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  [9.30 am] 

 

SIR HANSEN:   Good morning.  Yes, Mr Radich? 

 

MR RADICH:   Thank you, your Honour, and members of the Panel.  I just 5 

mention two adjustments and seek your leave to make them to the order 

of ceremony today.  The first, and I wonder, you probably do not have 

a schedule in front of you, but we have managed to have one additional 

witness, Mr Jonathan Richards, who will be giving evidence first. 

 10 

SIR HANSEN:   Right, he is from Monday? 

 

MR RADICH:   That is correct, sir. 

 

SIR HANSEN:   Thank you. 15 

 

MR RADICH:   And the other - - - 

 

SIR HANSEN:   With no notice of cross-examination? 

 20 

MR RADICH:   Correct. 

 

SIR HANSEN:   Yes, thank you. 

 

MR RADICH:   That is right, sir, so he will be next.  The other difficulty 25 

Mr Hobern, who was due to give evidence after lunch, has a son who 

was admitted to hospital suddenly last night and he is unable to be with 

us. 

 

SIR HANSEN:   We will deal with that next week.  We will deal with his 30 

evidence when we - - - 

 

MR RADICH:   He is available Monday so we will - - - 

 

SIR HANSEN:   Well, let us just review the situation because he may or may 35 

not be depending on circumstances, Mr Radich. 

 

MR RADICH:   That is right, sir, so thank you for that. 

 

SIR HANSEN:   We will accommodate that. 40 

 

MR RADICH:    Thank you very much. 

 

MS DAWSON:   Mr Chairman, I need to go and Mr Richard’s evidence, I was 

not expecting it. 45 
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SIR HANSEN:   Right, we were not expecting that and it is a different - - - 

 

MS DAWSON:   I am sorry, I need to go and get Mr Richard’s evidence, are 

you happy for me to do that? 

 5 

SIR HANSEN:   Yes.  You can come forward, Mr Richards.  Just wait until the 

Panel member returns before you swear Mr Richards though please. 

 

 Just note for the record at this stage that the judge’s exclusion earlier 

about NZTA witnesses equally applies to this witness. 10 

 

MR RADICH:   Yes, sir, thank you. 

 

<JONATHAN PAUL RICHARDS, affirmed [9.33 am] 

 15 

<EXAMINATION BY MR RADICH [9.33 am] 

 

MR RADICH:   Now, your name is Jonathan Paul Richards? 

 

MR RICHARDS:   It is. 20 

 

MR RADICH:   And you are the principal planning advisor at the New Zealand 

Transport Agency? 

 

MR RICHARDS:   I am. 25 

 

MR RADICH:   And you have prepared a statement of evidence dated 

24 November 2014? 

 

MR RICHARDS:   Correct. 30 

 

MR RADICH:   You affirm it to be true and correct? 

 

MR RICHARDS:   I do. 

 35 

MR RADICH:   Please would you present a summary of that evidence now to 

the Panel. 

 

MR RICHARDS:   Thank you.  Good morning, my name is Jonathan Richards, 

as we have just stated.  My evidence, as you have read, relates to the 40 

strategic roading infrastructure within Christchurch District and its 

relationship to the Strategic Directions chapter. 

 

 Firstly, I would like to discuss the impact of the earthquakes on the 

network.  The earthquakes had a variety of impacts on the network 45 

including rock fall, landslips, tunnel closures, weakening of structures, 
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fractured and uneven road surfaces and broken drainage systems.  In 

relation to the existing state highway network the repair work is now 

largely complete.  I have looked into that and it is somewhere in the 

region of 85 percent complete, the works.  We have actually got the 

whole existing network operational but there are some levels of service 5 

that still need to be dealt with as some temporary repairs need to be 

upgraded to full repair. 

 

 Further to that, the Transport Agency is also undertaking major 

investment to improve the network in Christchurch District as part of 10 

the Roads of National Significance programme.  These improvements 

and their progress have been set out in my evidence but the total 

package comes to about $800 million worth of roading investment.  

This improved network will further assist the recovery process and will 

support future economic activity and growth in the district. 15 

 

  [9.35 am] 

 

 The strategic road network provides for the movement of people and 

goods as part of a wider local transport system but does a very 20 

significant regional and national role which needs to be considered in 

developing the district plan.   

 

 A highly efficient, safe and sustainable transport network is vital to 

support the recovery from the effects of the earthquakes but also to 25 

support future economic growth.  Christchurch is the main freight hub 

for Canterbury and is also for the South Island as a whole.  The South 

Island’s only deep water port is located in Lyttelton and that handles 

50 percent of the South Island’s container cargo.  Christchurch Airport 

is the South Island’s only long distance international airport as well. 30 

 

 The connections provided through the state highway network in 

supporting this activity is therefore of regional and national 

significance.  I draw attention to some of my data within my evidence.  

The studies undertaken by the Transport Agency into freight movement 35 

are of particular import and highlight the role that the state highway 

network has in the economic role of the area.   

 

 The estimated dollar value of the freight moved solely on the road 

network through the Christchurch region in 2014 is in the region of 40 

$18.9 billion.  Over the next 30 years South Island freight transport 

demand is expected to grow by 68 percent and 48 percent of freight 

growth is likely to be forecast within the Canterbury region.  The 

majority of the existing freight and anticipated freight growth will be 

moved by road.  And roughly 90 percent or 91.4 percent to be precise 45 

of all that freight movement is going to be on the road. 
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 I would also like to draw attention to the rapid residential growth in and 

around Christchurch, particularly in Selwyn and Waimakariri Districts, 

and the relocation of the businesses which has occurred to the north and 

south of the city and around its western edge.   5 

 

 The identification of further greenfield developments in these areas 

through the LURP and carried forward in the Replacement Plan will 

place greater demand on the transport network, particularly the state 

highway network, and has the potential to restrict efficient access to the 10 

city, the airport and the port.  So it is critical that we look for a decently 

managed approach to that and strategic directions about how that 

management should be placed should be very clear. 

 

 So, therefore, providing clear direction, certainly around land use, 15 

allows the Transport Agency to have confidence that its investment of 

public funds is being allocated to provide infrastructure in the right 

place and at the right time.  I consider the Replacement Plan plays a 

very important role in ensuring that the integrated planning approach is 

achieved. 20 

 

 In my opinion the Council has sought to address these issues, however, 

I consider the direction provided in relation to the role of the strategic 

transport infrastructure is not clearly expressed and needs to be 

strengthened.  In particular I consider that proposal 3, Strategic 25 

Directions, needs to firstly recognise the need to facilitate growth in a 

logical and well planned manner and provide clear direction which 

supports integrating land use for transport infrastructure. 

 

 Secondly, to provide clear direction which (a) provides protection for 30 

the safe and efficient operation of the network and (b) which enables 

the continued maintenance and upgrading of that strategic network. 

 

 And, thirdly, to ensure that clarity of direction is provided in the 

Strategic Directions chapter to ensure that the approach is applied 35 

consistently in the topic and zone based proposals that follow. 

 

 I have read the Crown’s alternative provisions to the strategic transport 

directions, which is attached to Stephen Timms’ evidence, and that 

seems to be arrived at following discussions from mediation as well. 40 

 

 Ms MacLeod addresses in detail how this suggested revision meets the 

Crown’s relief in relation to Transport Agency related matters but I 

consider the Crown’s alternative version does provide a clearer 

message than that notified, particularly in relation to the role of the 45 

strategic transport infrastructure and therefore satisfies the outcomes I 
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seek.  In particular the identification of specific infrastructure related 

provisions will ensure that the role of the strategic transport 

infrastructure and the direction for the integration of land use and 

infrastructure are clearly set out.  Thank you. 

 5 

SIR HANSEN:   Thank you.  Ms Dawson? 

 

MS DAWSON:   No, I do not have anything. 

 

DR MITCHELL:   No, I do not have any questions either, thank you, sir. 10 

 

SIR HANSEN:   Ms Huria? 

 

MS HURIA:   No, thank you. 

 15 

SIR HANSEN:   Just one on a personal level, as someone who suddenly finds 

themselves travelling from North Canterbury every day, if you can 

bring that forward I would be quite happy. 

 

MR RICHARDS:   We are trying to. 20 

 

SIR HANSEN:   Thank you, Mr Richards. 

 

MR RICHARDS:   Thank you. 

 25 

<THE WITNESS WITHDREW [9.40 am] 

 

SIR HANSEN:   Yes, Mr Radich? 

 

MR RADICH:   Thank you, sir.  We call Mr Ogg, Marius Ogg. 30 

 

SIR HANSEN:   Thank you. 

 

<MARIUS DAMIAN DAVID OGG, sworn [9.40 am] 

 35 

<EXAMINATION BY MR RADICH [9.40 am] 

 

MR RADICH:   Thank you, Mr Ogg.  Your full name is Marius Damian David 

Ogg? 

 40 

MR OGG:   Correct, yes. 

 

MR RADICH:   And you are a director of Valuation and Advisory Services at 

CBRE Limited? 

 45 

MR OGG:   Yes, I am. 
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MR RADICH:   And you have prepared a statement of evidence dated 

25 November 2014? 

 

MR OGG:   Yes, I have. 5 

 

MR RADICH:   Which you confirm to be true and correct? 

 

MR OGG:   Yes, I do. 

 10 

MR RADICH:   And would you now please summarise your evidence for the 

Panel. 

 

MR OGG:   Thank you.  Good morning members of the Panel.  As you will 

note I have been engaged to provide evidence in relation to the 15 

commercial and industrial property markets in Christchurch and when I 

am referring to the commercial markets I am meaning the retail, office 

and industrial centres. 

 

 This evidence is provided to identify some sector dynamics and with 20 

the aim hopefully that the replacement plan can provide direction for 

opportunities and hopefully inform decision making accordingly.  As 

the scene setting role of my evidence I have obviously touched in detail 

on the office, retail and industrial sectors both pre and post and during 

the earthquakes so at a very high level for this summary I just want to 25 

touch on some points.  

 

 So starting on the office sector.  In a pre-earthquake environment we 

had a CBD that was dominated by established buildings with limited 

new product.  We had approximately 415,000 square metres of A to D 30 

grade office space of which about 10.10 percent was vacant.  I have 

lots of facts and figures in there and tables so I am happy if it is of help 

to the Panel.  Valuers like figures, sorry. 

 

 Likewise the suburban office sector, we had approximately 177,000 35 

square metres of office space and of that about 13.60 percent was 

vacant.  Now, most of that was A and B grade vacancies so there was a 

measure of pressure on suburban landlords pre-quake given that over 

supply which led to vacancy and competition. 

 40 

 Without a doubt the impact of the earthquakes on the commercial 

property market was extensive and wide encompassing.  For the CBD it 

was devastating.  We saw the immediate relocation and mass exodus of 

approximately 50,000 people and the CBD was under effective 

lockdown from that point.   45 
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 This saw a dramatic change to the office stock landscape.  And re-

analysing my evidence we were left post-quake with approximately 

44,000 square metres of remaining space that can be occupied.  

87 percent was demolished, so that is 360,000 square metres.  And we 

are left with about 10,000 square metres of unknown buildings.  What 5 

do I mean by that?  Buildings that we do not know whether they will be 

repaired or whether they will be demolished, they are still in a no man’s 

land on that. 

