be achieved through raising the quality of relationships
and moving forward together.

3.2.6 Implications of the institutional context for assessment

Having considered the range of contextual matters summarised in the preceding
paragraphs, it is essential that the PC22 proposal be interpreted in the context of the future
pattern of development envisaged for the northern sector of Christchurch City eg
incorporating the anticipated development of a Key Activity Centre at Radcliffe Road, the
pattern of surrounding residential developments and the long-term vision for the adjacent
Styx River - and not interpreted in the context of the present extent of development.  

It is interesting to observe from hindsight that, in the case of the area zoned for business
development in Riccarton, which has only recently reached its fullest extent of development,
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the spatial extent achieved now was anticipated in planning documents as far back as the
1960s21.

Nevertheless, it is also necessary to understand the nature of existing communities in the
northern sector, and something of their background.

3.3 Community context

3.3.1 Historical and future population growth and land-use change

Until the new millennium, there was nothing exceptional about recent population growth in
the northern sector of the City.  Between 1996 and 2001, the population of Belfast grew by
4.8% and that of Redwood/Styx did not change at all.  In terms of residential patterns, the
northern boundary of the City was marked clearly by the transition from urban to rural which
occurred at the Styx River.  Belfast was an entirely distinct community, surrounded by rural
land.

Only a decade later, that situation has changed markedly and the changes are evident
throughout the northern sector of the City.  In the mid-1990s, the residential sub-division at
the north end of Redwood, between the railway line and the Styx River, and known as
Regents’ Park was developed, and became fully taken early in the new millennium.  Not long
after, the Applefields block was converted from apple orchards to the residential sub-division
of Northwood; two and half thousand people had moved in by 2006.  Similarly, the new sub-
division of Redwood Springs was establishing at much the same time, with almost 500
residents coming into this area on the south bank of the Styx River by 2006.  During this
same period, the population of Belfast itself grew dramatically - 10% within five years - and
the population of Redwood/Styx increased as well.

Significant commercial developments occurred during this period as well.  The establishment
of the large format Supa Centa just north of the Radcliffe Road intersection with the Main
North Road, resulted within a short space of time, in the establishment a substantial level of
retail and service activity on this site.  At the same time, the supermarket which had been
situated in the small B2 centre of Belfast, closed and re-located adjacent to the Supa Centa. 
The PPCS meatworks remains a significant industrial employer in the north east of Belfast.

Redwood is no longer on the rural fringe; the rural-urban interface has already moved north
of Belfast.  Given the UDS planning scenario described earlier, within the next 10-15 years, 
the rural appearance will have altered substantially in the greenfield areas designated CN1,
CN3 and CN4.  Residential development will have occurred on both sides of the Styx River
and north of Johns Road.  The Northern Arterial and Western Bypass roads are likely to
have been constructed to improve access between the City and the burgeoning population
of North Canterbury, beyond the new city limits.  Most of what is currently rural land within
the BAP area will have been converted to other uses.

3.3.2 Different levels of community: different demographics and social needs

As a result of these cumulative changes, the residential community of the northern sector
will comprise a mix of local neighbourhoods, some based on the long-established areas
such as what is now Belfast and Redwood, and others based around new greenfield
developments, such as Styx Mill, Northwood and Redwood Springs.   Based on an analysis
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of 2006 census data for these residential communities22, it is likely that these
neighbourhoods will have some contrasting demographic characteristics.  For example, the
older neighbourhoods (Belfast and Redwood) have higher percentages of elderly residents,
while some of the newer neighbourhoods (Regents Park and Redwood Springs have very
low percentages of elderly residents, but above-average proportions of children.  This age
pattern corresponds to a distinct contrast between older and newer neighbourhoods
regarding types of household: one-family households are much more dominant in newer
neighbourhoods than older neighbourhoods, while the reverse holds for one-person
households - elderly people living on their own.  The exception to this pattern is O’Neill
Avenue, which is a new neighbourhood planned with elderly residents in mind.  Another
notable difference between older and newer neighbourhoods is the ethnic composition of the
communities: the main ethnic minority in Belfast and Redwood is Maori, while the main
ethnic minority in all the newer neighbourhoods is people of Asian origin.  Occupational
types similarly distinguish older and newer neighbourhoods.  With the industrial area on its
north eastern boundary, Belfast has a high percentage of manual and trades workers and
lower percentages of managerial and professional workers, while the opposite holds true for
Redwood Springs, Regents Park and Northwood.

Because of their different demographic characteristics, and because older and newer
neighbourhoods will have different endowments of community facilities, there will be different
social needs in each case.  For example, in some cases demand for older people’s services
will be high, while in others the social needs for youth or young families will require more
attention.

In this assessment, it is helpful to keep in mind a notion of spatial hierarchy: people
experience ‘community’ at different levels, and derive social well being from each level of
community. The aim of establishing a Key Activity Centre in the northern part of Christchurch
is not to submerge or sublimate interests at the local or neighbourhood level.  Rather it is to
provide access to things that normally wouldn't be provided at a very local level.

3.3.3 Changing notions of communities of interest

As well as the expansion of residential development northward across the traditional town-
country boundary, generally associated with the Styx River, another important social change
has begun to occur.  The traditional community distinctions are already becoming blurred. 
Indeed, the concept of ‘community’ is itself multi-faceted.  Individuals frequently belong to
more than one ‘community of interest’.  Even a defined residential area or suburb is only one
aspect of ‘community’ in contemporary urban living.  Individuals have associations with
others not only by virtue of their place of residence, but also by virtue of work associations,
regular access to services, or shared interests in recreational, cultural, professional or
service activities.  Yet other social interactions are associated with kinship relations, which
are not necessarily geographically focussed.

Thus there are other social catchments already emerging in this northern sector of the City.
These relate to shared recreational activities (sports, leisure), shared cultural activities
(churches), distribution of work places, locations to access services (schools, pre-school,
primary health, ..)  and so on.
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23 In this case, “currently’ means at the 2006 census.

24 Belfast, Belfast South (=Northwood), Styx Mill and Redwood North.

25 The 2006 census revealed 3,219 people working in locations in the northern sector, but only
774 of these people lived there.  At the same time, 7,302 people lived in the northern sector
and were working full time or part time, indicating that 6,528 (or 89%) of them travelled outside
the northern sector to work.
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For example, interviews for this assessment with 24 service providers or community-based
organisations operating from premises in Belfast and Redwood identified that -

- in 13 cases, the social catchment encompasses the northern sector of Christchurch - i.e.
Belfast, Redwood and adjacent suburban residential areas;
- in 7 cases, the social catchment covers an even broader area - across the City and
reaching out across the Waimakariri River; and
- in 4 cases, the social catchments are specifically localised - schools with enrolment
schemes and early childhood services catering mainly to their immediate neighbourhood.

Appendix 11 and Appendix 12 provide data on the relationship between where people live
and where they work.  Appendix 11 shows the distribution of places of residence for people
who currently23 work in the long-established part of Belfast, in the SupaCenta and also, for
comparison, in the large district centre of Papanui/Northlands.  A high proportion of those
who work in Belfast live relatively close by; mostly in the northern sector of the City, with
some commuting from across the Waimakariri River from places such as Kaiapoi and
Ohoka.  As the centre of employment increases in scale (e.g. the Supa Centa compared
with Belfast), the spatial distribution of workers’ residences increases, including Rangiora
and Woodend in the north and a large part of the northern half of Christchurch City (i.e. in an
arc south of the work location).  Further comparison with the case of Papanui/ Northlands
shows the effect of scale on this relationship.  Appendix 12 takes the same type of data and
presents analyses looking in the opposite direction; that is to say, these maps indicate how
workers living in the various Census Area Units of the northern sector24 of the City are
distributed around the City in terms of where they go to work.  Not surprisingly, when people
wanting work outnumber employment opportunities in an area, they are inclined to head for
major employment nodes, being industrial zones or commercial centres around the City -
including the City Centre itself.  At the present time25, the northern sector of the City is a nett
exporter of workers to other parts of the City.  This is discussed further in Section 5.3.2.

This is the existing pattern of ‘communities of interest’ associated with this part of the City.  A
growing residential population in the northern sector is likely to create greater demands for
work locally than can presently be supplied.  It is also likely to result in residents of the
northern sector increasingly experiencing ‘community’ at several levels - from
neighbourhood, to suburban cluster, to the City as a whole.

While the Styx River may indeed become the ‘green gap’ between the City and what used to
be the rural town of Belfast, it is also likely to become one of the important focal points of the
northern sector - an attraction in its own right, and also a corridor for the movement of
wildlife and people.  Indeed, the vision for the Styx River incorporates notions of educational,
recreational and leisure activities at various points along the River, from its source to the
sea; ‘social’ activities or even residential development and pedestrian/cycle linkages and
potential multiple crossing points along the way.
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26 CCC, 2007.  Community Facilities Plan, as Incorporated in the Christchurch City Council’s
Strengthening Communities Strategy (July 2007) - no page numbers.

27 The churches in Belfast and Redwood are used for ballet classes, Weightwatchers meetings,
university exams, and other group meetings.

28 In the case of Redwood, Belfast and Marshland Schools, such uses include music, ballet,
dancing classes, Probus and Toastmasters groups, guides, OSCAR programmes, church
groups, sports club and community meetings.

29 For example, the Riccarton Service Centre rents space from the Post Shop.
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3.3.4 The status of community facilities in the northern sector

Older residential communities (Belfast, Redwood) have better-established community
networks and bases for service provision.  Facilities there are generally a legacy from
previous eras - in a mix of government, city, private sector and local community ownership.
However, more than one-third of the organisations interviewed in Belfast and Redwood
indicated that the premises they operate from are constrained in their capacity.
 
Newer residential communities (Styx Mill, Northwood) tend to have less well-established
community networks and relatively few community facilities.  These have not often been
thought about and provided for when development occurred.  

It is useful to reflect on what is meant by the phrase “community facilities”.  In one sense,
community facilities are those which are ‘owned by the community’.  These include buildings
owned by the City Council on behalf of the local community - halls, community cottages,
service centres, scout dens, volunteer libraries, sometimes the land on which sports clubs
have their buildings, although the buildings themselves may be owned by the clubs, as in the
case of the Belfast Rugby Club and Belfast Bowling Club.  Thus, the City Council has a
traditional role in maintaining a stock of community-owned buildings spread around the City. 
As the map26 in Appendix 13 shows, the northern sector of the City has relatively few
Council-owned community centres and halls.  Churches too have traditionally owned
buildings in most older residential areas of the City, and made halls available for various
uses by community groups27.  In Belfast and Redwood, such facilities are owned by the
Anglican and Presbyterian Churches, the Salvation Army and the Christchurch North Elim
Church.  Kindergartens and playcentres have sometimes operated from premises owned by
a community agency.  School facilities - primary and secondary schools - are also publicly
owned on behalf of their communities and are frequently used out of school hours and at
weekends by a variety of community groups28.