 

 This forced occupier relocation led to a dramatic need for space and 10 

obviously a strong migration and we saw an unprecedented 

redistribution of businesses and that just was not for office occupiers.  

In a matter of weeks post-February 22 in particular we had nil vacancy, 

a number of alternative properties being converted to office and 

temporary resources exhausted and unfortunately the people who 15 

missed on that, they were forced to occupy whatever they could, 

including many in their own homes. 

 

 Now, currently in post-quake the private sector responded to demand 

by completing considerable development, particularly to the west and 20 

northwest of the CBD core, to the fringe CBD and western suburbs.  

And so many occupiers are now housed at present with commitments 

over the medium-term but long-term futures are still unknown.  And 

notwithstanding that level of new stock, a key issue we still face is the 

lack of lower grade lower rental buildings in the market. 25 

 

 Touching on the retail sector, pre-quake we had a CBD that had a 

functioning although struggling central city retail precinct in my view.  

It was underpinned by the office sector and impacted by low pedestrian 

numbers which did not help trading conditions and turnover. 30 

 

 A key variable for that struggle in my view was the dominance of the 

suburban shopping centres.  Christchurch has a large presence of these 

and historically that was at the sacrifice of the CBD retail in my view.  

Clearly the impact of the earthquakes was also dramatic on retail, 35 

particularly for the CBD where he had the mass exodus, so the vast 

majority were forced to either close or relocate.  And again we had nil 

vacancy, a consistent theme here coming through, and in fact ironically 

had retail occupiers competing with office occupiers for retail space, so 

it was pretty tough out there for a while. 40 

 

 But it made it very difficult for a lot of small businesses who 

historically were, you know, in modest buildings paying modest rents 

for them to relocate.  And it did increase the dominance of the majority 

of shopping centres who saw a considerable spike in pedestrian 45 
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numbers and turnover, and that is not surprising because where else 

could people go to shop.   

 

  [9.45 am] 

 5 

 Currently in the CBD outside of Ballantynes, you know, Re:START 

Mall which has proved successful and New Regent Street the retail 

offering remains modest. 

 

 There are consistent themes in the industrial sector, where we moved 10 

from a relatively mature market, well established businesses and good 

manufacturing presence, to a sector that was heavily impacted upon 

with widespread business interruptions and closures and relocations. 

 

 Out of that again we have got our nil vacancy virtually for existing 15 

stock, very difficult for a business to relocate to existing supply, so that 

has led to an increase in design build activity and subsequently a take 

up in industrial land. 

 

 Supply and demand dynamics.  From a supply side without a doubt we 20 

have seen a proliferation of office space completed in suburban areas in 

the form of refurbished, converted and new build stock.  By my 

estimates there is approximately 241,000 square metres of suburban 

space at the moment.   

 25 

 Moving to the central city, clearly the private sector also responded by 

delivering considerable product to the fringe CBD core, so around 

Moorhouse Avenue and the west of the Avon River up Durham Street 

and along Victoria Street, and so much so in that latter area I do believe 

it has ultimately reshaped the boundaries of the CBD to now straddle 30 

the Avon. 

 

 So by my analysis what we have got existing in the CBD including the 

west of the river and also what is under construction or proposed, we 

are about 235,000 square metres of space.  Sorry, for all the numbers 35 

but I think it is important.  If we add our suburban stock and our CBD 

stock we are up to about 477,000 square metres.  So pre-quake that was 

against about 591,000 square metres. 

 

 Demand, obviously we have had a strong demand for office space and 40 

particularly A grade occupiers who are attracted to the newer buildings 

and a desire in most instances to get back into the CBD.  However, as 

time has moved on many are now housed or committed to proposed or 

under construction stock, so it does create challenges for developers 

looking at new buildings as to who their end occupiers will be. 45 
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 We also have like I said established occupiers in suburban locations 

who are cemented over the medium-term, so it does create, you know, 

somewhat of a friction if you are trying to get those occupiers back in 

town. 

 5 

 And we have a difficulty in providing lower grade stock for tenants 

who cannot pay the higher grade rentals, so often that is where these 

temporary solutions still remain. 

 

 From a retail supply perspective, within the CBD core I do believe that 10 

that will ultimately be back on the back of office stock.  An early 

catalyst in my view for re-establishing the CBD as office stock, this 

does boost the CBD population and ultimately supports retail, 

supplementary retail.  That hopefully helps create an amenity base in 

town which will ultimately support residential and inner city living.  15 

There is a chain of reliance here. 

 

 Lastly, just touching on desirable positions for recovery, you know, 

without a doubt Christchurch remains in a recovery position and we 

have made some positive steps, which need to be applauded, however 20 

the landscape is challenging with a number of issues.   

 

 As part of my evidence I was requested to consider what desirable 

outcomes, certainly from a non-planning framework perspective, I 

certainly do not hold myself out to be a planner here.  But what 25 

desirable outcomes I view as pertinent for the city and that commercial 

and industrial market.   

 

 So these include such variables but obviously it is not all encompassing 

but a thriving and self-sufficient central city with a strong office and 30 

retail precinct.  A controlled measure of flexibility for business owners.  

Where I am meaning here is that the office, retail and industrial sectors 

need to have enough scope and opportunity to build new product and 

help revitalise that city.  And this links in with re-establishing or 

relocating businesses, ultimately businesses need to have somewhere to 35 

go. 

 

 Thirdly, the redevelopment and rejuvenisation of damaged brownfield 

land around the city.  Fourthly, the continued support for temporary or 

out of zone activities I do believe is a desirable outcome over the short 40 

to medium-term, maybe three to five years.  I think that needs to be 

monitored but there is not enough alternative solutions in many 

instances. 
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 And, lastly, a simplified and streamlined consenting process with clear 

and concise requirements that can be easily understood and respected 

by participants in the market.  

 

 In conclusion, I am supportive of a Strategic Directions proposal that 5 

helps achieve these goals in a clear and easy to understand manner.  

Thank you. 

 

SIR HANSEN:   Thank you.  Mr Winchester? 

 10 

<CROSS-EXAMINATION BY MR WINCHESTER [9.49 am] 

 

MR WINCHESTER:   Thank you, sir.  Good morning, Mr Ogg. 

 

MR OGG:   Good morning. 15 

 

MR WINCHESTER:   Really just some questions of clarification and wanting 

to get your views on matters to do between the balance of suburban 

centres and the CBD and how that might be resolved. 

 20 

  [9.50 am] 

 

MR OGG:   Sure. 

 

MR WINCHESTER:   Now, it seems to be your evidence that before the 25 

earthquakes CBD retail, it was struggling, wasn’t it? 

 

MR OGG:   Yes, I agree with that. 

 

MR WINCHESTER:   And, in terms of the balance between CBD retail and 30 

suburban retail, did you think that pre-earthquakes it was pretty deeply 

embedded in that suburban retail was dominating at the expense of the 

CBD? 

 

MR OGG:   Yes, I think that is a fair conclusion. 35 

 

MR WINCHESTER:   And obviously post the earthquakes that is even more 

pronounced because there is fundamentally nothing left in the CBD by 

way of retail? 

 40 

MR OGG:   At the moment, no. 

 

MR WINCHESTER:   Thank you.  Sorry, I am just working my way through 

your evidence. 

 45 
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 So, given the situation we now find ourselves in and the need for the 

CBD to recover. 

 

MR OGG:   Yes. 

 5 

MR WINCHESTER:   Do you take any issue in terms of the importance of the 

CBD to the recovery of greater Christchurch? 

 

MR OGG:   Do I have a preference? 

 10 

MR WINCHESTER:   Well, do you take any issue with what the higher order 

planning documents seem to say about the CBD’s recovery being 

critical to the recovery? 

 

MR OGG:   From a personal preference I would certainly like to see a measure 15 

of recovery in the CBD, yes. 

 

MR WINCHESTER:   Yes. 

 

MR OGG:   Yes, I do. 20 

 

MR WINCHESTER:   And do you think it should be better than it was 

previously in terms of its overall offer? 

 

MR OGG:   I do not think we can ever go back to what we had previously, 25 

those days are gone.  What we need to do is look forward to what we 

have got.  Sorry, not what we have got but what we hopefully will 

have. 

 

MR WINCHESTER:   And in terms of how to achieve that CBD recovery, is it 30 

your view that there is a justification for some measure of constraint on 

suburban centre retail in order to encourage retail recovery in the CBD? 

 

MR OGG:   Yes, and part of that, let us have a look at what is the desire here?  

If we are desiring to have a new CBD, or have a measure of recovery in 35 

the CBD, my answer is yes to that and I will elaborate on that in a 

minute.  But if that is not the desire then, you know, the market should 

let it play out.   

 

 But if we want to have a CBD back, yes, I personally believe there 40 

needs to be a measure of control, we have enough established shopping 

centres, we have two more allowed for in the plan or allocated in terms 

of Halswell and next to Northwood Supa Centa.  We do not need any 

more if we want to get the CBD back up and running. 

 45 
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MR WINCHESTER:   Thank you.  And you have given evidence this morning 

to the Panel that in terms of what is likely to lead recovery in the CBD 

it is going to be office.  You have talked about the significant floor 

space capacity of office out in suburban areas and fringe areas.  If 

office is going to lead recovery then is there a greater need to constrain, 5 

say, new office development out in the centres and beyond the CBD in 

order to really drive recovery in the CBD? 

 

MR OGG:   Yes, that needs to be controlled, however I think we have 

established business parks, office parks already in town and there is 10 

some vacant land in there so I support those being developed out 

because they are already established and up and running but we do not 

need any more new office parks, Mr Winchester, no. 

 

MR WINCHESTER:   Thank you.  And this conundrum about - - - 15 

 

MR OGG:   Much to the upsetting probably of some of my clients. 

 

MR WINCHESTER:   Absolutely.  This conundrum about the spectrum of 

quality in terms of office space in the CBD, so what we are inevitably 20 

getting or what we have got in the early stages, particularly along 

Victoria Street, is A and B grade quality office space and that is being 

occupied by law firms, for example, that is correct, isn’t it? 

 

MR OGG:   Yes. 25 

 

MR WINCHESTER:   And before the earthquakes in the CBD your evidence 

says there was quite an even split in between A, B, C and D and indeed 

possibly even more heavily weighted towards the C and D quality 

office space, and that has obviously fundamentally gone? 30 

 

MR OGG:   That is correct. 

 

  [9.55 am] 

 35 

MR WINCHESTER:   And in terms of providing choice and flexibility for 

small to medium businesses to return to the CBD, they are more likely 

to occupy C and D grade space, are they not? 

 

MR OGG:   Well, that is the underlying challenge we do not have the solution 40 

for, is that it is very difficult to build lower grade buildings. 

 

MR WINCHESTER:   Yes, and I was going to ask you some questions about 

that and if you do not have the expertise to answer then please say.  But 

I suppose the challenge is how do you create that space without 45 

compromising things such as structural integrity and safety, a decent 
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quality or a reasonable quality for workers and the public and those 

sorts of things, do you know how that might be done? 

 

MR OGG:   Well, I cannot talk in totality but some variables that are obviously 

crucial, no one wants to see in terms of structural quality is not an 5 

option to compromise on.  The quality of space, end quality of space is 

something that can be compromised but it comes down to variables 

such as land value and cost.  And costs have obviously run away in 

recent years and are quite astronomical in new office building 

developments.   10 

 

 So the only way to be able to provide cheaper space is to have cheaper 

cost, cheaper land for the inputs and that should subsequently flow 

through in the end rentals.  But the difficulty at the moment we have 

high costs, high land values and for it to work for a developer they need 15 

to have high rentals. 

 

MR WINCHESTER:   Yes, and in terms of that land value there appears to be 

plenty of land capacity in the CBD but presumably the difficulty is for 

a developer to get that return on that land value because they have had 20 

an insurance pay out or something like that? 

 

MR OGG:   Yes, I agree there is a reasonable level of land in the CBD but it 

does not mean that people are wanting to sell it at a cost that makes it 

more affordable. 25 

 

MR WINCHESTER:   And in terms of the influences on the cost of 

redeveloping and achieving a reasonable level of C and D grade space, 

do materials have much of an influence on that, can you really shave a 

bit off by using lower quality materials? 30 

 

MR OGG:   Look, I am probably bordering on outside of my area here, but 

fundamentally from a valuation perspective in terms of quality, yes, 

you can have lower quality suspended ceilings, for example, that may 

be a cost saving and therefore the cost savings flow through to the 35 

rental level but not enough.  It is very difficult to get a new building at 

a lower grade.  Typically we get lower grades by their age or location.  

So typically C and D grade buildings were our older buildings we had 

in town and our new buildings are the pacesetters in terms of rent and 

quality. 40 

 

MR WINCHESTER:   Thank you.  And do you have a view as to who should 

be setting the standards in terms of the ability to achieve reasonable 

levels of occupation of C and D grade buildings and to achieve that 

goal, is it the Council or is it the Crown or is it a mixture? 45 
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MR OGG:   In terms of setting – sorry, can you just rephrase that? 

 

MR WINCHESTER:   Yes, how do we set the standards in order to achieve the 

goal of getting possibly slightly lower quality of office space for 

smaller businesses to reoccupy the CBD? 5 

 

MR OGG:   I think there is some difficulty in trying to set standards for it.  The 

standards still need to be at such a level that the structural integrity, the 

look of the buildings are still maintained.  Maybe the quality, we have 

cheaper carpet, we have some vinyl instead of tiles in our amenity 10 

areas, we don’t have the fancy air conditioning can help drive costs 

down and therefore drive lower rentals to appeal to those lower grade 

buildings but from a management or direction view point is very 

difficult to do that.   

 15 

 So I am certainly not saying that we should not have direction and 

guidelines in our new plan, I think that is a catalyst.  The last thing we 

need is a bunch of, you know, shoeboxes or dog kennels build in the 

CBD to try and attract these people but there needs to be some measure 

of flexibility and compromise there as well within reason.  But to a 20 

certain extent the market does dictate the rental levels. 

 

MR WINCHESTER:   Thank you, Mr Ogg.  Thank you, sir. 

 

SIR HANSEN:   Thank you.  Ms Dawson? 25 

 

MS DAWSON:   In your evidence, you talk about B and C grade buildings 

being difficult. 

 

MR OGG:   Yes. 30 

 

MS DAWSON:   In your exchange with Mr Winchester he has been asking you 

about C and D grade buildings, would there have been any difference 

in your responses to Mr Winchester if you are talking about the 

difficulty of bringing B grade buildings? 35 

 

  [10.00 am] 

 

MR OGG:   No, it is probably easier to bring B grade than lower down because 

there is a finite difference between them but obviously the lower you 40 

go the lower quality and that is the difficulty in replicating that.  And 

pre-quake we had 55 percent of our office stock was B and C grade so 

there was quite a number. 

 

MS DAWSON:   55 percent? 45 
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MR OGG:   55 percent of that 415,000 was made up of B and C grade 

occupiers. 

 

MS DAWSON:   Oh, that is interesting.  Going back to the retail role of the 

CBD versus the suburban centres, I think you have said there is some 5 

need for control on the space and the number and size of suburban 

centres but in the long run what do you see to be the likely or desirable 

different retail roles between the CBD and the suburban centres?   

 

MR OGG:   That is a very good question, I think there will probably will be a 10 

different offering and we are not going to a large degree - obviously we 

have Ballantynes, we used to have Kathmandu and the like, Farmers - I 

question whether a lot of those would relocate and they are well 

established in the shopping centres.  And I am not anti-shopping 

centres but I do not believe we need any more if we want to try and 15 

revive our CBD.   

 

 But in terms of the retail offering it may be more complimentary 

hospitality.  There will be some more traditional retails but it may be 

clothing and the like that will end up being back in there and that would 20 

support the amenity for that population, hopefully from an office 

perspective but also from hopefully inner city living.  So it may not be 

your traditional shopping centre offerings or large anchors. 

 

MS DAWSON:   And, finally, you have given as the chain of events being 25 

office then some retail, as you have discussed, and then that attracting 

housing.  In my mind I thought maybe it was the other way around - 

office, housing, retail – but is there any particular strength in your 

chain? 

 30 

MR OGG:   Well, I think often the retail initially is on the back of office for the 

fact it is easy to have ground level retail accommodation tied into a 

new building, so we get that offering provided that way.  So we need 

the office population to help support that initially but there could well 

be a crossover at some point where the inner city living come in and 35 

they are demanding greater retail supply and that boosts it together.  

But there needs to be a correlation in some form, in my view, amenity 

based first up to actually accommodate, you know, people in the town, 

you know, where do they go to get their milk? 

 40 

MS DAWSON:   But whichever way around office is crucially important?   

 

MR OGG:   I do believe office is crucially important, yes. 

 

MS DAWSON:   Thank you very much.  Thank you. 45 
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SIR HANSEN:   Thank you.  Dr Mitchell? 

 

DR MITCHELL:   Thank you, your Honour.  Good morning, Mr Ogg. 

 

MR OGG:   Good morning. 5 

 

DR MITCHELL:   Just a couple of questions please.  What is your best 

estimate of a timeframe to achieve a recovered normal market in the 

Christchurch commercial market?  To the point that you have got a 

willing buyer, willing seller traditional market like you might have in 10 

another city? 

 

MR OGG:   In terms of supply of stock, an equilibrium of how much you 

need? 

 15 

DR MITCHELL:   An equilibrium.  Yes, an equilibrium. 

 

MR OGG:   We need to remember that Christchurch is actually quite a small 

town in the context - or a small city, big town, however you like to 

refer to it - in the context of office supply.  We have a very finite 20 

number of top end office occupiers and the reality is right now I think 

the top end of the market is probably fully catered for and that is why 

we are seeing buildings that have been built on the back of an anchor 

tenant coming in, like a law firm, accountancy firm, have been finished 

and we have vacant space in there and they are having difficulties 25 

backfilling it.  So the top end of the market question, we are bordering 

on that equilibrium now. 

 

DR MITCHELL:   Yes, thank you. 

 30 

MR OGG:   The difficulty is obviously the lower grades and there is no easy 

solution to that and there is lots of parties and occupiers that are out in 

their homes or in suburban situations that may stay there but the 

offerings not there to come back.  So that is a challenge, that is a real 

challenge.   35 

 

 And in terms of timeframe honestly I do not know if I could put a 

timeframe on that.  I would like to say in the next five years but the 

reality is I think office development will happen more sporadically than 

that and it is going to be as demand and that rental levels achievable 40 

dictate. 

 

DR MITCHELL:   So on the basis that these district plans have a nominal life 

of 10 years, the commercial market would still be in recovery mode at 

the end of that period would you anticipate? 45 
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MR OGG:   I would certainly like to think we are through certainly the vast 

majority of it but we may still be tailing out, yes. 

 

DR MITCHELL:   And do you think, you have used words throughout your 

evidence and in questioning about encouraging people into the CBD 5 

and creating opportunities for them to do so and so forth. 

 

  [10.05 am] 

 

MR OGG:   Yes. 10 

 

DR MITCHELL:   And you have also made mention of the fact that the 

suburban centres do not need any more office complexes and so on and 

so forth.  Given that do you think there needs to be regulatory 

intervention in addition to creating opportunities and encouragement 15 

for the market to reinvest in the central city? 

 

MR OGG:   Personally I do, yes, I do.  I feel we need to put a wedge in new 

office development in the suburban market and meaning new 

development, as I said, we have existing parks that should be left alone, 20 

but we do not need any more.   On a suburban retail centre, I feel we 

are well established, we have a couple more that are allocated.  

Personally I do not believe we need any more. 

 

 To get support back to the CBD, we do need a measure, potentially a 25 

measure of intervention and we have seen that by the Crown’s 

commitment to 24,000 square metres office space in town which is real 

positive, but we need more of it. 

 

DR MITCHELL:   All right, thank you.  Just one final question.  Is regulatory 30 

compliance costs – no, I will backtrack a step.  Talk about getting 

affordable rents and so on and so forth, in that overall mix of 

affordability, if you like, of office space in particular, is regulatory 

compliance cost a significant factor that affects rental prices? 

 35 

MR OGG:   It is a variable, is it a significant factor, no, but it is a significant 

variable in terms of developments coming out of the ground, it 

certainly creates a huge measure of frustration for developers, investors 

I am dealing with and that is sort of the context where I am coming 

from.  Holding costs are also an issue through that consenting process, 40 

so costs them a lot to hold that and that does go into a feasibility, so – it 

all helps. 

 

DR MITCHELL:  Thank you very much, thank you Mr Ogg, thank you, your 

Honour, thank you. 45 
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SIR HANSEN:   Ms Huria. 

 

MS HURIA:   Good morning Mr Ogg.  With regard to your comments about 

the different offerings between the shopping centres and the city, I am 

just wondering – it seems that the shopping centres, and the malls in 5 

particular, attract a lot of chains, retail chains. 

 

MR OGG:   Yes. 

 

MS HURIA:   So I am wondering if there is any way in which the Plan can or 10 

should be encouragingly and supporting retail development of the non-

chain retailers such as small business retailers, artisans I suppose, 

because a lot of those seem to be located in the city and some of the 

very low grade opportunities that they had, and with the cost of rebuild 

in the city, is there anything the Plan can do to encourage them back 15 

in? 

 

MR OGG:   I think it would be very difficult for the Plan to provide anything 

finite to encourage them in apart from saying, we would certainly 

welcome that opportunity and would like them to come in, I think that 20 

sort of crosses over maybe to an intervention side which would be 

outside – it might be outside of the rule of Plan. 

 

 I do believe, you know, I am not against shopping centres, my wife 

certainly spends enough time there, but I think in terms of CBD there 25 

will be – some of those chain stores come back in, but they have a very 

finite view on life as well in terms of population requirements, in terms 

of their catchment that they can and working the numbers.  So there is 

that opportunity but just more challenging. 

 30 

MS HURIA:   Thank you. 

 

SIR HANSEN:   Judge? 

 

JUDGE HASSAN:   Thank you, Mr Chairman.  Mr Ogg, first of all, thank you 35 

for your acknowledgment earlier that you are giving your opinion 

notwithstanding it may not be the view of your client, that is 

appreciated, thank you. 

 

 The questioning has largely covered everything I had in mind but I 40 

have just got a couple of little things for you. 