Community ownership is one possible dimension of community facilities.  However,
increasingly, a range of community services and activities are run out of privately-owned but
rented premises.  For example, Council Service Centres sometimes operate from rented
space29, while the most recent community library in Christchurch, at Upper Riccarton, was
built on land owned by the Ministry of Education at Riccarton High School.  Leisure and
recreational activities - for example the Redwood Citizens Club, the Belfast-Redwood
Probus Club and the Friendly Club operate by hiring rooms to meet in.  The Belfast
Community Network leases a building from a church.

A range of medical and health-related services are also considered important local facilities. 
Even though they are often operated on a private commercial basis from privately-owned
premises, they are largely, if not exclusively funded by central government to provide
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30 Prepared for the Belfast Community Network by Sarah Wylie, May 2006.

31 In May 2007, December 2007 and July 2008.
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services.  These include medical centres, pharmacies, dentists and physiotherapists, as well
as Early Childhood Education services.

In summary, access to community facilities for various groups in a community can be
provided through a mix of Council ownership of premises, charitable or commercial leasing
arrangements sometimes facilitated by Council, or direct government funding of essential
social services. 

The Community and Recreation Needs Analysis and Community Facility Plan for Belfast30

made a number of relevant findings about the state of community facilities in the northern
sector of the City.  While the existing population is well serviced for health, social and
education services, an increasing population will create more demands for such services. 
The options in primary school services were seen as increasingly limited.  There is a need
for accessible recreational opportunities for young people.  However, existing community
facilities available for use by others are either affiliated to churches or have liquor licences,
which make them unsuitable for some groups.  Even now, there is little capacity for
additional user groups.  Other needs identified were a designated community meeting
space, a hub to help integrate new communities into Belfast, and a community centre.  Other
‘gaps’ were noted in easily accessible banking facilities, postal services and public toilets.

A series of three workshops have been held during the course of consultation for PC2231. 
These workshops established local interest the inclusion of some community facilities within
the proposed Town Centre, including banks, medical services and possibly a library; a
shared-use, multi-purpose facility for hire by community groups and community meeting
rooms for hire at nominal rents, a Council Service Centre, a base for a Community
Constable, a CIB/Information Centre and a safe outdoor play area.

Interviews with government agencies were conducted to establish what strategic provision of
services or facilities is anticipated for the northern sector of the City over the coming
decades.

Ministry of Education:

The changing concept of primary schools - seeking to encourage multiple community uses
and changes in teaching/learning environments - means that new primary schools are likely
to be embedded within residential communities with more entry/exit connections than
historically.   For new secondary schools, the Ministry is interested in proximity to town
centres.

The Ministry is currently going through a forward planning exercise on likely future demand
for schools in the northern sector.  With the prospect of substantial population growth in the
northern sector of the City, the Ministry would normally be seeking to identify suitable
locations and purchase parcels of land for future school development.  However, the
Ministry’s policy settings have changed since the change of government, and this is affecting
their approach to land acquisition.  As a result of working with the City Council on the South
West Area Plan, the Council is now recommending to private developers that they pro-
actively contact the Ministry to discuss the future demand for school facilities to ensure that
opportunities are not foreclosed completely. 



Taylor Baines

-17-

While Redwood Primary School is constrained in the size of its land parcel, Belfast School is
likely to expand its roll from ~400 to somewhere in the region of 700-750 pupils.  While the
possible number and location of future primary schools in the northern sector is not
determined as yet, Ministry advice is that it is more likely to be two rather than three in the
longer term.  A new secondary school in the northern sector is even less certain.

In terms of early childhood education, discussions with the Ministry’s ECE Network
Coordinator concluded that -

- private providers are expected to predominate in the northern sector of the City;
- ECE services will be offered in a variety of settings;
- ECE providers are increasingly establishing within residential neighbourhoods where the
local demand originates, so not all providers necessarily look to commercial centres to
locate ECE services; but ...
- a well-planned and successful Town Centre will need to accommodate ECE services
because people working there will create the demand for them; in a sense, the primary need
is for the Centre to be self-catering in enabling the provision of ECE services for people who
work there;
- if an ECE service is located in a centre, particularly for all-day occupation, its physical
environment is important - this needs attention to accessibility for users, access for children
to open space and green space, safety for the children, environmental quality such as car
exhaust fumes, etc.; and
- while there is a place for ECE services within a modern centre, there are many other
opportunities for such services to locate.

Canterbury District Health Board:

Primary health providers covers a broad range of health services - GP/medical practices,
nursing services, pharmacies, physiotherapists, occupational therapists, rehabilitation
activities, diagnostic labs, community mental health services, family planning services.  

These are typically small businesses which are largely publicly funded; therefore they are
effectively community services/facilities.  Public funding comes from a variety of sources -
from the CDHB, direct from the Ministry of Health, and from ACC.  The last of these already
has its main South Island offices located in the Supa Centa.

Primary health services will increasingly be based around GP teams (the navigators of
professional health care), located in the community and supported by other private and NGO
providers (the supporting cast of specialist services).  It is important to remember that
demand for health services is not uniform across residents; 65+ years and under-5s are
particularly high users.  Occupational therapy services will become increasingly important as
part of the ‘aging in place’ policy, as will health-related exercise and activity programmes
such as Tai Chi classes.  This places an increasing importance on access to community-
based facilities for these activities.

Discussions with the CDHB Planning & Funding Manager concluded that -

- since the future of primary health services and facilities in the City is based around a
decentralised model, there is likely to be an important role for a new town centre;
- primary health providers are effectively essential community services and facilities to which
easy local access is important; therefore they will need to be an important part of the mix of
any new Town Centre tenanting;
- co-location of primary health services and other social services is an advantage for
providers and clients; and
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- there will be plenty of future demand for more primary health providers in the northern
sector as the population grows; therefore there should be no concern about displacing
existing providers.

Christchurch City Council - libraries:

Discussions with the Christchurch City Council Libraries manager concluded that -

- while the proposed Styx Town Centre offers an exciting prospect for a library development,
it is not the only good prospect in the northern sector; Belfast Primary School also offers
good prospects for a new library location;
- these two possible locations offer different mixes of advantages/disadvantages;
- the kind of library facility that might locate in the Town Centre or at the school would not
necessarily be the same; for example, a library located in the Town Centre would not be
likely to include its own café since there would be plenty of cafes nearby anyway;
- the final decision on library location will be made by local politicians, not library planners;
- the timing of the proposed centre (if plan changes and designs are accepted) is reasonably
matched to the timing of the development of the proposed Belfast library; and 
- it is possible that in future, ‘satellite’ library services might evolve - i.e. much smaller pick-
up/drop-off locations established away from a library but adding convenience for some
users.

Christchurch City Council - community facilities:

Discussions with the Community Facilities Manager concluded that - 

- large areas of greenfield residential development in the northern sector are not well
provided with community facilities; and
- any proposed Town Centre may have a role in partnering with the Council to accommodate
suburban-level community facilities, rather than neighbourhood facilities.
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32 Calco Developments Ltd, 2007.  Plan Change Request for Proposed Business 2 Zoning: Styx Centre. 
October 2007.  Section 1, para.1.1

33 Boffa Miskell Limited, 2007, Proposed District Centre Plan Change (Styx Centre): Urban
Design and Landscape Assessment.  Prepared for Calco Developments Limited by Boffa
Miskell Limited, October 2007 p.4: extract from City Plan

34 Calco Developments Ltd, 2007. Section 3, paras.3.7, p.3

35 Ibid, Section 3.4.4, p.10.  Note: these may have altered subject to consultation since the
application was first lodged.
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4 NATURE OF THE PROPOSAL

This section describes the key elements and assumptions about the proposed changes
which underpin the assessment of effects.

The zoning change describe here does not in itself grant consents to the applicant to
proceed with a town centre development.  The zoning change, if approved, would merely
enable such an application for consents to be made subsequently.  Clearly, no detailed town
centre proposal has been prepared at this point, although conceptual discussions between
urban design professionals and the applicant have taken place as a means of preliminary
checks on overall feasibility.

In the absence of more detail about the town centre design and occupancy at the proposed
Styx Centre, reference is made to the only genuine comparison case available in New
Zealand, that of the Botany Town Centre which was developed by AMP, the organisation
which will become the owner and manager if and when the Styx Town Centre is developed.
Reference is made to this comparison case because it is helpful in indicating what is
possible when a town centre is developed as an integrated project, rather than a piece-meal
series of separate developments over time, as so often occurs.

4.1 Zoning change

The purpose of this Proposed Plan Change is to re-zone the assessment site from Rural 3 to
Business 2 (District Centre). The site is located to the south and east of the Main North
Road / Radcliffe Road intersection. The proposed District Centre is hereafter referred to as
the Styx Centre32.

Re-zoning to B2 “provides for building development of a significant scale and intensity
appropriate to the function of larger district centres and to the amenities of any living
environment adjoining the zone. .... identifies the core of business activity within a district
centre, particularly with regard to retailing. ....contain important community facilities, whether
in public or private ownership.”33

Zoning establishes development control parameters within which detailed design can follow
later at each stage of the development34.

4.2 Control parameters

Control parameters have the effect of entrenching specific design considerations which must
be adhered to in any subsequent resource consent application.  The control parameters put
forward in this application state35 that within the Business 2 Zone (Styx Centre only) the
following shall also apply:
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36 Ibid, Section 6.5.4, p.17.

37 Specifically, pedestrian/cyclist access will be provided to the site at four locations: two
at the signalised intersection of Main North Road and Radcliffe Road; at the signalised
crossing/vehicular entrance on Main North Road near southern end of the site; at the
crossing/vehicular entrance on Radcliffe Road between existing Supa Centa and
proposed Styx Centre; and across the Styx River at the southeast corner of the site.
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- three vehicular access points and two view shaft protection areas, shall be provided in the
indicative locations shown on the Special Provision Plan at Part 3 (Appendix X of the CDL
Plan Change application, updated and reproduced here as Appendix 14). No buildings shall
be located within the view shaft protection areas.

- a minimum building setback of 20m shall be provided from the Styx River and planted with
native species. For the purpose of this Rule the setback shall be measured from the centre
line of the river.

- a minimum 3m wide landscape strip shall be provided along the Main North Road and
Radcliffe Road frontages, measured from the road boundary.

- a minimum 16m building setback shall be provided to the Radcliffe Road frontage.

- underground parking with access ramps shall be provided within the indicative area shown
and five community linkage points established for cyclists and pedestrians.

- the Styx Centre shall include a north / south main street connecting Main North Road and
Radcliffe Road through the site.

- the maximum building heights in the Styx Centre shall be 20m at the northern end, stepped
down to 11.2m at the southern end closest to the Styx River.