 

 When you summarised your evidence this morning and when you 

answered questions, you talked about your view that there is no call for 

any new office parks for instance, that would be a bad idea, and no 45 

more centres.  But in view of the needs of the central city and the need 
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for its recovery, but I just want to sharpen the pencil a little bit further 

on that. 

 

 There has been discussion earlier in this hearing about the relative 

choices of consolidating the key activity centres or just allowing for 5 

their intensification.  Consolidation being they can expand their 

footprint, for instance, for retail and/or office beyond their current 

footprint.  Intensification being those offerings, office and/or retail only 

being within the footprints of the centres, ie, intensification. 

 10 

  [10.10 am] 

 

 Are the issues for recovery of the central city sensitive enough to that 

choice.  In other words, does it go over the choice of whether impact 

should only be intensification versus a more expansive consolidation of 15 

the key activity centres in regard to both office and/or retail? 

 

MR OGG:   So sir, you are meaning there, in terms of intensification within, 

say an existing shopping centre? 

 20 

JUDGE HASSAN:   Yes. 

 

MR OGG:   Versus expanding it out? 

 

JUDGE HASSAN:   Correct. 25 

 

MR OGG:   If we are trying to support rejuvenating and redeveloping the 

CBD, I would not like to see any more expansion, but in terms of the 

centre rejuvenating or redeveloping internally, or recharacterisation or 

infill for balanced business parks where there is, Show Place, for 30 

example, where there is a wee bit of land left and they can put another 

building, so be it, that needs to be done.  As long as it is in the context 

of supporting the CBD, I would like to see no more expansion 

otherwise it just creates more pull from town to move away from that. 

 35 

 If we are not trying to achieve that goal in the CBD then so be it. 

 

JUDGE HASSAN:   And taking it a little bit further, a further bit of 

sharpening, is there a sequence of time here, in other words, 

intensification might be the constraint initially until such time as there 40 

is enough momentum in the central city to allow it to flourish and then 

the issue can be considered at that point? 

 

MR OGG:   It certainly would need to be relooked at beyond that point because 

we do not want to constrain development across the city for the sole 45 

purpose of the CBD but it needs a lot of help and encouragement to get 
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that up and running, and unless the amenity or the retail base changes 

over time for the CBD to what we had historically we are still going to 

have issues with the dominance of centres. 

 

JUDGE HASSAN:   Yes, and finally, just a question, again your answers have 5 

largely covered my bases here.  The issue of allowing for residential – 

encouraging residential inside the four avenues. 

 

MR OGG:   Yes. 

 10 

JUDGE HASSAN:   If we look at the prospects of retail rejuvenation in the 

central city, I am thinking in mind of, for instance, the central city of 

Wellington - - - 

 

MR OGG:   Yes. 15 

 

JUDGE HASSAN:   - - - which has faced the challenges also as most cities do, 

of suburban centres, if you like, taking retail out of the golden mile - - - 

 

MR OGG:   Yes. 20 

 

JUDGE HASSAN:   - - - but one other factor in the mix in Wellington is of 

large increase in the proportion of inner city living. 

 

MR OGG:   Yes. 25 

 

JUDGE HASSAN:   Would I be right to assume that that would likely provide 

an impetus for a greater colour and diversity of retail offerings in the 

central city on the back of a residential.  For instance, your earlier 

answer referred to the office related retail for going out to buy things 30 

like shirts from Ballantynes shop, but I take it there would be the 

opportunity for greater colour of diversity.  For instance, metro 

supermarkets, those sorts of things, and of accommodation? 

 

MR OGG:   Absolutely, and I think that would be a real positive but I still 35 

think personally there is a chain of reliance before there is that 

crossover there because there needs to be some amenity or retail 

amenity for those early inner city people to first have.  As more of them 

come, obviously there would be more retail gravitate to that, so it 

would certainly be a positive outcome. 40 

 

JUDGE HASSAN:   Thank you, Mr Ogg. 

 

SIR HANSEN:   Just following on from the Judge’s question regarding the 

aspirational intensification of high density residential inside the four 45 

avenues, is there any timeframe for that.  I know the east frame, I think, 
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is out for tender at the present time but if you do not know, another 

witness - - - 

 

MR OGG:    No, I think that is probably outside my – that might be Mr 

Mitchell there, sir. 5 

 

SIR HANSEN:   You said pre-earthquake the CBD retail had been sacrificed to 

suburban centres? 

 

MR OGG:   Yes. 10 

 

SIR HANSEN:   And the Judge noted that that is not unique to Christchurch.  

 

MR OGG:   Yes. 

 15 

SIR HANSEN:   Had Christchurch got it worse than other places, or not, in 

your view?  

 

MR OGG:   I think there is some support in say Wellington and Auckland, that 

they have got some other variables that help that Christchurch did not 20 

have. 

 

 One is inner city living, historically we have not had a lot of it, we are a 

flat radial city, easy to get to the centre of the city, we have not had a 

lot of apartment developments, so it is very embryonic, apartment 25 

product relative to Wellington/Auckland.  We also have not had, 

personally sir, shifting out of university back in the fifties did not help.  

Okay, we do not have the student numbers, we do not have that living 

in there that would have helped support some of their offering, like we 

can do in Auckland. 30 

 

  [10.15 am] 

 

SIR HANSEN:   Thank you.  Standing back and looking at the CBD from a 

distance it is clear that pre-earthquake it had spread and the fringes 35 

were without denigrating anybody pretty poor sort of offerings. 

 

MR OGG:   Yes, agreed. 

 

SIR HANSEN:   And pretty poor sort of retail offerings.  Would that be fair 40 

comment? 

 

MR OGG:   That is very fair, sir. 

 

SIR HANSEN:   Again the helicopter view is that retail and commercial is 45 

more compressed.  Is that the intention for the future? 
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MR OGG:   Yes. 

 

SIR HANSEN:   Does that lead to a situation and it goes to this land value 

question, do you have a view of whether or not landowners within the 5 

CBD at the present time some may have an inflated expectation as to 

the value of their property? 

 

MR OGG:   I think some have certainly inflated views, sir, yes.  Not all but 

some certainly do. 10 

 

SIR HANSEN:   And is that to an extent, and it is not probably something for 

us, but it is context that it is hindering development? 

 

MR OGG:   Land value is certainly hindering development in the CBD because 15 

it is one of the few variables that can be controlled.  We cannot control 

construction costs at the moment.  They are what they are.  To a certain 

extent ceilings have been put on top tier rents by the market, so they are 

therefore accounted for.  So what variables we have left is a profit 

margin or its land values.  So in terms of their main inputs.  So if land 20 

values came back I think that would help feasibilities and in turn 

helping feasibilities helps new development. 

 

SIR HANSEN:   Just one final question, the law firms marching up Victoria 

Street, if I can put it that way and when one drives around now it is not 25 

just Victoria Street, but that was something that was occurring pre-

earthquake in any event was it not? 

 

MR OGG:   At small scale, sir, yes.  Certainly not to what we have seen, no.  

But at a small scale there was a bit of movement around.  There was a 30 

preference I think for this evidential - - - 

 

SIR HANSEN:   Had it established a trend because I can think of two or three 

medium to large size law firms that had done that.  So was there a trend 

development up Victoria Street? 35 

 

MR OGG:   I do not believe so, sir, no, no I do not. 

 

SIR HANSEN:   Right, thank you.  Mr Winchester anything arising from the 

panel? 40 

 

MR WINCHESTER:   Thank you, no sir. 

 

SIR HANSEN:   Any re-examination Mr Radich? 

 45 

MR RADICH:   No thank you, your Honour. 
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SIR HANSEN:   Thank you very much, you may stand down. 

 

MR OGG:   Thank you, sir. 

 5 

<THE WITNESS WITHDREW [10.17 am] 

 

SIR HANSEN:   Yes, Mr Radich. 

 

MR RADICH:   Thank you, sir.  I call Robert Stanley Rouse. 10 

 

<ROBERT STANLEY ROUSE, affirmed [10.18 am] 

 

<EXAMINATION BY MR RADICH [10.18 am] 

 15 

SIR HANSEN:   Yes, thank you. 

 

MR RADICH:   Thank you, sir.  Your name is Robert Stanley Rouse? 

 

MR ROUSE:   It is. 20 

 

MR RADICH:   And you are the Asset Rebuild Manager of Horizontal 

Infrastructure for CERA? 

 

MR ROUSE:   That is correct. 25 

 

MR RADICH:   And you have prepared a statement of evidence dated 25 

November 2014? 

 

MR ROUSE:   That is correct. 30 

 

MR RADICH:   Which is true and correct? 

 

MR ROUSE:   It is. 

 35 

MR RADICH:   And would you now please summarise that evidence for the 

Panel please. 

 

MR ROUSE:   Good morning. 

 40 

SIR HANSEN:   Good morning. 

 

MR ROUSE:   My evidence relates to horizontal infrastructure.  Horizontal 

infrastructure includes potable water networks, wastewater, stormwater 

networks, local land transport networks and retaining walls.  These 45 

networks are comprised of pipelines, pumping stations, treatment 
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plants, wells and stormwater outfalls and the land transport network 

comprised primarily of roads and bridges - which exclude state 

highways, state highways are the responsibility of the New Zealand 

Transport Agency - and retaining walls that support and protect roads 

and other horizontal infrastructure. 5 

 

 The earthquakes of 2010 and 2011 resulted in significant damage to the 

horizontal infrastructure.  This damage includes cracked, broken and 

collapsed pipes, pipeline joint failures, damage to above-ground 

structures, pipeline blockages, loss of pipeline gradients, road 10 

carriageway collapse, surface cracking, undulations, and retaining wall 

collapse.   

 

 And in my evidence there are tables that indicate details around the 

damage in terms of quantum and also progress in terms of repair and 15 

that is shown in table 1, 6.1 in my evidence.  Table 2 in section 6.9 and 

table 3 in section 8.2.   

 

 Key recovery outcomes relevant to horizontal infrastructure are 

outlined in the recovery strategy for greater Christchurch and are 20 

referred to on page 8 of my evidence. 

 

  [10.20 am] 

 

 In response to the earthquakes in 2010 and 2011 the Crown and the 25 

Council have committed $1.8 billion and $1.14 billion dollars 

respectively to the rebuild of Christchurch’s horizontal infrastructure.  

Significant progress has been made and the rebuild programme is 

anticipated to be substantially complete in 2017.  The wider rebuild and 

recovery will likely continue for at least a further 10 years and there are 30 

some significance HI related projects that will go beyond 2017. 

 

 The stronger Christchurch infrastructure rebuild team, referred to as 

SCIRT, was formed in 2011 and their roll in horizontal infrastructure 

rebuild is to assess damage to assets, carry out the design and deliver 35 

construction works.  Currently most work is focused on repair and 

rehabilitation of pipelines ensuring that network performance, 

serviceability and functionality is restored.  Damage requiring rebuild 

and repair is generally now less significant and the damage is located in 

areas where ground conditions are more stable. 40 

 

 I believe there should be recognition in the Strategic Directions chapter 

that the provision of horizontal infrastructure is critical to recovery, 

development and growth.  The availability, capacity and management 

of horizontal infrastructure will influence the progress and pace of 45 

recovery, development, and growth.  The Crown’s investment in 
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rebuilding and repairing horizontal infrastructure has been significant 

and it is essential that the Replacement Plan supports and enables the 

current rebuild and recovery momentum to be maintained. 

 

 I support the Crown’s amendments to the Strategic Directions proposal 5 

as appended to Mr Stephen Timm’s evidence and the standalone 

objective that specifically deals with horizontal infrastructure and 

which seeks to achieve the following outcomes.  To recognise and 

provide for both critical and strategic infrastructure to support 

sustainable development and economic growth and that protects critical 10 

and strategic infrastructure by avoiding the establishment of activities 

that could lead to adverse effects of critical and strategic infrastructure. 

 

 I consider it appropriate to add a reference to critical infrastructure in 

the proposed standalone infrastructure objectives and policies to reflect 15 

the importance of horizontal infrastructure including water supply, 

stormwater, wastewater and local roading given the definition for 

strategic infrastructure does not clearly cover horizontal infrastructure. 

 

 I also support the inclusion of policies which seek to recognise the 20 

benefits of critical and strategic infrastructure, avoid the effects of 

activities on critical and strategic infrastructure, manage the effects of 

critical and strategic infrastructure, coordinate the time and sequencing 

of a development with infrastructure in ensuring land is not used for 

urban activities until necessary infrastructure is in place. 25 

 

 I also consider that there is a need to have objectives and policies 

which promote the integration of land use and infrastructure to support 

sustainable development and economic growth.  Thank you. 

 30 

SIR HANSEN:   Thank you.  Ms Dawson? 

 

MS DAWSON:   No thank you, sir. 

 

SIR HANSEN:   Dr Mitchell? 35 

 

DR MITCHELL:   Just one question please, Mr Rouse.  In terms of the 

wastewater infrastructure.  If you could just paint a word picture of its 

integrity now from fixing leaks, overflows going directly into 

waterways where they previously did not.  What is the one or two 40 

sentence state of the play in respect of that? 

 

MR ROUSE:   Primarily the focus of the rebuild is to ensure that the 

wastewater network is performing as it should.  It is serviceable and is 

functioning, and is likely to function for at least 5 years.  As part of the 45 

decision-making around work scope eligibility we consider the damage 
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itself, OPEX costs associated with the damage, the criticality of the 

asset and whether there are any interdependencies - is it in a road that is 

going to be resealed et cetera? 

 

 We are currently focusing on restoring the performance on the network 5 

which means that we are not repairing all damage. 

 

DR MITCHELL:   Sorry, maybe I was not quite explicit enough.  Is the 

network functioning as it should at the moment albeit with band aids 

wrapped around it and you are looking at making that repair 10 

permanent?  Or are there bits of it that need to operate at a certain level 

of service simply out of service at the moment? 

 

MR ROUSE:   The wastewater network is performing but there are parts of it 

that are still severely damaged.  That severe damage will be repaired.  15 

So essentially you are increasing the reliability and the remaining life 

of the asset as it is today.  At the end of the rebuild the performance 

will be better and the remaining life of the asset will be extended. 

 

DR MITCHELL:   All right thank you.  Thank you, your Honour. 20 

 

  [10.25 am] 

 

SIR HANSEN:   Thank you.  I take it you would prefer to see horizontal 

infrastructure included in the definition of critical infrastructure? 25 

 

MR ROUSE:   That is correct, sir. 

 

SIR HANSEN:   Thank you, thanks Mr Rouse. 

 30 

MR RADICH:   Thank you very much Mr Rouse, I call Ian Eric Mitchell. 

 

<THE WITNESS WITHDREW [10.25 am]  

 

<IAN ERIC MITCHELL, affirmed [10.26 am] 35 

 

<EXAMINATION BY MR RADICH [10.26 am] 

 

MR RADICH:   Your name is Ian Eric Mitchell? 

 40 

MR MITCHELL:   That is correct. 

 

MR RADICH:   You are a director of Livingston and Associates? 

 

MR MITCHELL:   Yes. 45 
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MR RADICH:   And you prepared a statement of evidence dated 25 November 

2014? 

 

MR MITCHELL:   Yes. 

 5 

MR RADICH:   Which you confirm to be true and correct? 

 

MR MITCHELL:   Yes. 

 

MR RADICH:   Please would you now summarise your evidence for the Panel. 10 

 

MR MITCHELL:   I was engaged by the Crown to provide evidence on the 

impact of the 2010 and 2011 earthquakes on the Christchurch housing 

market and its projected recovery. 

 15 

 My evidence draws heavily from a report that I completed for the 

Ministry of Business Innovation and Employment and the Greater 

Christchurch Recovery Strategic Partners in 2013.  

 

 The earthquakes had a significant impact on Christchurch’s housing 20 

market.  They damaged 92 percent of all the dwellings, reduced the 

stock by 12,150 dwellings, approximately 10,500 of these were located 

in Christchurch City. 

 

 Between 2010 and 2011, Christchurch city’s population declined by 25 

21,200 people and subsequently a large number of temporary workers 

have been attracted to the city to assist with the rebuild and this has 

increased the demand for housing as well. 

 

 One of the other impacts is immediately after the earthquakes the level 30 

of housing construction or development activity slowed due to the 

uncertainty in the market over where development could occur. 

 

 These trends have had a significant impact on the housing market 

outcomes.  There is now a housing shortfall in Christchurch of around 35 

11,000 dwellings.  House values are now 31 percent higher and rents 

52 percent higher than taken in the previous housing cycle in 

2006/2007.  And as a consequence of this, housing affordability is now 

significantly worse in Christchurch than it was prior to the earthquakes. 

 40 

 As market conditions have become more certain, developers have 

responded and in the 12 months ended during 2014, 6,057 consents 

were issued for residential dwellings and 60 percent of these were in 

Christchurch city. 

 45 



 Page 533 

  

Christchurch Plan Independent Hearing Venue, Christchurch 05.12.14 

 Looking forward over the next 14 years to 2028, increased demand 

combined with the housing shortfall will create the need for an 

additional 38,200 dwellings in greater Christchurch. 

 

 Approximately 22,900 to 24,400 of these are likely to be built in 5 

Christchurch city based on past trends. 

 

 As well as the increase in demand, there is going to be a change in the 

composition of the demand looking forward.  84 percent of the growth 

in demand in Christchurch city is going to come from households of 10 

people aged 65 years and over and as a consequence of this, a large 

proportion of these will either be one person households or couples 

without children.  At the same time home ownership rates are projected 

to continue to decline which means that 53 percent of the total growth 

will also come from renter households. 15 

 

 Demand for social and affordable housing will also continue to 

increase.   

 

 The fastest growing group in the housing continuum will be renters 20 

who can afford to pay the median rent but cannot afford to buy at a 

lower quartile house price. 

 

  [10.30 am] 

 25 

 These trends have a number of implications on the style of 

development looking forward.  There is likely to be a need for a much 

wider diversity of dwelling sizes and it could lead to dwellings being 

developed with fewer bedrooms and an increased proportion in 

multiunit dwellings. 30 

 

 Christchurch city has an important role to play in setting the housing 

market’s institutional settings in clearly signalling its future strategic 

direction. 

 35 

 Council can have an impact on the supply of affordable housing by 

ensuring they allow the market to grow, supply at least as fast as 

demand, and allow for a wide range of dwelling typologies to be built.  

In my view, this should be one of the Council’s strategic goals. 

 40 

 Council can also influence a spatial pattern of future growth by where 

they allocate development capacity, ensuring they plan and develop 

infrastructure in advance of demand, and they can also influence risk 

and uncertainty associated with the development in different locations 

by the rules and regulations they apply. 45 
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 Council has an opportunity to facilitate growth and allow the market to 

operate efficiently by ensuring there is sufficient ready to develop 

developable capacity to meet at least five years’ worth of demand and 

in addition to that, they zone sufficient capacity for future development 

over the next 15 to 20 years. 5 

 

 And this needs to be across a range of locations including greenfields, 

infill and redevelopment of sites. 

 

 They need to plan and budget infrastructure and development in 10 

parallel with the release of development capacity.  They need to set and 

monitor market goals and outcomes and regularly review these.  They 

need to develop clear and concise rules and regulations that allow a 

diverse range of developed dwellings to be developed across the city.  

They need to administer the rules and regulations in an efficient way to 15 

reduce costs and developers risks and uncertainty.  These rules should 

not be overly prescriptive and they need to ensure that the benefits of 

these rules and regulations exceed any costs that they impose on the 

developer.   

 20 

 They need to allow intensification across a range of locations and in 

doing this, they need to consider local concerns but also the benefits for 

the wider community.  In addition, they should work with the 

development community to ensure that capacity is allocated in 

locations that are economically feasible to develop. 25 

 

 In summary, Christchurch City Council and the Replacement Plan have 

a role in creating an environment to allow the residential market to 

operate in an efficient manner and in developing a Strategic Plan for 

the city’s future growth. 30 

 

 Consequently they need to ensure that sufficient development capacity 

is located in areas where it is profitable to develop and removed from 

natural hazards, the rules and regulations are not overly prescriptive 

and administered efficiently, they need to ensure there is clear goals 35 

and objectives in terms of key housing market outcomes and these are 

monitored and policies adjusted as appropriate. 

 

 My conclusions on the Christchurch housing market are consistent with 

the outcomes on page 11 and 12 of the Crown’s submission that seek to 40 

increase housing supply, respond to natural hazards and reduce 

prescriptiveness. 

 

 Thank you. 

 45 

SIR HANSEN:   Thank you.  Mr Winchester. 
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<CROSS-EXAMINATION BY MR WINCHESTER [10.34 am] 

 

MR WINCHESTER:   Good morning, Mr Mitchell. 

 5 

MR MITCHELL:   Good morning. 

 

MR WINCHESTER:   I just want to ask you some questions around a couple 

of parts of your evidence.  Could you turn to your paragraph 6.7 on 

page 11 please.   And you talk in that paragraph about encouraging 10 

intensification of housing and I suppose you are talking about medium 

to high density housing developments in that paragraph? 

 

MR MITCHELL:   That is correct, yes. 

 15 

MR WINCHESTER:   Yes, and you talk there about the issues that can arise 

when, for example, you have got an established residential area with an 

established community and you are seeking to insert into that area a 

higher density of development, a different form of development? 

 20 

MR MITCHELL:   Correct, yes. 

 

MR WINCHESTER:   And in those circumstances, is it your evidence that 

there can be some friction or resistance from the established residents 

to a new form of development, higher density development appearing 25 

in their midst. 
 

  [10.35 am] 

 

MR MITCHELL:   That is correct.  The issue is when you have change within 30 

a neighbourhood there can be some negative externalities on the people 

immediately surrounding that development but at the same time the 

benefits may flow to the wider community by reducing housing costs 

for example. 

 35 

MR WINCHESTER:   Yes, but the immediate recipients of the effects do not 

necessarily share the view about the breadth of the benefits do they? 

 

MR MITCHELL:   That is correct. 

 40 

MR WINCHESTER:   And so in those sorts of circumstances might there be a 

justification for a degree of control or oversight on the part of the 

Council to make sure that the higher density development fitted in and 

that those immediate externalities were minimised or addressed? 