4.3 Assessment criteria

Within the Business 2 (Styx Centre), the following additional assessment criteria will apply36:

The extent to which:

- any building is located to maintain the purpose of the view shaft protection areas, in
particular to protect the views of the Styx River from Main North Road;

- the provision of a road and footpath network improves the permeability of the site, and
ensures connectivity and convenience for pedestrians and cyclists37;

- buildings located adjacent to Main North Road and Radcliffe Road provide active road
facades and modulation of built form;

- a main street is provided within the District Centre which establishes a link between Main
North Road and Radcliffe Road and creates a clear principal route through the site and a
high quality pedestrian environment;

- community linkages are provided to improve connections to the surrounding areas for
pedestrians and cyclists;
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38 including 14-15,000m² anchor tenants 

39 Discussions with the applicant indicate that the inclusion of a residential component in the
proposed Styx Centre would be considered on its commercial merits closer to the time of
project development and final design.
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- public open spaces are provided to create usable and attractive spaces, which are
landscaped to a high standard;

- native planting is provided within the Styx River setback to enhance the ecological values
associated with the River;

- any new building located in the building setback from the Styx River detracts from the
ecological value or setting of the River;

- the car parking has been located underground so as to minimise the level of at-grade
parking spaces and associated visual impact;

- the existing tree shelter belts located along Main North Road and Radcliffe Road can be
incorporated into the design of the District Centre, having regard to the health of the trees,
site visibility considerations (including providing visual connectivity to the existing Northwood
Supa Centa) and activation of the road frontages.

4.4 Assumptions about overall intentions

Intentions for the Styx Centre:

The Styx Centre is proposed as a comprehensively planned District Centre, with controls
that are designed to ensure that the layout and overall form of the new Centre results in an
integrated development.  The key intention is to establish a District Centre with a high
standard of amenity that meets the needs of the growing residential communities in the
immediate locale and the greater Christchurch area. It is also intended to result in a built
environment that is lively and inviting to visitors during both day and night. In order to ensure
that a good outcome is achieved on the assessment site, these provisions require that the
development is planned for, and occurs, in an integrated and comprehensive manner.

The completed Styx Centre is expected to accommodate 35,000m² of retail space,
comprising 20,000m² of large format stores38, 15,000m² of standard retail, food and drink,
commercial services, medical services, etc.  and 10,000m² office space.  It should be noted
that B2 zoning does not preclude residential uses within a town centre39.

Because of the extent of underground car parking proposed, it is not feasible to develop the
Styx Centre site in stages.  Therefore significant development is not expected to be
completed before 2016/2017 at the earliest, at which point much of the proposed Centre will
open.

A setback from the Styx River is required to protect the setting of this important
environmental asset. Public access to the water’s edge and the integration of the Styx River
into the overall development will be encouraged. Native planting will be required within the
River setback to further contribute to the ecological value of the River.

The Poplar and Alder trees located along the Main North Road and Radcliffe Road frontages
are considered to contribute to the character of the area. The retention of the trees, subject
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to the assessment matter, will provide a legacy of the historical market gardening and
horticultural activities previously carried out on the site.

The purpose of the two view shaft protection areas is to maintain a view corridor along the
Styx River and into the District Centre itself from Main North Road. In particular the view
towards the Styx River is considered important to the character of the locality and provides a
physical separation and sense of arrival into the Belfast/Northwood area. The view shaft
protection area across the site will ensure that a continuous building line is not established
along the entire Main North Road frontage.

Underground parking will be provided on the site as this offers planning benefits, such as
freeing up space to be used for landscaping, on-site amenity, and innovative building design.

Community linkages are important to ensure appropriate levels of connectivity are provided
to the surrounding commercial, residential and recreation areas.

Experience at Botany Town Centre:

In order to further interpret the concepts incorporated by the Control Parameters and
Assessment Criteria discussed in the previous two sections into a practical proposition for
the purposes of this social assessment, reference is made here to the experience of the
Botany Town Centre.  This comparison case allows for a discussion of the likely composition
of tenancies, including some indications as to key community facilities that could be
considered.  Further detail is also provided on the experience with the public library and the
community meeting room, both located within the Botany Town Centre.

Appendix 15 contains a visitor map for the Botany Town Centre, which is a two-storey
development.  It should be noted that a substantial area of large format retailing also exists
adjacent to the Botany Town Centre, in much the same way that the existing Supa Centa is
adjacent to the assessment site.

The information contained in Appendix 15 demonstrates clearly the elements of mixed-use:
retail, business services, offices, cafes/restaurants, cinemas, community facilities, health
services, education services, open space.  There is no residential component in the Botany
Town Centre.   Reported experience suggests that with the benefit of hindsight, some
residential component would be preferable.  It was suggested that upper-level apartments
and even a hotel would probably work well and complement the rest of the development.

Botany Town centre shows strong evidence of co-location with retail activity as the core
attraction; the other services complement this retail core.  Signage and naming are important
for helping people find their way around.  Public transport access is provided around the
perimeter of town centre.

The Botany Town Centre has a triangular layout of three anchors and connecting streets,
with a main street and town square.  The streets comprise a mix of totally enclosed street,
partially enclosed street, and mostly outdoor space.  The main street allows private car
access, but is locked off when the shops are closed at night.  Garden Lane with a focus on
children (children’s shops, outdoor play areas and play facilities) works well and is popular.

Protection of pedestrians from wind and rain exposure is provided via a mix of indoor and
outdoor designs and spaces.  Provision is made for wheelchair access, including parking
priority, lifts as well as stairs, and mobility equipment available to be booked.  Similarly, 
provision is made for parents with infants and toddlers, including parking priority, ‘full-
service’ parents rooms, and a playcentre
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In terms of retail composition, the Botany Town Centre has distinct shopping precincts -
women’s fashion, children’s stores, men’s stores - and each precinct has a distinctly different
ambience - mix of indoor and outdoor - offering variety.

Botany Town Centre incorporates the following community facilities - 

- a community room for nominal rent (see below for more detail);
- a CrimeWatch office at nominal rent, 
- a Community Constable’s office (no rent), 
- public library and meeting rooms (commercial rent) (see below for more detail); 
- town square with stage, grassed/paved areas, seating and surrounding restaurants
- health services40 and medical practices (commercial rent) and two pharmacies; 
- a women-only gym (commercial rent)

Office space on upper floor and business/financial services (banks, insurance, etc.)  tend to
be on the outside.  The ‘streets’ surrounding the town centre are actually private roads.

Library experience at Botany Town Centre:

The Manukau City Library occupies 930m2 on the upper floor near the cinemas.  A small part
of this footprint is sub-leased to a café which is operated independently of the library and
has separate access.  The library has two meeting rooms, which also attract high usage
from regular library patrons.  A description of the use of these meeting rooms is provided in
Appendix 1641, along with photographs of the two meeting rooms in use.

In further discussions with the librarian, other observations made about the meeting rooms
were that the main constraints on their use by outside groups arose from the high level of
use they receive from regular library patrons and also from the fact that there is no security
arrangement for the meeting rooms independent of the library itself, so that after-hours use
would require library staff to stay on simply for security purposes.  However, the meeting
rooms have two particular benefits; they allow a greater diversity of library uses to occur42,
and they promote a sense of town identity and democracy, since the room is used regularly
for Community Board meetings and mayoral public meetings.

With four other libraries within 5km of Botany Town Centre servicing older established
suburban areas,, the Botany library tends to cater to people living in newer sub-divisions
within about 2km of the Centre.

The librarian pointed out that because the Town Centre is a popular place for youth to
gather, the library has a relatively high rate of youth visitors; the young adult section of the
library is a particularly high issuing section of library activity.  Apart from location in the Town
Centre, the librarian attributed this to the modern ambience of the library and the availability
of a mezzanine-level Leisure Lounge within the library, which is popular with youth.
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Community meeting room experience at Botany Town Centre:

The Community Room provided in the Botany Town Centre is 70m2 in size and is located
adjacent to the Centre Management offices, close to the Community Constable’s office and
not far from the library.  Equipment includes stackable chairs, lockable cabinets and folding
tables.

The room can be booked through the Visitors Centre 7 days a week until 10pm at night. 
Charities and community groups can use the room free of charge while businesses are
charged $35 for half a day and $70 for a full day hire.

Experience so far has been that the room is used about 60% of the time, and is busiest from
Wednesday through to Saturday.  Three community groups have regular weekly use for half-
day sessions43.  The room is used for medical training-related activities for 4 full days each
month, and the local retailers association average about 5 half-day bookings each year.
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5 STRATEGIC ASSESSMENT OF SOCIAL EFFECTS

5.1 Overview of issues and social effects

Issues and effects that are significant from a social and community perspective have been
identified and collated from a review of workshop discussions and public submissions on
PC22.  In terms of the public submissions, there were few Citywide submitters on PC22; the
proposed Plan Change appeared to excite interest largely from a localised group of
residents in Redwood Springs44.  Another source of information for identifying relevant
issues was the series of workshops convened by the applicant.

Issues and social effects of concern from these sources have been collated in Appendix 17. 
These will now be discussed in two sections below, which deal respectively with Citywide
issues and effects (Section 5.2) and local community issues and effects (Section 5.3).

5.2 Citywide issues and social effects

An important issue to address is the extent to which PC22 is consistent with the policies,
plans and strategies of the City.

In terms of actual effects that are assessed as likely to occur, there is the potential for social
effects to occur not only at the local level but also over a wider area of the City.  These are
the effects often referred to as distributional effects.

5.2.1 Consistency with City policies, plans and strategies

The UDS and RPS:

As noted in Section 3.2.1, the UDS identifies the following community expectations of
particular relevance to social outcomes -

- more concentrated settlement patterns and well-defined centres;
- affordable travel through more choice of transport options, particularly walking, cycling and
public transport;
- public passenger transport integrated with commercial and residential development;
- enhanced community character, diversity and facilities, and 
- enhanced ‘sense of place’, heritage, open space networks, and urban and site design.

The UDS also provides guidance on elements of social well being which were taken into
account in evaluating  the various settlement options.  These include consideration of -

- access to employment,
- community identity and social cohesion,
- community health,
- community education and learning,
- access to open space, and
- robustness and adaptability to changing circumstances such as increases in fuel prices.
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45 http://www.ccc.govt.nz/AreaPlans/Belfast/WhatHasBeenDone/ in section entitled
“Commercial Development”

46 The future residential areas are shown in three colours - red, blue and black.  People living in
the red area start to be significantly disadvantaged in terms of access distance to the centre if
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be generally indifferent to locations between the assessment site and Sheldon Park.
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As noted in Section 3.2.2, to give effect to the UDS, PC1 to the RPS proposes specific
Urban Limits, promotes intensification of residential development, reinforces the centres-
based approach to the future structure of urban development, and provides for the
progressive release (sequencing) of greenfields land for development within the Urban
Limits.  The ECan map goes further and shows the ‘Belfast’ Key Activity Centre located at
the intersection of Radcliffe Road and Main North Road - on the assessment site.