 45 
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MR MITCHELL:   You are correct in part, but one of the roles in terms of how 

– cities are not static, they change and evolve over time and one of the 

challenges that all cities face is how to manage intensification because 

typically what will happen is if your controls are too great in terms of 

limiting intensification and the impact on the people in the immediately 5 

surrounding area, what you are doing is you are preserving the value 

for that small group of people to the disadvantage of the wider 

community because the benefit to the wider community is reflected in 

increased housing supply and perhaps improved housing affordability 

moving forward.   10 

 

 So it is a balancing act which is why I said in my summary one of the 

challenges facing Council is ensuring that any costs imposed by the 

rules and regulations such as we are talking about here are greater – I 

mean so any benefits from the rules and regulations are greater than the 15 

cost to the wider community. 

 

MR WINCHESTER:   And how do you measure that?  So you have got to 

strike the right balance but how do you measure that?  Is it capable of 

being objectively measured? 20 

 

MR MITCHELL:   I am sorry, but I am not a planner.  And I am sure there are 

ways of balancing those effects. 

 

MR WINCHESTER:   All right.  But at a conceptual level you would want to 25 

make sure that whatever development of say medium or high density 

housing going into an established area it fits in and it is not going to 

create a blight? 

 

MR MITCHELL:   You certainly would not want a blight. 30 

 

MR WINCHESTER:   No. 

 

MR MITCHELL:   But if you want change and you want intensification you 

have to manage the change, and so as I said before it is about trying to 35 

balance the two.  You do not want a blight but if you want 

intensification to occur you are going to get change. 

 

MR WINCHESTER:   Yes, so you do not want to have a situation like you 

have in London where 10 percent of housing in a development is 40 

specifically affordable or you put a housing estate in the middle of 

Chelsea do you?  Because that results in significant amenity and social 

issues does it not? 

 

MR MITCHELL:   I think that is quite a jump from what we are talking about 45 

here.  I did not talk about discretionary zoning in my brief of evidence 
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but certainly – and it depends whether you want to talk about 

affordable housing or social housing.  Now affordable housing to me is 

housing that is for people typically who are working but they are 

struggling to afford to pay their housing costs.  And so I would not 

have any problem with affordable housing going into medium to high 5 

density development.  

 

 But again if you make a developer include a proportion of affordable 

housing with a new development that has to be subsidised across the 

rest of the dwellings in that development which means that the cost of 10 

the other dwellings increases. 

 

MR WINCHESTER:   Thank you.  Now in your paragraph 6.8 you make 

reference to, and we are talking about greenfield development here, you 

make reference to the desirability of discouraging the use of restrictive 15 

covenants on titles to increase the opportunity to develop a range of 

housing types and perhaps small and lower cost housing. 

 

  [10.40 am] 

 20 

MR MITCHELL:   Correct. 

 

MR WINCHESTER:   Were you here yesterday when Mr Sewell of Ngāi Tahu 

Properties gave evidence? 

 25 

MR MITCHELL:   No, I was not. 

 

MR WINCHESTER:   Are you aware that the business model or the practice of 

Ngāi Tahu Properties is to when they develop a large greenfields area is 

to put in place a series of their own internal rules, and I am not sure 30 

whether they are covenants, but design requirements so that you can 

build your house but it has got to be within a certain quality. 

 

MR MITCHELL:   That would be typical of that style of development.  I am 

not familiar with the individual covenants that they may or may not 35 

use.  And certainly when I was completing the work for the Ministry of 

Business, Innovation and Employment in 2013 we came across a 

number of these different covenants and one of the issues that came out 

when talking with different developers is that there were a number of 

people or potential purchasers of sites who previously had owned 40 

houses in the red zone who had a limited amount of money and they 

were wanting to build a new house but because of the covenants that 

were in place in different subdivisions they could not afford to build the 

size of house that they needed to, to be able to go into some of the 

subdivisions, particularly in Waimakariri at that stage. 45 
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MR WINCHESTER:   And so in a general sense is that the sort of business 

approach that you are saying should be discouraged?  You should not 

have those sorts of internal rules, self-created rules, because they will 

add cost? 

 5 

MR MITCHELL:   Yes I am.  Yes. 

 

MR WINCHESTER:   And what mechanisms are you aware of where the 

Council can discourage or stop this type of approach? 

 10 

MR MITCHELL:   I am not aware of a mechanism.  I suppose one of the issues 

is allowing a range of different sized sections.  If you have smaller 

sections – allow developers to develop smaller sections for example 

you can build a smaller house on it and that helps reduce the overall 

cost. 15 

 

MR WINCHESTER:   Thank you. 

 

MR MITCHELL:   So if there is a minimum section size perhaps is the issue 

there. 20 

 

MR WINCHESTER:   Thank you.  Now I just want to return to this issue of 

medium density development within existing residential areas and you 

deal with this towards the end of your evidence at paragraph 9.6 and 

particularly over the page on page 25.  And at the bottom of your 25 

subparagraph (c) at the top of page 25.  Are you with me there? 

 

MR MITCHELL:   Yes. 

 

MR WINCHESTER:   You say in terms of these locations where you want to 30 

put these developments or where it makes sense to have these 

developments these should be concentrated in locations with high 

amenity value, have access to good transport routes and typically focus 

on the higher value suburbs.  Is a good place to locate that type of 

housing within or adjacent to a key activity centre because it provides 35 

that range of services and facilities that is appropriate for that type of 

housing? 

 

MR MITCHELL:   That would be one location, yes.  The other location – from 

a development point of view they have to be in locations where they 40 

are profitable to develop and typically you need to consider what the 

value of the dwellings are in surrounding area, immediately 

surrounding area, relative to where you want to build.  So if an average 

dwelling value is low in the immediate surrounding even if you are at a 

key suburban centre a developer will struggle to make a profit from that 45 

development.  Hence my comment about – suburban apartments or 
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intensification tends to occur in the higher density areas because the 

developers can sell their units at a higher price and they are more likely 

to make good profit. 

 

MR WINCHESTER:   Right, so notwithstanding the higher land value at those 5 

locations you can get a higher margin if you squeeze more onto that 

land. 

 

MR MITCHELL:   Correct. 

 10 

  [10.45 am] 

 

MR WINCHESTER:   Right.  And bearing in mind your answers to my earlier 

questions about urban design controls, do you think in those 

circumstances, in those types of suburbs which usually have an 15 

established level of amenity, do they not, and it is reasonably high 

amenity? 

 

MR MITCHELL:   They can have, yes. 

 20 

MR WINCHESTER:   Yes.  Are urban design controls or the need to get a 

good outcome more important there than they are, for example, in a 

greenfield subdivision?  Because in greenfields you have got less 

friction and more ability to create an outcome, whereas in these 

established areas, there is more potential for friction, is there not?   25 

 

MR MITCHELL:   In part you are correct.  You do probably need a more 

diverse set of rules and regulations which should be focused on the 

outcomes rather than on being overly prescriptive. 

 30 

MR WINCHESTER:   Yes, thank you.  And you talked about the ability of a 

developer in these areas, and we are back to talking about medium 

density in the higher value suburbs, being able to make more money, 

charging a higher price for the product.   

 35 

 If that is the case, if developments of this nature are located in these 

areas, you would agree, would you not, that the cost impact, the overall 

cost impact of some degree of urban design over site, would be lower 

in those circumstances in terms of the end product? 

 40 

MR MITCHELL:   That is a very difficult question to answer without knowing 

what urban design rules you would like to impose. 

 

SIR HANSEN:   That would be totally dependent on the extent of the urban 

design control, mustn’t it? 45 
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MR WINCHESTER:   Well, yes - - - 

 

SIR HANSEN:   Whether it was at the lower end or the higher end. 

 

MR WINCHESTER:   I am trying to phrase my question - - - 5 

 

SIR HANSEN:   Well, you asked it completely broadly, so I think there needs 

to be a little more focus perhaps, Mr Winchester. 

 

MR WINCHESTER:   Yes, okay, certainly.  If there is a need for a resource 10 

consent for a multiunit or medium density development in an 

established residential area, so if you actually need to get a consent for 

urban design considerations, that will impose some cost will it not? 

 

MR MITCHELL:   That is correct, yes. 15 

 

MR WINCHESTER:   Yes, and in those circumstances though, because of the 

higher value of the end product, the tolerance to absorb that cost might 

be greater, might it not? 

 20 

MR MITCHELL:   Well, the tolerance to it, it is not to do with the price, it is to 

do with the profit, and urban intensification is quite expensive and so 

one of the issues is, for example, if you allocated all your infill or 

intensification capacity in lower value suburbs, you would probably 

find you have got very little occurring at all because if a developer 25 

cannot make any profit at all, and so one of the reasons why you are 

more likely to see urban intensification in higher value areas, is 

developers can make a profit. 

 

 Now that profit may not be particularly large so if you start imposing 30 

overly prescriptive rules and regulations or a large number which limit 

the building envelope, for example, or the orientation of the dwellings 

on the site, then you may find that that development has quite quickly 

become unprofitable. 

 35 

 And so it is not the total cost which is important, it is the margin 

between the cost and what they can sell it for. 

 

MR WINCHESTER:   Yes, thank you, Mr Mitchell, thank you, sir. 

 40 

SIR HANSEN:   Thank you.  Ms Dawson. 

 

  [10.50 am] 

 

MS DAWSON:   Thank you.  Mr Mitchell, it does seem as though it is difficult 45 

to develop intensive housing at the affordable end of the market, and I 
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understand when you were talking about affordability, said where 

people who can afford to get out of rental and get their first home or 

pay affordable rents. 

 

 If in order to be affordable – in order for it to happen, profit needs to be 5 

made, it needs to go into the higher value areas, it is sort of then 

starting to rise out of that affordability range.   

 

 How do you see that panning out over time.  What will drive an 

increase in affordable housing? 10 

 

MR MITCHELL:   Typically the most affordable houses within a city and this 

is not just specifically focused on Christchurch, are your existing 

housing stock.  So if you can grow supply at least as fast as demand 

going forward, that will help keep the existing housing stock prices 15 

lower and as a consequence, over time will improve affordability. 

 

 If you restrict that supply type growth at all, then you stop the filtering 

aspect that can occur within the market. 

 20 

MS DAWSON:   Thank you, that is helpful.  There are a couple of other things 

that you say are necessary in your paragraph 9.6.  One is that 

development capacity should be spread across greenfield, infill and 

redevelopment sites.   

 25 

 Do you think that that requires some form of management or control in 

order to ensure that that happens in a balanced way over time across 

those types of – land types? 

 

MR MITCHELL:   Rather than control, I think that the goal should be – you 30 

should have a goal of wanting a proportion of redevelopment within the 

city and rather than constraining or restricting say greenfields, for 

example, the Council, in my view anyway, should adopt strategies to 

encourage intensification or redevelopment to occur to the way they 

manage development contributions or the rules and regulations they 35 

impose in different areas. 

 

 And you are right, it needs to be regularly monitored, to see what is 

happening and see what proportion is occurring in different locations 

and if the Council is not getting their goal – if they are not achieving 40 

their goals, then they need to look at the policies and regulations and 

potentially adapt them to try and drive those outcomes over time. 

 

MS DAWSON:   But for now, you are saying make adequate opportunity for 

intensification - - - 45 

 



 Page 542 

  

Christchurch Plan Independent Hearing Venue, Christchurch 05.12.14 

MR MITCHELL:   Sure. 

 

MS DAWSON:   - - - don’t make it too hard, put it in places where it is likely 

to be affordable - - - 

 5 

MR MITCHELL:   And profitable. 

 

MS DAWSON:   Sorry, that is actually what I meant, profitable and then 

monitor it. 

 10 

MR MITCHELL:   Yes, correct. 

 

MS DAWSON:   But with a goal in mind - - - 

 

MR MITCHELL:   Yes, correct. 15 

 

MS DAWSON:   - - - of having a diversity. 

 

MR MITCHELL:   Yes, correct. 

 20 

MS DAWSON:   The other thing that you say is you think that the Plan must 

provide greater opportunity for intensification.  Now when you say 

greater, do you mean greater than there has been in the past, or greater 

than is in the Plan as proposed? 

 25 

MR MITCHELL:   By greater I mean a higher proportion than has occurred in 

the recent past, yes. 

 

MS DAWSON:   So it is not a commentary on the particular provisions in the 

proposed Plan, it is just greater than what we might like. 30 

 

MR MITCHELL:   Yes. 

 

MS DAWSON:   Right, thank you very much. 

 35 

DR MITCHELL:   Thank you, your Honour.  Just two questions please, 

Mr Mitchell and it is following on from Commissioner Dawson’s 

question about encouraging intensification in the central city.  It has not 

been a feature as I understand it of Christchurch residential patterns 

that there is much inner city living, it is still the quarter acre pavlova 40 

paradise as was mentioned a while ago. 

 

 So even if you can create opportunities in the CBD, am I understanding 

your evidence correctly that you are saying effectively it is going to be 

price that is going to attract people to the central city, is that the 45 

primary driver? 
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MR MITCHELL:   Well no, it will not necessarily, it will be one issue, price.  

One of the others, the CBD is a wee bit different from suburban 

locations.  In the CBD there has to be something to create the demand 

for central city living and if you look at our other two main urban areas, 5 

effectively the key things are, for example, they employ a large number 

of people and also they have a lot of amenities in the locations as well.  

For example, 46 percent of the people who work in Greater Wellington 

work in the CBD, so the CBD has a very strong central focus. 

 10 

  [10.55 am] 

 

 Christchurch at the moment does not have anything like that.  

Wellington city supports about 18,000 inner city apartments.  The 

employment base in the central city I suppose and how Christchurch 15 

has evolved over time it has seen disaggregation of employment away 

from the central city out into some more of the suburban locations.  So 

I would see that the need for inner city housing to be quite significantly 

lower in Christchurch than somewhere like Auckland or Wellington 

where you have that strong central city focus for employment, and also 20 

the level of amenities that are provided as well. 

 

DR MITCHELL:   All right, thank you that is helpful.  The second question is 

in relation to urban design.  What is your experience on the quality of 

urban design that arises in a lightly regulated environment as opposed 25 

to a heavily regulated environment?  Leaving aside how hard it is to get 

through processes and everything else.  What is the overall outcome in 

quality terms between the two approaches in your experience? 

 

MR MITCHELL:   I do not have any facts to support what I am saying.  I 30 

suppose it is quite a subjective view, but my impression would be is 

you would have a greater diversity of outcomes.  And you would have 

less standardisation in the way in which buildings look.  So you would 

probably get some more innovative outcomes and at the same time 

some developers would produce – I am trying to think of the 35 

appropriate words.  Less desirable outcomes. 

 

DR MITCHELL:   You are talking there of the light regulation? 

 

MR MITCHELL:   Yes, correct. 40 

 

DR MITCHELL:   Just taking that a step further then in terms of the, and I 

think there is a colloquial term for them but I am not going to use it, is 

that a question of comparative quality or that some of them are simply 

substandard?  If you just said very light handed regulation, leave 45 
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developers to it, will you end up with bad quality outcomes?  Is that the 

way the market tends to work?  Or is there a minimum standard?   

 

MR MITCHELL:   It is only a minimum standard in terms of what they can 

sell.  And I think if there was no regulation at all that would probably 5 

create some quite undesirable outcomes and so certainly there is a need 

for some rules and regulations to try and manage the developers 

because not all of them are as - - - 

 

DR MITCHELL:   Altruistic. 10 

 

MR MITCHELL:   Thank you.  So there certainly needs to be rules and 

regulations.  The challenge is how many because you do not want to 

impose so many that you stifle innovation and everything starts to look 

the same and it is hard to do anything.  At the same time you need to – 15 

if you have too many rules and regulations it can add a whole lot of 

cost, not necessarily to the medium quality or units that you are 

developing for the middle of market, but if you are trying to develop 

affordable units you have to try and reduce your costs somehow and so 

sometimes urban design can get in the way of that as well. 20 

 

DR MITCHELL:   All right, thank you.  Thank you your Honour, I have no 

further questions. 

 

SIR HANSEN:   Ms Huria? 25 

 

MS HURIA:   Mr Mitchell, good morning.  I understand your point about the 

wider community benefit available for intensification but, and this 

might be outside your area, so let me know if it is, but looking at the 

wider perspective of Council responsibilities, I am interested to hear 30 

your thoughts about how intensification impacts on existing local 

communities like their cohesion, their sense of wellbeing.  We do have 

some very strong pockets of community in our central city area as well 

as in our suburbs.  And also whether or not that residents who do not 

have choices to leave the area, financially basically, what they do if the 35 

impacts of that intensification adversely affect them, physically and 

also in their sense of wellbeing really? 

 

  [11.00 am] 

 40 

MR MITCHELL:   It is a hard question to answer.  But I suppose the issue is 

intensification will change the nature of a locality and I suppose if you 

look at how some of the intensifications worked in Auckland in the 

suburban locations the majority of the – well the target market and the 

majority of the residents of the suburban apartment buildings, people 45 

who are living in the immediately surrounding area, and what it has 
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done – this is not the central city part of the market, it is sort of the – 

they tend to be in the higher value suburbs.   

 

 And so what it has given is those residents an opportunity to sell their 

villa or their dwelling which in the context of Auckland higher prices 5 

may be between $1 and $2 million and buy an apartment for $800,000 

to $1 million.  And so it has given them the opportunity to downsize.  

As to age Auckland has got a similar issue to Christchurch with a 

greying of the population and so it is giving those older baby boomers a 

chance to move out the dwelling, into a medium unit dwelling and 10 

effectively I suppose releasing that dwelling to someone who needs a 

larger house. 

 

 So unfortunately intensification will change the character and nature of 

a neighbourhood, but that is the nature of development to some extent. 15 

 

MS HURIA:   Thank you. 

 

SIR HANSEN:   Judge? 

 20 

JUDGE HASSAN:   Thank you Mr Chairman.  Just a couple of matters.  Most 

matters have been covered Mr Mitchell.  I have asked other witnesses 

around this question of what is affordable housing and just in terms of 

where I am trying to go with this is I am looking at the concept of what 

you described as clear goals and objectives. 25 

 

MR MITCHELL:   Sure. 

 

JUDGE HASSAN:   And ability to monitor what you were trying to achieve, 

and your evidence deals with the concept of affordable housing and of 30 

course when it comes to clarity of goals and objectives if we are 

looking at a thing like a plan the way we can clearly do that is with how 

we express our policies.  If we express our policies with a clarity of 

goal and objective that can be monitored we can know how we are 

going.  So bearing that in mind there is a policy on affordable housing.  35 

I will not take you to that - - - 

 

MR MITCHELL:   Sure. 

 

JUDGE HASSAN:   - - - because I do not think I need to.  I just want to get a 40 

greater clarity on what this concept is trying to address.  So at 4.5 you 

talk about affordability and you talk about – your evidence explains 

very clearly why this is needed.  I do not have any difficulty with 

understanding that, about the need to realign Christchurch’s housing 

affordability. 45 
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MR MITCHELL:   Sure. 

 

JUDGE HASSAN:   And you say for both renters and first home buyers.  That 

is the first thing I have noted.  And then 8.12 is the next thing I noted.  

Where you refer to what I saw as a measure of affordability and you 5 

talk about in that last sentence a ratio of gross household incomes to 

house prices would be expected to be close to 1 to 4.  And there you are 

talking about the category of the purchaser rather than the renter. 

 

MR MITCHELL:   Sure. 10 

 

JUDGE HASSAN:   And when you say “gross household income to house 

prices” I have looked for myself at what this concept means and I have 

for instance looked at the Auckland plan and they have got some 

comments on it, is there a benchmark that you have in mind there for 15 

what is a household income.  Is it an average or what is it?  Median? 

 

MR MITCHELL:   Median, median household income, yes. 

 

JUDGE HASSAN:   All right.  And is that accessible – presumably that is 20 

accessible by some statistics, database or whatever it is? 

 

MR MITCHELL:   That is correct.  The median household incomes are 

calculated with each census. 

 25 

JUDGE HASSAN:   Yes. 

 

MR MITCHELL:   And in between census there is a number of other surveys 

which track and monitor incomes on a regional basis.  Which is 

conducted by Statistics New Zealand. 30 

 

JUDGE HASSAN:   Yes and presumably the same goes for – it does go for 

house prices because your evidence reports on that. 

 

MR MITCHELL:   Yes, house prices you have to buy the data unfortunately. 35 

 

JUDGE HASSAN:   Yes, but it is available. 

 

MR MITCHELL:   It is available. 

 40 

JUDGE HASSAN:   All right.  So just thinking about that part of the equation.  

We have got a capacity there to define our target. 

 

MR MITCHELL:   Sure. 

 45 
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JUDGE HASSAN:   And be able to monitor it by reference to what we define 

to be the target.  And do you have a view as to whether it is a good idea 

or not for the clarity of the policy to have a definition that targets that? 

 

MR MITCHELL:   I think it should be a goal. 5 

 

JUDGE HASSAN:   Yes. 

 

  [11.05 am] 

 10 

MR MITCHELL:   But the challenge for any Council would be they are only 

one part of the equation in terms of driving the housing market, they 

can – I suppose how can Christchurch City influence this, they can 

make sure there is lots of development capacity so developers can 

respond to demand, they can ensure their rules are not overly 15 

prescriptive, so they’re not increasing the costs unduly or the benefits 

outweigh the costs. 

 

JUDGE HASSAN:   Yes, and that is where they regulate, I understand that is 

where they regulate. 20 

 

MR MITCHELL:   That is right. So they can help the market grow, but then 

there is a whole raft of other factors that come into play, you know 

what is happening in their local economy, demand for wages and 

incomes, which is the other side of the equation they have limited 25 

ability to influence.  So to me it should be an aspirational goal rather 

than a hard target that they need to work towards 

 

JUDGE HASSAN:   Certainly, what you are saying is it is a complicated 

equation, there are a lot of things that influence these. Wages might 30 

drop, other things might – the dairy economy may not recover, all those 

sorts of things. Hopefully we will not have Armageddon, but never 

mind. The Council can influence some things and so what you are 

saying is, yes, a definition – well, tell me if I’m correct in 

understanding this, because I do not want to put words in your mouth, I 35 

want your opinion, not mine – I am hearing you say a definition would 

help provided it is linked to a goal where the regulations are not trying 

to deliver housing affordability, the regulations do what they need to do 

under the plan, but the goal we are all monitoring is that housing 

affordability goal according to a definition. Is that correct? 40 

 

MR MITCHELL:   Yes, it is.  