Thus, both the UDS and the RPS anticipate a Key Activity Centre establishing in this
location, as does the Belfast Area Plan, although in the latter case, the specifically identified
site south of Radcliffe Road45 shows a smaller area than that proposed for commercial
development under PC22.

From a social well being perspective, the assessment site has a number of advantages
which it would be difficult to replicate or improve upon at any other feasible site in the
northern sector.  Any (alternative) site considered for the future Key Activity Centre needs to
address simultaneously a number of factors, including adequate size for present and future
centre development, relationship to the residential catchment it serves and to the
infrastructure servicing the various modes of transport within that catchment, relationship to
existing community focal points at the neighbourhood level, and the scope for facilitating
higher-density residential development nearby.  Site ownership is also a critical
consideration.

Given the importance accorded in the UDS to proximity and accessibility by multiple modes
of transport, the assessment site has the potential for good linkages with the Styx River
corridor (for walking and cycling access), the rail corridor, and the main road network. 
Furthermore, as indicated by the map in Appendix 1846, for any site to be reasonably central
to the future distribution of residential population in the northern sector, it would have to be
located in a relatively narrow envelope - essentially between the assessment site and
Sheldon Park.  No viable alternatives to the assessment site present themselves in this
envelope.

The location of a town centre on the assessment site supports the City Plan’s centres-based
policy of encouraging higher density residential development in close proximity.  The  Belfast
Area Plan identifies the greenfield sites adjacent to the assessment site and close to the
Styx River or Kaputone Stream for higher-density residential development.  In fact, there are
few other logical greenfield areas for such higher-density residential development in the
northern sector that would meet the other criteria discussed in this section.  The combination
of social amenities derived from proximity to a well designed, integrated centre - affording
good access to retailing, leisure and recreational venues, public open spaces, community
facilities and public transport - combined with proximity to a potentially high-quality green
space - the Styx River or the Kaputone Stream - is the kind of compensating amenity value
that encourages people to accept the lesser provision of amenities within the smaller
confines of higher-density residential developments.  This would justify extending the zone
of higher-density greenfield residential development to offset the loss of such land to a B2



Taylor Baines

47 Typically indicated by a walking distance of 800m.
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zoning if PC22 proceeds.  Alternatively, the applicant could be encouraged by the Council to
include a residential component within the mixed uses of the proposed Styx Centre.

In terms of the future distribution of residential population across the northern sector,
walkable access47 to a Town Centre is maximised by this site - there are no other feasible
sites which could provide walkable access to a larger number of future residents without
dominating the existing community of Belfast - see map in Appendix 1948.

Development of a Town Centre on the assessment site allows for the existing community of
Belfast to retain its neighbourhood characteristics, while at the same time providing services
and facilities for the presently under-provided new residential areas and the greenfield
residential areas yet to be developed.

Itself a greenfield site, the assessment site appears to be the only site in the northern sector
where a comprehensive integrated town centre development could be planned while still
providing the other benefits described above.  This greenfield site allows the development of
underground car parking that will avoid the asphalt wildernesses or multi-level parking
buildings that dominate other district centres around the City and detract from the
environmental qualities of those locations.   For this reason, re-modelling the existing Supa
Centa would not be possible without shutting the Supa Centa down for several years,
causing substantial inconvenience and disruption to retailing businesses and customers
alike.

Finally, in a City planning context, the fact that the Supa Centa exists adjacent to the
assessment site provides a degree of certainty that the long-term needs for commercially
zoned land in the northern sector of the City have been provided for adequately.
This avoids the problems of subsequently trying to expand a centre’s commercial footprint in
the face of long-established local community expectations and residential amenity values
enjoyed by neighbours.

Variation 86 to the City Plan:

PC22 is consistent with the proposition advanced in Variation 86 that a new centre should
be a matter addressed at the Plan level first before any consideration of resource consents.

As noted in Section 3.2.3, the intention of Variation 86 was not to prohibit the establishment
of new centres but rather to ensure that the development of new integrated centres as new
focal points for the community occurred through a process of coordinated planning by public,
private and community interests.

PC22 has been subject to a range of effects assessments, as provided for in the Variation
86 amendments to the City Plan.

Facilities planning:

It is well documented that many existing community facilities and services in Redwood and
Belfast have reached their present physical capacity.  It is also well understood that recently
developed residential sub divisions are generally under-provided for community facilities.  At
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the present time there is widespread uncertainty as well as expectation about what will be
done to address these needs.

Several Council units (Libraries and Community Facilities) have plans and strategies under
development which are at a stage where staff are intending to initiate consultation with
affected communities during 2009.  Other public agencies (CDHB and Ministry of Education)
are also working on future plans for the northern sector of the City which are inconclusive at
this stage.

The applicant has already declared an intention to provide a minimum of 1,600m2 of
community facilities within the proposed Styx Centre.  This intention has been generally
received favourably.

Thus, agreement for PC22 to proceed would create an opportunity to take a coordinated
approach to the development of community facilities in the northern Sector and consider
alternatives - involving both private and public provision and involving neighbourhood-level
and suburban-level facilities in a complementary way.  The Town Centre itself is likely to
include a good representation of the range of services that many in the older and newer
residential communities have said they want access to (see Section 4.4 and Appendices 15
and 16).

Such a coordinated approach would have the benefit of creating a degree of certainty about
what facilities can be expected to develop in future, in which locations, and under whose
responsibility.  

Styx River Vision:

If PC22 is successful and the Styx Centre is constructed in future, it will have the potential to
act as a major stimulus to the cumulative development of the Source to Sea concept and the
community’s appreciation of this concept by bringing large numbers of people to a location
that is close by the Styx River.  The Northwood Residents Association view this development
proposal as an opportunity for the Council “to further explore the safe and functional
extension of the Styx River walkway across the Main North Road and to develop access
points to the river particularly around residential areas.”49  They note that “the improved
accessibility of the Styx River corridor for walkers will further strengthen the special nature of
this area.”  

However, care will be needed in the design, construction and management stages of such a
Town Centre development to avoid adverse ecological impacts, either from physical
infrastructure or from human activities.  This will be an important aspect on which to reach
agreement between the applicant and the Council. 

The development of riparian areas adjacent to the Town Centre development, including the
“community linkages” indicated in Appendix 14, will complement future intentions described
for increasing walking and cycling infrastructure along the Styx River corridor.

5.2.2 Retail distribution effects

Retail distribution effects are of interest in assessing potential social effects, because the
social effects are direct consequences of changes in consumer behaviour and particularly
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locations of consumer activity.  In certain circumstances, the establishment of substantial
out-of-centre retailing activities poses significant risks to a range of social amenity values in
existing centres nearby - reduction in choice, reduction in accessibility and adverse effects
on the social environment.  These social amenity effects are usually inequitably distributed50.

In the context of PC22, the proposition which requires assessment is whether or not the
establishment of a substantial retail hub in the Styx Centre would risk imposing adverse
amenity effects on already existing neighbouring centres, such as Papanui/Northlands or
Shirley.

According to Mr Tansley’s assessment, growth in retail demand to 2016/2018 is available to
all existing centres to absorb, before the Styx Centre opens.  By his analysis, there is
sufficient growth in total retail demand to enable growth of existing centres as well as
accommodating the proposed Styx Centre.  Mr Tansley’s Study Area assumes some ‘cross-
boundary ‘exchanges of retail supply and demand; existing centres experience this kind of
permeability.  Retail analysis assumes a decay in demand share with increasing distance
from supply.  Growth in demand after 2018 is available to all centres existing over that
period.

Mr Tansley has concluded that there will be no significant retail distributional effects when
the Styx Centre opens.  Furthermore, the critique of Mr Tansley’s assessment by Property
Economics51 has ultimately concluded no fault in approach or method.  It is therefore
logical52 to conclude that PC22 poses no significant risk of adverse social amenity effects for
users of existing centres, if the Styx Centre should open in 2016/18.

Variation 86 acknowledged the possibility of minor and transient distributional effects when a
new centre opens, as the supply-demand balance reaches a new equilibrium.  The important
feature of Variation 86 in this regard was that a new centre should be the subject of a
strategic-level (Plan-level) initiative and the associated assessment, and not the result of an
individual, project-level consent application.

5.3 Local community issues and social effects

The northern sector of the City, which the proposed Styx Centre would be designed to serve,
comprises a variety of distinct local communities, with more yet to be developed in future. 
As pointed out in Section 3.2.2, the existing communities are already diverse
demographically.  Their provisional responses to the PC22 proposal also reflect different
perspectives.  While generally supportive of the PC22 proposal, Belfast residents do not
want to lose their own community identity, and do not want their community’s needs for
additional community facilities overlooked.  Similarly, Northwood residents are generally
supportive, and particularly want better provision of community facilities and services and a
maturing of identity for these northern communities that would come with having some
facilities and activities shared with neighbouring Belfast and Redwood.  Like Belfast,
Redwood has its own community focus which is important; its residents are perhaps most
accustomed at the present time to turn towards Papanui and Northlands for their higher-
order needs.  Redwood Springs is the residential community with the greatest focus on local
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amenity issues, because they were attracted to a place which for so long has had a rural
outlook.  However, the fact that this rural outlook will disappear over time, has more to do
with the UDS and RPS than with PC22 per se.  Across the Styx River and north of Redwood
Springs, the change of land use associated with PC22 is but one component of the changes
that will occur in the future.  All that is currently rural land on the northern bank of the Styx
River at this point will, under the UDS be developed for higher-density residential purposes. 
Even if PC22 does not proceed, land use along this stretch of River will change
comprehensively over the next few decades, with corresponding changes to the amenity
values for Redwood Springs residents.

5.3.1 Community focal points and facilities

Past research has demonstrated the role of shopping centres as community focal points due
to the propensity of commercial activities to co-locate - a natural response in the market. 
Where traditional community facilities such as community centres and church halls have
been nearby, they too have benefited serendipitously from this co-location, as have public
agencies such as WINZ offices or Council Service Centres.   A planned and integrated
centre - such as that proposed under PC22 - has the potential to enhance this role by
encouraging a balanced mix of commercial activities amongst the Centre’s prospective
tenants (see Section 4.4 and Appendix 15), deliberately planned public open spaces within
the urban environment, and the specific inclusion of community facilities.  Taken together,
these factors promote positive social contact, social interaction and social support.

It is extremely likely that many of the facilities expressly desired by residents in the northern
sector will be provided in the proposed Styx Centre; facilities such as a broad range of
primary health services, a selection of banks and ATMs, a selection of cafes and
restaurants, a childcare facility, family-friendly toilets and baby-care facilities, a community
constable’s office, an Information Centre, and so on.  Many of these are the sorts of facilities
which naturally locate where there is sufficient potential foot traffic to support them.  Others
are provided at the initiative of the developer.  Providing these in an environment where
there is specific attention to public security on behalf of the Centre management offers a
social benefit that is less certain in other parts of the City.

The applicant has already proposed a minimum of 1,600m2 of community facilities be
located within the Town Centre.  This would be sufficient to accommodate a modern
community library and multi-purpose community meeting rooms (see Appendix 16).

In whatever form this is taken up, it could support participation in community or group
activities as well as being the local venue for civic democracy.

Decisions about the siting of one-off and more substantial community facilities - such as a
library or a community centre - need to be made as a result of considering the alternative
possible sites and also the potential distribution of similar facilities elsewhere throughout the
northern sector.  Considerations of accessibility and equity of access will be important, as
will consideration of the need to provide for some degree of cultural diversity53 to cater for
different groups within the communities of the northern sector of the City - youth, retired,
elderly, new migrants, and so on.
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On the assumption that a more substantial community facility, such as a library, is intended
to service the needs of the wider northern sector, then the scope for potential locations is
very similar to that argued for the Town Centre itself (see Section 5.2.1 above).  Two
feasible sites have been suggested during discussions for this assessment - adjacent to
Belfast School and somewhere in the proposed Styx Centre on the assessment site.  As
indicated by Appendices 18 and 19, either possible library location is equally well placed for
overall accessibility by future residents throughout the northern sector, but the Styx Centre
location is probably better situated for walking access.  The Styx Centre location would also
be well served by its proximity to a large car park facility, underground in the Town Centre
itself.  

While the Styx Centre location provides reasonably walkable access for some residents in
Redwood, Northwood, Belfast and in the higher-density residential development area of
CN4, the Belfast School location would provide reasonably walkable access only for some
residents in Belfast itself.  Another aspect which has emerged from the Botany Town library
experience is that the library there has become an important focal point for some youth in
the community.  The need for more facilities relevant to youth in the northern sector of
Christchurch has been a recurring theme in discussions with a range of community interests
in Belfast and Redwood.  While Sheldon Park undoubtedly provides one important focus for
youth with sports affiliations, there could well be significant benefits from having an
alternative focus for youth in the proposed Town Centre.

It has been made clear, during discussions for this assessment, that the final decision on
future library location will be taken by Councillors.  It would be conceivable that the two
different functions could be separated.  In other words, a library function could be located in
one place and a meeting room/community centre function located in another.

Nevertheless, the proposed Styx Town Centre undoubtedly offers an appropriate location for
a substantial community facility of some sort, which is aimed at fostering social cohesion
over the wider geographical area, and enhancing a sense of community identity over this
wider geographical area.  Decisions about a dedicated community facility at proposed Styx
Centre would need to reference whatever is planned for the Belfast ‘community hub’ at
Sheldon Park54, whatever is planned for Redwood, as well as the future location of two new
primary schools in the northern sector.

Ultimately, the overall array of community facilities available within the proposed Centre is
likely to provide significant benefits to all neighbouring communities, more so to some than
to others55.  A strength of the proposed Styx Centre location is its well-distributed
accessibility via multiple modes of transport (see Section 5.3.3).

5.3.2 Local employment opportunities

As noted in Section 3.3.3, the northern sector of the City is a significant nett exporter of
workers and work skills.  In 2006, only 11% of people with jobs who lived in the northern
sector worked there as well.  In 2006, this northern sector of the City was the location where
at total of 3,219 people worked.  Twice as many people (6,528) travelled out of the area to
work.
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PC22 has the potential to alter this situation significantly, since the Styx Centre will be the
location of a substantial number of new jobs.

Mr Tansley has estimated56 that “the expanded but still relatively immature centre” can be
expected in September 2018 to provide 1,350 jobs in retail employment and 1,250 jobs in
other employment including food and beverage services, for a total of 2,600 jobs.  This does
not include jobs provided in 10,000m2 of office space proposed for the Styx Centre.

The working-age population57 of the northern sector is expected to increase by some 22%
over the period 2006/2017.  Even if only the retail and service jobs are included (i.e. no
allowance for office jobs and no allowance for growth in other industrial jobs over the same
period), the number of jobs expected to be available in the northern sector by 2018 would
increase by some 53%58.  Thus the availability of jobs in the northern sector would likely
increase substantially more than the population increase when the new Styx Centre came
into operation.  The ratio of local jobs available to local workers available would have
increased from 0.44 in 2006 to 0.55 in 2018.

This has potentially significant implications for enabling people living in the northern sector of
the City to find work relatively close or closer to where they live.

5.3.3 Feasibility of linkages and mixed-mode access to the Styx Centre

The importance of connectivity to the adjacent residential neighbourhoods has been a
consistent theme throughout the workshops and the written submissions.  Because of the
diversity of individual and household circumstances in any residential community,
importance has also been attached to providing effectively for a range of modes of travel,
including walking and cycling, public transport (taxis, buses and possibly suburban rail in the
future) and the private car.  The following discussion of access options for each mode of
transport confirms that the assessment site is well located to provide good connectivity to
the adjacent residential neighbourhoods as well as other residential areas across the
northern sector.

Walking:

It has already been pointed out that the assessment site is likely to provide for the greatest
extent of walkable catchment in terms of future resident population, extending into Belfast,
Northwood, Redwood Springs and the future higher-density residential area of CN4 (see
Appendix 19).  Community linkages are to be provided at each corner of the assessment site
as shown in Appendix 14.  Connecting with the Styx River corridor and its future users is an
important element of this.

Cycling:

The Belfast Area Plan envisages an off-road cycleway along the Main North Railway Line
(see Section 3.2.4).  When this proceeds, it will provide an alternative cycling option for all of
the Belfast community.  Direct observations of the success of the cycleway/walkway
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established several years ago alongside the Main North Railway Line between Northcote
and Riccarton demonstrates the value of such an off-road option.  The Styx River corridor is
also expected to include cycleway capacity.  PC22 proposes that the community linkages
across the Main North Road and Radcliffe Road are signalised to allow for pedestrians and
cyclists, as is the case for cycling routes throughout the rest of the City.  Cycleway provision
in the future CN4 residential development would ensure that cycling access to the
assessment site will be achieved from all directions.

Bus services:

At the present time, five Metro bus services59 connect various nearby residential
neighbourhoods with the Supa Centa, which is adjacent to the assessment site.  Three
provide services connecting to Belfast, two to Northwood, and one each to Styx Mill and
Redwood.

Previous research for the City Council60 demonstrated that the number of bus services
connecting to a shopping centre bears a strong relationship to the place of that centre within
the Citywide hierarchy of centres.  Existing Key Activity Centres act as local public transport
hubs.   The same would be expected of the Styx Centre if PC22 proceeds, given its location
on the City’s main road system.

Suburban rail services:

As noted in Section 3.2.1, the UDS anticipates the possibility of suburban passenger rail
services.  The assessment site is bounded on its eastern side by the Main North Railway
Line and on its western side by the main North Road, with Radcliffe Road linking the two in
an east-west direction.  Not only would the Radcliffe Road area be a logical potential
location for a suburban transport terminus, providing a link between train and bus services, it
is the location in the northern sector of the City where the railway line and the Main North
Road are closest together.

Taxis and private cars:

PC22 proposes underground car parking sufficient for staff and visitors to the Centre.  It is
also intended that the ‘main street’ be open to private cars during the Centre’s opening
hours.

5.3.4 Other issues and social effects arising from submissions and workshops

Issues and effects acknowledged in the written submissions and the community workshops
organised by the applicant cover both positive effects and concern about potential adverse
effects.  

Positive effects envisaged as a consequence of PC22 are improved access to shopping and
other amenities and services in the Styx Centre, and good access to additional community
facilities, particularly for areas currently experiencing a deficit.
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Adverse effects include the risk of various off-site, spill-over effects - 

- noise from activities in the Centre affecting nearby residential amenity values;
- the visual impact of sizeable structures in the proposed Town Centre affecting nearby
residential amenity values;
- spill-over off-site parking in the event that there is insufficient on-site parking provided,
particular for people working in the Centre, and taking up parking space in nearby residential
streets, as has occurred around existing Centres across the City;
- security risks for neighbouring residents caused by unruly behaviour spilling over from
entertainment venues in the Centre to neighbouring residential areas;
- increased traffic congestion in the vicinity of the assessment site, adding to existing,
unresolved traffic management issues in the area;
- the risk of adverse effects on the adjacent Styx River, particularly ecological and
hydrological risks from site drainage;
- construction-phase amenity effects such as noise, dust, run-off and construction traffic.

In some cases, these concerns are due to the loss of rural outlook and rural amenity values,
principally for residents of Redwood Springs.  However, this is a consequence of the UDS
and RPS, not a consequence of PC22.  Other concerns are matters that should be managed
and mitigated at the time a specific Town Centre design proposal is being developed, if the
Plan Change is accepted.  However, to the extent that these concerns require a screening
assessment related to PC22, these have been carried out as follows -

- landscape and visual impact assessment - by Boffa Miskell Ltd
- assessment of drainage issues - by Eliot Sinclair Partners Ltd
- traffic assessment - by Traffic Design Group Ltd.

There is no doubt that off-site noise, off-site parking and off-site security issues will require
monitoring.  It is becoming standard practice to establish Community Liaison Group
mechanisms during construction of major infrastructure projects.  Furthermore, there are
existing standards for noise in residential areas which must be adhered to.
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6 SUMMARY & CONCLUSIONS

This strategic-level social impact assessment has been based on a consideration of the
prevailing institutional context (UDS, RPS, BAP, Styx River Vision) and developing an
understanding of how the northern sector of the City is likely to change in the future as a
result of the way the private and public sectors respond to this institutional context.  The
assessment has also been based on direct observations of the area and consultation with a
range of public agencies and stakeholder groups including social service providers and
representatives of existing residential communities.

The assessment has found that PC22 - 

- is broadly consistent with the relevant policies and plans of the City and the region, insofar
as these relate to social outcomes; 

- is consistent in approach with that advocated by the recently confirmed Variation 86 to the
City Plan;

- significantly improves accessibility to a wide range of commercial and retail services for
most residents of the northern sector of the City;

- offers the potential for significant contributions to community facilities in the northern
sector, in a way which complements existing communities rather than crowds them out;

- offers potential synergy with the Styx River Vision, similar to the relationship of the Avon
River and the City Centre, so long as adequate provision is made to safeguard essential
ecological values and amenity values where the two zones intersect;

- will generate no significant adverse distributional effects for existing centres;

- supports the development of a significant community focal point in the northern sector of
the City, catering to people and residential communities within 2km of the site;

- offers the prospects of substantial increase in local employment opportunities, thereby
reducing the average trip distance from home to work and the proportion of northern sector
residents who go elsewhere in the City to work;

- offers as good connectivity prospects as any feasible site in the northern sector.

It can be concluded, on the basis of this assessment, that PC22 offers prospects of many
social well being benefits.  Granting approval for PC22 to proceed would significantly
improve planning certainties for many other parties interested in the future development of
the northern sector.  Overall, it is concluded that PC22 would be strongly enabling for the
people and communities in the future northern sector of the City.
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Appendix 1: The Social Wellbeing Framework

The Resource Management Act 1991 (RMA) sets out a statutory framework which aims to
direct the assessment of whether the proposed Plan Change would promote the sustainable
management of resources in a way or at a rate that enables people and communities to
provide for their social, cultural and economic well being as provided for in section 5 of the
Act.  The requirement in the Act is to consider the potential effects on people and
communities. 

Carrying out a social impact assessment within this statutory framework requires attention to
a conceptual framework for thinking about social well being, and the factors which might
contribute to people’s experience of social well being.  Such a conceptual framework, which
has been adopted in a range of other SIAs1 and social research contexts in New Zealand in
recent years comes from social indicators work in the OECD2 and closely parallels the
framework adopted by the Ministry of Social Development3.  The OECD study identified key
areas of social life which shape well being:

- the state of physical and mental health;
- the quality of housing, shelter, neighbourhood and living place;
- opportunities for formal education and lifelong learning;
- opportunities for income, employment and the quality of working life;
- opportunities for leisure and recreation, time to enjoy them, and access to quality
outdoors/open space;
- access to public facilities, transport, communications, and access to goods and services;
- the quality of the physical environment, a clean environment with aesthetic appeal;
- influences on family life, social attachment, social contact, interaction and support;
- influences on participation in community and society, including participation in organised
groups and social activities; and
- influences on personal safety, public safety, autonomy or freedom from too much risk.

In conducting this SIA, consideration was given to whether or not the proposed Plan Change
is likely to have consequential effects on any of these areas of social life.



Appendix 2: List of interviewees and meetings for this assessment

Botany Town Centre manager Jennifer Manning
Planner, contracted to CCC for developing the Belfast Area Plan Matt Bonis
CCC, responsible for Styx River Vision programme Christine Heremia
Belfast Community Network  Lynda Goodrick
Canterbury District Health Board Felicity Woodham
Ministry of Education, Strategic Network Dev., Pri.&Sec. Carey Clark
CCC, Strong Communities Programme Manager Alan Bywater
CCC, City Libraries Development Manager Sally Thompson
Ministry of Education, Early Childhood Education Jenny Keetley
CCC, Community Facilities Manager  Rachel Western
CCC, Community Development Advisor, Papanui Bruce Meder
Manukau City Council, Botany Town Library Manager Pip Henderson
ACC, Northwood Darren Vaeluaga
Redwood Residents Ass Howard Booth
Redwood Senior Citizens Ruth Legrose
Redwood Primary school John Stackhouse
Marshlands Primary School Jackie 
Kidsfirst Kindergarten Redwood Shona Robinson
Northcote Primary School Neil Baker
Redwood Medical Clinic Rachel MacCallum
Redwood Family Dentist Shane Summerfield
Redwood Pharmacy Peter Morgan
Redwood Physiotherapy Barry Donaldson
Dr John Law Medical centre Dr John Law
Belfast Residents Ass Gary Priest, Ivan Hibberd, William

Lambie
Belfast Primary School Peter Simpson
Belfast Preschool Valerie GLuyas
Lisa Crabbe Belfast Plunket committee Lisa Crabbe
Belfast Kidsfirst Kindergarten Rosemary Booth
Belfast North Medical Debbie Morrison
Salvation Army  Tiko Toga Ni Va Lu
Norma Eviers Belfast Rugby Norma Eviers
Belfast Bowls Carol Reardon
Northwood Residents Ass Clive Smith , David Gutschlag
Redwood Friendly club Nyra Barry
Redwood Early childhood Centre Aleisha Hastings
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Appendix 4: Extracts from the Urban Development Strategy related to social
outcomes

Aspects of particular relevance to this assessment of the proposed Styx Town Centre have
been underlined.

In simple terms the purpose of the Greater Christchurch UDS “is to provide for Greater
Christchurch over the next 35 years a clear strategic direction of what we want Christchurch
to look like, including:

    * where we want future housing,
    * where we want to develop or enhance social and retail centres of activity,
    * where we want areas of new employment, and
    * how we want to integrate transport networks to service these areas.”1

Section 1.5 of the UDS states that the Strategy aims to satisfy three sets of values and
expectations.  The first of these is “Community values and expectations” which were
identified as follows -

“- Protection of the groundwater quality in aquifers;
- Protection and enhancement of ecosystems and outstanding natural and rural landscapes;
- Minimum loss of productive rural land;
- More concentrated settlement/development patterns focussed on well defined existing
urban centres;
- A defined boundary between urban and rural areas;
- Affordable travel through more choice of transport options, particularly walking, cycling and
public transport;
- Public passenger transport integrated with commercial and residential development;
- Enhanced community character, diversity and facilities, and 
- Enhanced ‘sense of place’, heritage, open space networks, and urban and site design.”2

The second of these is “Business Sector Values and expectations” which were identified as
follows “better integration between land-use infrastructure and funding, to provide certainty
and to support and enhance a diverse and prosperous local economy.”

Section 3.5 of the UDS draws attention to the a umber of growth issues including -

“- Dispersed urban growth in Greater Christchurch has resulted in a loss of connectivity
between living and working. People are now travelling increased distances to see friends, go
to work or obtain goods and services;

- Increasing urban development puts pressure on suburban centres and towns to maintain
their individual and district identities.”3

In respect of managing future growth, Section 3.6 states -

“- The area is not constrained by local authority boundaries;
- The Strategy provides for an additional 87,800 people in the Greater Christchurch from
2006 to 2026, and a further 47,000 in the following 15 years to 2041;
- A Greater Christchurch Urban Limit will be established to ensure that growth is contained
within an urban boundary;



4 Ibid, p.26

5 Ibid, p.31

6 Ibid, p.33

7 Ibid, p.40

- The key transport networks will be in place north and south of Christchurch so residential
and employment growth is accommodated. In particular, the Southern Motorway will be in
place between 2010 and 2013, provided funding indicated in the State Highway forecast is
released, and the Northern arterial between 2013 and 2016. 
- Transport choices, including public passenger transport, walking and cycling will be
encouraged to achieve a greater share of trips.
- Public passenger transport will focus on buses for the short to medium term. Passenger rail
will not be excluded as a potential transport option.”4

In the process for evaluating options under the UDS, “options were developed and assessed
according to the following criteria -

Economic Well-being: future economy and distribution; access to employment and
commercial activity; public cost (or benefit); private cost.

Social Well-being: community identity and social cohesion; residential quality; community
health; community education and learning; access to open space.

Cultural Well-being: cultural identity; heritage well-being. 

Environmental Well-being: impacts on energy use; impacts on air emissions;  impacts on
water; impacts on land; impacts on strategic infrastructure; risks from natural hazards.

Other: robustness and adaptability of development patterns to changing circumstances such
as increases in immigration and fuel prices and changing weather patterns.”5

Development of the UDS involved an “Inquiry by Design” approach which “resulted in the
development of preferred patterns for the following networks:

Green network (existing and future open space);

Blue network (river, streams, waterways and links to the coast);

Movement network (all transport modes);

Social network (community facilities); and

Economic network (activity centres, future employment and commerce).

The practical effect of the Inquiry by Design is to demonstrate a potential settlement pattern
for the area that best takes into account all of the networks outlined. The Inquiry by Design
provides an important contribution to the Strategy and forms one component for
investigating options for future urban development.”6

For the northern sector of the City, Section 5.5.2 states “North Christchurch is provided with
new residential areas focused around Belfast, which forms the northern gateway into the
City and a community services focal point. There will also be limited opportunities for 
employment growth.”7



8 Ibid, p.44

Table 48 shows that under the UDS assumptions, the following greenfield residential areas
can be expected to develop -

- Belfast s293 - 2007-16
- East Belfast, West Belfast, Upper Styx - 2017-2026.



Appendix 4a: Indicative UDS Settlement Plan



Appendix 5:	Environment Canterbury Map (E6) of the northern sector, in PC1
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2 Statement of evidence of James Talbot Baines to the Environment Court on Variation 86
Appeals, August 2007.

Appendix 6: Extracts from Social Analysis Report1 and Environment Court Evidence2

on Variation 86

Extract from Social Analysis Report

CITY PLAN - POLICY FRAMEWORK

The Proposed City Plan provides a policy framework for managing the future development of
commercial activities.  It is a framework which recognises explicitly the important role that
commercial centres have in enabling urban communities to provide for their social and
economic well being.

Any controls on the location of future commercial development (particularly retail
development) must address the issues identified in the previous section, particularly at the
strategic level, i.e. whenever retail developments are proposed which are outside the central
city and existing B1 and B2 zones, and which are not already permitted by the Plan.

The regulatory approach being proposed through the Plan Variation is one which requires an
assessment of effects for certain retail proposals outside the central city or existing B1 or B2
zones.  This is because such proposals have the potential for significant distributional effects
on the retailing activity in one or more existing centres and therefore might have significant
effects on the functional and social amenity values of those centres.

Such assessments will be strategic in nature. In other words, they are intended primarily to
establish consistency (or otherwise) with City-wide policies, including those established
through Variation 86, where the scope of effects to be assessed is broad enough to
encompass not just local effects but also potential effects on the functional and social
amenity values of existing centres.

For such strategic assessments, there is a cluster of policies in the Proposed City Plan
which are particularly relevant.  They include the policy on Distribution of Commercial
Activity, the policy on the Cumulative Effects of Commercial Activity, policy on New
Commercial Centres, and policy on Expansion of Suburban Centres. Once made operative,
and taken together, they provide the policy framework within which the appropriateness of
new retail proposals are to be assessed.

Extract from Environment Court evidence

SOCIAL REASONS FOR MANAGING RETAIL DISTRIBUTION
 (In original, these were paragraphs 23-33)

The social arguments for managing the pattern of retail distribution focus on several
particular issues.

The first critical issue concerns the maintenance and enhancement of amenity values, and
the efficient use of natural and physical resources.



3 CCC Fact Sheets, October 2003.

Creating additional functional and social amenity with further retail development in new
locations away from existing centres runs the risk of un-managed declining amenity in
existing centres and the associated loss of social well being.

Furthermore, given the evidence of inadequacies in the City’s existing public transport
services I do not believe that these services provide compensating accessibility comparable
with private vehicles or walking.  It would be difficult and an inefficient use of physical
resources to remedy such inadequacies in an environment where supposedly ‘fixed route’
travel was subject to significant uncertainty in the future, since it is impossible to maintain
the efficiency of networked infrastructure such as roading and public transport if the network
itself is subject to repeated change.

The second critical issue is the need to ensure that all people and communities within the
City are able fairly to provide for their social, economic and cultural well being and for their
health and safety, regardless of their socio-economic status or advantage. 

I understand that evidence will be produced by other witnesses that distributed retail (i.e.
retail outside existing centres) can result in a reduction in shopper numbers and retail
expenditure at existing centres.  If that reduction is significant enough over time that it results
in reduced retail diversity then the centre will lose function and social amenity.  This loss will
cause a corresponding loss in the capacity of the centre to contribute to the social well being
of all centre users living in the affected community.  Furthermore, the reduced number of
people visiting the existing centre will result in fewer people using community facilities and
other non-commercial services in the local area (i.e. potentially affecting other aspects of
well being such as cultural and health aspects).  All these effects are evident in the Aranui
case study, which I will describe later in my evidence.

The gains and losses in social amenity that result from this distributed retailing effect are
rarely zero-sum equations.  Commercial centres which have been in existence for some time
will generally have attracted a significant degree of co-location amongst retail, commercial,
public and community facilities.  The Council’s demographic analysis3 shows the extent to
which many existing centres have also attracted less mobile groups of residents to co-locate
nearby.  Such groups are likely to be disproportionately affected by any decline in the level
of social amenity associated with these centres. 

The broadest extent of such co-location is not easily or readily replaced at a completely new
retail location, unless it is actively planned for with collaboration between private and public
interests. Thus, a loss of functional amenity in retailing at the existing centre (particularly if it
is related to core convenience shopping such as basic supermarket shopping) is likely to
result in loss of functional amenity and social amenity related to services and leisure
activities which may not be substituted, either quickly or at all, at the new location. 

Also, the gains and losses are rarely zero-sum equations in a social equity sense. There is
no certainty and often little likelihood that the groups of people who benefit from
distributional effects are the same as the groups of people who lose amenity and social well
being from the same distributional effects.  While the former are likely to be better enabled to
provide for their social well being through the new retail development, the latter are
conversely likely to be disenabled.



HOW THE CENTRES-BASED APPROACH PROVIDES SOCIAL AND COMMUNITY
BENEFITS

I consider the potential for the amenity and equity imbalances described above is generally
avoided for an existing centre where the new retail activity is located within that centre, or as
part of the contiguous expansion of the same centre.  The imbalance may also be minimised
where a new centre is appropriate in order to meet shopping needs not provided for in
existing centres (e.g. large format/trade services, etc.) and where it is limited to these sorts
of retail activities, or to meet increased demand from new areas of residential development
(i.e. to meet overall growth in demand).  This is because a new centre - under these
circumstances - is not reliant on attracting customers who are already well served by their
existing centres.

From a social assessment perspective I expect that the centres-based approach that is
applied by Variation 86 should provide the following social and community benefit -

- it will encourage the consolidation of existing shopping centres and make it more
likely that any new centres will be developed in an orderly and coordinated way,
improving the prospect of new centres meeting the broader social needs of affected
communities without unnecessarily undermining the amenity of existing centre.

- it should reduce the risks to amenity values in existing centres and the social well
being in their associated communities whenever a new integrated centre/community
focal point is established.



Appendix 7: Extract from Environment Court decision on Ferrymead appeals
(Decision C3/2008)

[129] It is now a matter of some urgency for the Council to investigate whether there are any
appropriate new district centres and to adopt some leadership in terms of retailing within the
Plan. To date the actions have largely been retrospective, based upon the Council granting
consents and then seeking to change the Plan at the next opportunity. It would be helpful to
utilise outline development plans for new district centres. From the understanding we have
from reading all the evidence in this case, the Plan's approach of setting up B2 Zones to
cover both local centres and district centres does not recognise those areas where there is
real pressure for retail growth. In particular, the district centres could easily justify centre-
specific rules, identifying common themes, and the reasons differences exist. This has been
done for the central city and appears to us to be justifiable for the other major centres,
particularly Westfield, Northlands, Merivale, Eastgate, Ferrymead and Hornby.

[130] We conclude there has been an over-focus on retailing in Variation 86, without a clear
vision for a mix of uses to occur within the Business Zones and how these will be
accommodated. Variation 86 now incorporated into the Plan envisages that district centres
will be planned in the future and, accordingly, that there is less prospect of consent being
granted outside the planned areas. To Enable that to be achieved, however, the Council will
need to become pro-active in ensuring there is sufficient provision to meet demands for
commercial and retail space. We strongly commend to the Council their further examination
of the evidence of Mr Cullen, who we understand has been involved in preparation of the
urban development strategy.

[131] There is a strong argument for the development of town centres, namely a mix of
commercial, residential and retail activity, in each of the district centres, and issues as to
how this can be complementary to the central business district and be responsive to the
needs of the local community must be addressed. In our view the zoning review of the
Ferrymead area that the Council indicated that it is proposing to undertake is now due if not
overdue. We would encourage the Council to commence this review as soon as practical.



Appendix 8:	Christchurch City Council Library provision and proposed new developments
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Appendix 10: Demographic profiles of communities in the northern sector of the City 

This profile of the following six communities was compiled from 2006 census statistics:

(1) Belfast: Belfast Area Unit - older, established neighbourhood
(2) Belfast South: Belfast South Area Unit - commonly referred to as Northwood; new
neighbourhood
(3) O'Neill Ave: MB2529013 from Belfast South Area Unit - sub-area within Northwood with a a
cluster of older persons housing units
(4) Styx Mill North: MB2512800 from Styx Mill Area Unit - Regents Park, a relatively new
neighbourhood
(5) Redwood Springs: MB2510000 from Redwood North Area Unit - a new neighbourhood
(6) Styx Mill-Redwood: The sum of data from the Styx Mill and Redwood North Area units less
the data from Styx Mill North (MB2512800) and Redwood Springs (MB2510000) communities -
older, established neighbourhood.

Census data for these six communities were collected for the following key variables:
usually resident population - 1996, 2001, 2006
age and sex structure
household type
family type
ethnic composition
educational qualifications
labour force status
occupations
employment by industry - for residents of the area
sources of income received from government
total household income
dwelling tenure
number of motor vehicles per household.

Usually Resident Population

Table 1 :  Changes in usually resident population - 1996 to 2006

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill -
Redwood

UR
population
2006

3966 2460 288 846 471 6003

UR
population
2001

3597 198 6 294 0 5811

UR
population
1996

3432 207 15 66 0 5808

% change in
population
1996-2006

15.6 1088.4 1820.0 1181.8 - 3.4

Source: Statistics New Zealand



Age and Sex Structure

Table 2: Age structure of the population - 2006

Age group Per cent of population

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

0 - 14 yrs 21.0 19.9 14.9 23.8 28.0 21.7

15- 64 yrs 65.0 68.5 55.3 70.8 70.1 64.3

65 years+ 13.9 11.7 29.8 5.6 1.9 13.9

Total number
of persons

3963 2463 282 852 471 6003

Source: Statistics New Zealand

Dependency ratio 2006: Belfast 0.54, Belfast South 0.46, O’Neill Avenue 0.81, Styx Mill North 0.42, Redwood
Springs 0.43, Styx Mill-Redwood 0.55, New Zealand 0.51. 
Sex ratio M/F 2006: Belfast 0.94, Belfast South 0.97, O’Neill Avenue 0.92, Styx Mill North 1.07, Redwood
Springs 0.96, Styx Mill-Redwood 0.92, New Zealand 0.95. 

Household type

Table 3:  Types of  households - 2006

Type of
household

Per cent of households

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

One family 71.1 81.9 63.4 93.0 91.7 71.8

Two families 1.7 2.7 4.9 2.3 - 1.6

Three families 0.2 - - - - -

Multi-person 3.3 2.0 2.4 - 4.2 4.4

One person 22.9 12.6 29.3 4.7 4.2 22.0

Not classified 0.8 0.7 - - - 0.3

Total number
of households

1545 879 123 258 144 2265

Source: Statistics New Zealand



Family type

Table 4: Family types - 2006

Family type Per cent of families

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

Couple only 44.4 46.1 55.2 32.9 34.8 37.8

Two parent 39.7 45.3 34.5 63.4 54.3 42.9

One parent 15.8 8.5 10.3 3.7 10.9 19.3

Total number
of families

1155 774 87 246 138 1692

Source: Statistics New Zealand

Educational qualifications

Table 5: Highest educational qualifications held by residents - 2006

Family type Per cent of residents

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

No
qualifications

31.6 18.1 20.5 13.4 12.5 27.0

Secondary 31.6 38.2 38.6 40.7 43.8 34.1

Tertiary 28.9 38.8 32.5 43.1 42.0 31.4

Not specified 7.8 4.8 8.4 2.8 1.8 7.5

Total number of
residents

3138 1986 249 648 336 4698

Source: Statistics New Zealand

Labour force status

Table 6: Labour force status of residents - 2006

Labour force
status

Per cent of residents

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

Employed full-
time 

51.7 51.4 37.8 55.1 62.8 49.9

Employed part-
time

15.6 16.1 14.6 17.6 19.5 15.1

Unemployed 1.8 2.0 1.2 1.9 1.8 2.3

Not in  labour
force 

29.7 29.7 45.1 25.5 15.9 32.1

Not specified 1.2 0.8 1.2 - - 0.6

Total number of
residents

3135 1971 246 648 339 4695

Source: Statistics New Zealand



Employment status

Table 7: Employment status of residents - 2006

Employment
status

Per cent of residents

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

Paid employee 81.7 75.3 70.5 71.3 78.5 84.3

Employer 6.5 9.0 13.6 15.3 10.8 4.2

Self employed 9.1 12.8 9.1 12.1 8.6 8.3

Unpaid family
worker

1.0 1.8 4.5 1.3 2.2 0.5

Not specified 1.7 1.1 2.3 - - 2.7

Total number of
residents

2109 1338 132 471 279 3054

Source: Statistics New Zealand

Occupations

Table 8: Occupations of residents - 2006

Occupational
category

Per cent of residents

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

Manager 14.1 22.5 25.0 24.8 20.0 13.2

Professional 12.0 21.1 22.7 21.0 22.1 14.3

Technicians &
trades worker

14.9 8.8 6.8 10.8 11.6 14.4

Commercial &
personal service

8.1 7.6 6.8 6.4 6.3 8.3

Clerical &
administrative

12.4 15.3 11.4 16.6 14.7 14.2

Sales 11.7 11.2 9.1 11.5 10.5 12.3

Machinery operator
& driver

8.1 4.5 4.5 1.3 5.3 7.1

Labourer 13.1 5.2 6.8 4.5 7.4 10.5

Not specified 5.4 3.8 6.8 3.2 2.1 5.6

Total number of
residents

2100 1335 132 471 285 3054

Source: Statistics New Zealand



Sources of income received from government

Table 9: Sources of income from government received by residents - 2006

Type of income from
government

Per cent of residents

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwoo

d

NZ superannuation/veterans
pension

16.1 13.7 32.9 7.4 2.7 17.1

Unemployment benefit 0.7 0.8 - - 1.8 2

Sickness benefit 1.7 0.6 - 0.9 0.9 2.2

Domestic purposes benefit 2.5 0.6 1.2 - - 3.4

Invalids benefit 4.1 1.7 1.2 0.9 0.9 3.2

Student allowance 0.6 1.2 1.2 2.3 1.8 1.3

Other Government benefits 3.8 2.1 2.4 0.5 1.8 3.6

Total payments received /number
of residents (%)

29.5 20.7 39 12.1 9.7 32.9

Total payments received 924 408 96 78 33 1545

Number of residents (15 years &
over)

3132 1971 246 645 339 4698

Source: Statistics New Zealand

Household incomes

Table 10: Distribution of household incomes - 2006

Household income
range

Per cent of households

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

$20,000 & under 14.5 9.2 20 2.3 4.1 14.6

$20,001 - $50,000 31.3 20.7 32.5 10.5 14.3 30.4

$50,001 - $100,000 31.5 32 20 27.9 38.8 32.4

$100,001 or more 11.4 27.6 15 47.7 32.7 11.1

Not stated 11.4 10.5 12.5 11.6 10.2 11.6

Total number of
households

1533 882 120 258 147 2253

Source: Statistics New Zealand



Dwelling tenure

Table 11: Tenure of dwellings - 2006

Tenure of dwellings Per cent of dwellings

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

Owned or partly owned 65.8 61.2 58.5 64 61.2 63.2

Not owned 21.7 18.7 19.5 9.3 14.3 25.6

Held in a family trust 8.6 17 14.6 26.7 24.5 7.6

Not specified 3.9 3.1 7.3 - - 3.6

Total number of dwellings 1536 882 123 258 147 2256
Source: Statistics New Zealand

Access to motor vehicles by households

Table 12: Vehicle ownership by households - 2006

Number of Motor
Vehicles

Per cent of households

Belfast Belfast
South

O’Neill
Avenue

Styx Mill
North

Redwood
Springs

Styx Mill-
Redwood

None 4.1 1 2.5 - - 7.2

One 35.4 26.1 50 10.5 12.5 35.3

Two 40.8 54.6 32.5 58.1 60.4 40

Three or more 17.4 17.3 12.5 31.4 27.1 15.9

Not specified 2.3 1 2.5 - - 1.6

Total number of
households

1536 885 120 258 144 2259

Source: Statistics New Zealand
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Appendix 11a:    Usual Residence 06 of people working in Belfast Township

Waimakariri District = 102
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Appendix11b:  Usual Residence 2006 of people working in the Supa Centa.
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Appendix 11c:	Usual Residence 2006 of people working Papanui/Northlands
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Appendix 12a:	Workplace of Belfast CAU Usual Resident Population 2006
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Appendix 12b:	Workplace of Belfast South CAU  Usual Resident Population 2006



0
0

0
0

0
0

0

0
0

0
00

0

0
0

18 9

6

15

27

0
0

6 0
0

0

0

0
0

3

0

0

0

9 0

13
5

6

0
9

6 15
18

21

12
0

0
0

0
9

0

0
0

0
0

0
0

9 0

51

18

0
0

0
0

0

0 6
9

6

0
0

9
0

13
5

33
18

30 21
0

3

0

12 0
6

0

00
3

0 0

0 0 0

0
0 0

0

0 3

0
0

0

9
9

0
0

0 0
00

15
3

0

00

0

0

0
0

0

9 0

0

0

0

0

0
0

0

0

0

0
0

0

0

0

00

0
0

1
0

1
2

3
4

5
6

7
8

9
10

11
 k

m

C
hc

h_
A

U
s 

by
 W

or
kp

la
ce

_S
ty

x_
M

ill
27

 to
 1

35
  (

6)

21
 to

 
27

  (
2)

18
 to

 
21

  (
4)

15
 to

 
18

  (
3)

12
 to

 
15

  (
2)

9 
to

 
12

  (
10

)

3 
to

 
9 

 (1
2)

W
or

kp
la

ce
 o

f S
ty

x 
M

ill
 U

su
al

 R
es

id
en

t P
op

ul
at

io
n 

20
06

Appendix 12c:	Workplace of Styx Mill CAU Usual Resident Population 2006
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Appendix 12d:	Workplace of Redwood North CAU  Usual Resident Population 2006



Appendix 13:	Christchurch City Council-owned community centres and halls, 2006
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Appendix D - Special Provision Plan - Styx Centre
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Appendix 14:	Special Provision Plan - Styx Centre



Appendix 15:	Botany Town Centre - layout map and current tenancies





Appendix 16: Use of meeting rooms in the Manukau City Library in Botany Town
Centre

[Email to James Baines from Pip Henderson, librarian at Botany Town Centre - 13 May
2009]

We have two areas that can be used as meeting spaces.

One is a glass room that seats around 12 - 15 people comfortably, is fitted out with
whiteboards, a retractable screen and data show and also has video and audio conferencing
capabilities. There are comfortable tub chairs and three lower coffee tables. This is referred
to as the Focus Room. 

Our second area is called the Showcase Room and this is a larger space which can seat 50
- 60 people in row seating. This too has a retractable screen and a data show. We also have
a cafe adjacent to this space. 

Both these spaces are used by library patrons on a day to day basis. The showcase room
can be closed off by pivoting and sliding doors (solid) and has a separate entrance that is
used when this space is isolated from the library. Normally there is just three square tables
and chairs, and some large leather easy chairs, squabs and small tables in this room.
Behind another set of sliding doors at one end of the room is a huge walk in cupboard that
spans the width of the room where we store tables and chairs. 

Currently we have community board meetings and workshops twice a month in the
Showcase Room. These are the only meetings that are held out of library opening hours.
Other council groups have workshops during the day, our town centre security meetings are
held here and we do have paying customers from local businesses from time to time. 

We have ESOL groups, study groups, J.Ps cottage meetings and library meetings in the
focus room - all of whom we do not charge for. 

Apart from an initial couple of test runs with the video conferencing facilities, there has not
been any further use of this. Occasionally I field enquiries regarding this service but this is as
far as it goes. 

Revenue from these spaces is limited at present, but new rates are to be struck in the
coming financial year and it will mean user pays for all - but clearly community groups and
council will only pay a nominal fee.We can go in to this more on the telephone. 

Internal (council) bookings are done through Outlook Calendar and external bookings are
done directly with one of three library personnel who also manage the calendar. 

The library is open -

Monday 9 - 5.30 
Tues/Wed 9 - 7 
Th/Fri 9 - 9 
Sat 9 - 5.30 
Sun 10 - 5.30 
and around half the public holidays 

The spaces while well used by patrons are not well used as meeting rooms. As well as our
opening hours we are limited by other events that might be occuring in the library and
requirements for privacy and quiet that we cannot meet. The library attracts a considerable
amount of 'mall' noise as we are directly above the food court which is accessed by a



humming escalator. Additionally we are not a "sssshhhhhh" library and the children's area,
albiet compact, is adjacent to the showcase room. 

We overcome this noise factor for our patrons by providing a reasonably soundproofed area
called the Peaceful Place. This however is never used for meetings as it is one of the most
popular spots for studying, reading the newspaper and quiet reflection with a lot of natural
light and a pleasant outlook. 

The Showcase Room is a fantastic space for book launches, guest speakers, and library
presentations. It takes little more than a few minutes to transform it into a separate space
and without any collections being housed in there, it means no one is denied access to
anything when it is being used (except space) 

Because we do not have the Showcase Room alarmed separately we are unable to hold
after hours meetings. In the case of the community board the democratic services person
from council overseas these meetings- and during the monthly community meetings open to
the public they have a security guard present. 

In terms of advantages of our location - Botany Town Centre is still a popular destination,
especially for youth which means we too reap the benefits of this. We are in attractive and
well kept surroundings, it is an appealing place for staff to work, we feel safe because of
Town Centre security and we receive a lot of ad hoc visitors simply because of their curiosity
or the need for internet use (no other internet cafe's in close proximity) Our membership has
continued to grow, we are smack bang in the middle of a young multi cultural community
which has experienced huge exponential growth in the past few years . 

There are no major disadvantages, once you get used to being a 'tenant' and advising Town
Centre Management of any out of hours events we may run (e.g. the library has been turned
in to a nightclub at the conclusion of our Young Adult reading challenge) and sort out who is
responsible for what maintenance (Town Centre vs Council) and advise T.C which public
holidays we are closing and a few other minor issues then it is pretty smooth sailing. 

We have just completed our annual survey and at a glance the most common comments
about what people like about his library are -

Close to Home 
In the Shopping Centre 
Great Decor 
Warm, Safe, Comfortable. 

Only disadvantages to our patrons are that parking can be an issue, and our after hours
returns bins are only accessible while the doors to the food court are open, and this depends
on what time the last movie starts (the cinema is our neighbour) in the evenings. The
patrons have to find a park, troop up the escalator, stairs or lifts (which can also be a
problem for disabled users) if all they want to do is return books. A drive by returns bin on
ground level (something like a dumb waiter) would be ideal and is one thing that could be
made a feature of (a bit like a glass elevator!)





Appendix 17: Summary of issues and social effects raised in written
submissions or during community workshops/meetings
organised by the applicant

Workshop 
May 2007

Workshop
Dec 2007

Workshop
July 2008

Written submissions

- connectivity to Belfast and
to Redwood
- need to improve local
Public Transport
connections
- inclusion of community
facilities (banks, library,
medical facilities),
community focus, sense of
ownership
- definitely needs a ‘high
street” theme - open air,
pedestrian friendly, quality
public spaces
- flexibility of operating
hours - not 9-5
- create special identity,
sense of place
- address traffic issues 
- recognise Styx River

- importance of Styx
River
- connectivity to area
- create community focus
- create Town Centre
24/7 environment
- traffic, access, safety
- avoid adverse retail
effects elsewhere
- right level of retail?  cf
BAP
- higher-density resid.?
- traffic issues? 
- pedestrian access?
- connectivity to
Redwood/elsewhere?
- Styx River setback?
- public open space?
- on-site community
uses?

- which types of facilities
are best suited to a Town
Centre location (cf local,
neighbourhood location),
and issues of location
within the Town Centre
- co-ordinate provision of
community facilities across
whole area
- keep community facilities
distinct from retail activities

- connectivity with
surrounding areas, by
mixed modes of travel
- visual impact on
neighbouring residents
- new source of
environmental noise for
neighbouring residents
- security issues, parking
spill-over and anti-social
behaviours >> impacts on
neighbours
- maintaining amenity
value of Styx River
corridor
- mixed-mode access for
neighbouring residents
- improved access to
local shopping
- increasing traffic
congestion
- need for multi-purpose
community facility
available for community-
based interest groups (at
nominal rent)
- adequacy of opportunity
for community facilities
within the proposed Town
Centre
- construction-phase
effects - noise, dust, run-
off, etc.
- location of future
schools and associated
school facilities



Appendix 18: Northern sector of Christchurch City - Residential areas in relation to
alternative sites for a Town Centre



Sheldon Park

Assessment Site

500 0 m 800 metre Pedsheds

Appendix 19:  800 m pedsheds from alternative sites - assessment site and Sheldon Park/
                       Belfast School
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