 

JUDGE HASSAN:   Okay. Yes, okay, good. 

 45 
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 And well, I suppose that cuts to the chase, and does that also – if I go to 

8.22, and there you are talking about the other side of the equation, 

which is the rental side, and you mention a 30 percent of household 

income, again your mention of household income there, is that the 

same as what you said before? 5 

 

MR MITCHELL:   Median, yes, it is. 

 

JUDGE HASSAN:   If there was a definition to express a goal in the way you 

described before, would that definition refer to that 30 percent mark? 10 

 

MR MITCHELL:   Yes, it would. 

 

JUDGE HASSAN:   Thank you. Thank you, Mr Chairman. 

 15 

SIR HANSEN:   Just one question, following up from Mr Winchester and 

Ms Huria about the effect of intensification on existing residents. 

 

MR MITCHELL:   Yes. 

 20 

SIR HANSEN:   It is really the private good versus public good debate, is it 

not? 

 

MR MITCHELL:   Correct. 

 25 

SIR HANSEN:   If a local authority, in this case the Christchurch City Council, 

believes it is necessary to achieve its overall aims for its citizens, then 

one of the ways of dealing with the private good issue is to show 

concise and proactive leadership? 

 30 

MR MITCHELL:   In what context? 

 

SIR HANSEN:   In promoting the policy. 

 

MR MITCHELL:   Yes, correct, yes. 35 

 

SIR HANSEN:   Thank you. Mr Winchester, any questions from the Panel? 

 

MR WINCHESTER:   No, thank you, sir. 

 40 

SIR HANSEN:   Anything arising? 

 

MR RADICH:   No, thank you, sir. 

 

SIR HANSEN:   Thank you, you may stand down and we’ll take the morning 45 

adjournment for 15 minutes. 
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<THE WITNESS WITHDREW [11.08 am] 

 

ADJOURNED [11.08 am] 

 5 

RESUMED [11.26 am] 

 

SIR HANSEN:   Thank you. Yes, Mr Radich. 

 

MR RADICH:   Thank you, sir. I call Benesia Denise Smith. 10 

 

<BENESIA DENISE SMITH, affirmed [11.27 am] 

 

<EXAMINATION BY MR RADICH [11.27 am] 

 15 

MR RADICH:   Now your full name is Benesia Denise Smith? 

 

MS SMITH:   Yes. 

 

MR RADICH:   And you held the position of deputy chief executive, strategy 20 

and governance at the Canterbury Earthquake Recovery Authority? 

 

MS SMITH:   Correct.  

 

MR RADICH:   Ms Smith, you have given a brief of evidence dated 25 

25 November 2014? 

 

MS SMITH:   That’s correct. 

 

MR RADICH:   Are there any corrections or amendments you would like to 30 

make to your brief? 

 

MS SMITH:   Yes, there is. I would like to make a correction to paragraph 2.1 

in the executive summary, and the paragraph 4.2, you will see that 

there are two different figures relating to the lives that were lost post 35 

the 22 February earthquake, if I could clarify, after the immediate 

earthquakes 182 lives were lost, and then over time there were some 

lives lost as a result of the earthquakes later, so that is why there is the 

difference in the numbers.  

 40 

MR RADICH:   I see, all right. So the overall number should be 185? 

 

MS SMITH:   185. 

 

MR RADICH:   We amend that in 2.1. Thank you. Were there any other 45 

changes you would like to make? 
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MS SMITH:   No, that is it, thanks. 

 

MR RADICH:   All right, thank you very much.  So you otherwise confirm 

your evidence as being true and correct? 5 

 

MS SMITH:   That is correct. 

 

JUDGE HASSAN:   Mr Radich, sorry to interrupt, there are two 2.1’s, I was 

struggling to find it, so it is the second one. 10 

 

SIR HANSEN:   2.1 under the executive summary. 

 

MR RADICH:   I see, thank you. Yes, on page 2. Yes, thank you. 

 15 

 Please would you now provide a summary of your evidence for the 

Panel? 

 

MS SMITH:   Thank you. 

 20 

 Greater Christchurch has been severely impacted by the extensive 

series of earthquakes which have occurred since 4 September 2010. 

Overall, the earthquakes have caused extensive damage, 185 lives were 

lost and many people injured, damage to infrastructure and buildings 

was widespread and severe. 25 

 

 Recovery from the 2010 earthquake was considered to be a matter for 

local communities supported by central government. While the 

earthquake was severe, there was no loss of life, very few serious 

injuries and many houses were usable, although damaged. The central 30 

city and most social and cultural facilities were open and operating. 

The government’s response was to remove the regulatory road blocks 

through the Canterbury Earthquake Response and Recovery Act 2010 

to allow local government to respond to the issues appropriately.  

 35 

  [11.30 am] 

 

 The 22 February 2011 earthquake resulted in a much greater level of 

destruction, 185 people were killed and many were injured. There was 

a significant damage to the physical environment as well as the social 40 

and cultural environment as people coped with the physical and mental 

impacts of damaged houses, closed businesses and schools and lack of 

basic infrastructure.  

 

 A state of national emergency was declared on 23 February 2011 and 45 

extended through to 30 April 2011. A cordon was placed around the 
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central city, which remained in place until 30 June 2013. The total cost 

of recovery is currently estimated to be in the region of $40 billion.  

 

 The unprecedented scale of the February 2011 earthquake called for an 

extraordinary response. The government consulted with the local 5 

community leaders and passed special legislation to enable a timely and 

expedient recovery. A new agency, the Canterbury Earthquake 

Recovery Authority was established and reports to the Minister for the 

Canterbury Earthquake Recovery. New legislation, the Canterbury 

Earthquake Recovery Act 2011, was also created. 10 

 

 The Canterbury Earthquake Recovery Act focuses on enabling a 

focused, timely and expedited recovery of the communities of greater 

Christchurch from the effects of the Canterbury earthquakes and 

restoring the social, economic, cultural and environmental wellbeing of 15 

those communities.  

 

 CERA’s primary goal is the focused, timely and expedited recovery of 

greater Christchurch. CERA’s priorities to achieve that goal are to (a) 

build and maintain confidence in the rebuild and recovery, (b) 20 

strengthen community resilience and social infrastructure, (c) drive the 

central city rebuild, (d) support residential repair and rebuild, and (e) 

facilitate land and land use planning and infrastructure delivery. 

 

 Planning for the recovery of greater Christchurch, including developing 25 

a recovery strategy is a priority in the Canterbury Earthquake Recovery 

Act. The recovery strategy provides an overarching long term strategy 

for the reconstruction, rebuilding and recovery of greater Christchurch. 

The recovery strategy is implemented through a number of CERA 

recovery work programmes which are discussed in my evidence.  30 

 

 There was no intention to replace local government, rather CERA’s 

powers and role were to work alongside of normal business as usual 

activities and responsibilities, taking into account that there had been a 

significant earthquake sequence resulting in extensive widespread 35 

damage and that timely decision-making needed to occur. 

 

 The government has also had a role on the request of the territorial 

authorities of greater Christchurch and the approach being taken in 

relation to the Replacement District Plan.  40 

 

 The Crown acknowledges the significant work the Christchurch City 

Council has done in undertaking the replacement plan process and is 

committed to working alongside the Council to see a new plan in place 

that ensures that Christchurch and its communities recover positively 45 

from the impacts of the earthquakes. 
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 The Crown considers that the Replacement Plan should better enable 

recovery and rebuilding through providing clear, concise and 

Christchurch specific outcomes with a clear strategic direction to 

support decision-making. As part of providing clear direction, the 5 

Crown considers that the Replacement Plan needs to do much more to 

enable, not constrain, the supply of housing in Christchurch, provide 

for commercial, industrial and business activities to support the rebuild, 

recovery and long term development of Christchurch, ensure that 

natural hazards and their associated risks are effectively identified and 10 

managed, provide for the efficient and effective use of existing 

infrastructure and the provision of new infrastructure, strengthen 

community resilience and social infrastructure, provide for the 

revitalisation of damaged areas, support innovation, choice and reduce 

transaction costs by reducing prescriptiveness, consenting and 15 

notification requirements and be as usable and clear as possible. 

 

 Thank you. 

 

SIR HANSEN:   Thank you. Thank you, Ms Smith, you may stand down. 20 

 

MS SMITH:  Thank you. 

 

<THE WITNESS WITHDREW [11.34 am] 

 25 

SIR HANSEN:   Yes, Mr Radich. 

 

MR RADICH:   Thank you, sir. I call Mr Merry. 

 

SIR HANSEN:   Just for the record, it should be recorded that Mr Merry 30 

represents the Fire Services on a committee that I chair that, I think in 

its wider sense is responsible for the establishment and the ongoing 

operation of the emergency operations centre within the Justice 

Precinct in Christchurch. 

 35 

<ALAN DERMOT MERRY, affirmed [11.35 am] 

 

<EXAMINATION BY MR RADICH [11.35 am] 

 

MR RADICH:   Your full name is Alan Dermot Merry? 40 

 

MR MERRY:   That’s correct. 

 

MR RADICH:   You are the Manager of Strategic Redevelopment of the 

New Zealand Fire Service? 45 
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MR MERRY:   I am. 

 

MR RADICH:   You have given a statement of evidence dated 25 November 

2014? 

 5 

MR MERRY:   That is correct.  

 

MR RADICH:   There is a change that you would like to make to you 

statement of evidence, Mr Merry? 

 10 

MR MERRY:   There is, thank you.  

 

MR RADICH:   Will you outline that in the course of your summary to the 

Panel? 

 15 

MR MERRY:   I will indeed. 

 

MR RADICH:   Thank you. Please now present that. 

 

MR MERRY:   Perhaps I may start with the change, at paragraph 5.5 of my 20 

evidence-in-chief, includes some statistics, so actually national 

attendance is by the fire service for the 2013/14 year, not the 2012/13 

year as identified in the introductory sentence. 

 

MR RADICH:   We  will change that to 2013/2014. 25 

 

MR MERRY:   Yes, please. 

 

MR RADICH:   All right. 

 30 

MR MERRY:   Thank you. 

 

MR RADICH:   Thank you. Now would you please present a summary of your 

evidence for the Panel? 

 35 

MR MERRY:   Certainly. 

 

 Good morning, Mr Chairman and Panel Members.  

 

 My evidence relates to the matters in Part C of the Crown’s submission 40 

that impact on the New Zealand Fire Service Commission (the 

Commission), and the New Zealand Fire Service (the Service). In terms 

of the Commission’s interests in the replacement plan there are three 

key points that I want to emphasise.  

 45 
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 The Commission would like to see enabling provisions for fire stations 

and for Fire Service training facilities, appropriate provision for 

firefighting water supplies, and adequate access for fire service 

vehicles.  

 5 

 In terms of fire station facilities, the Fire Service took a Greenfield 

approach to the provision of its fire station network after the 

Canterbury earthquakes. That approach involved considerable and 

ongoing consultation with other agencies, its staff and volunteers. The 

purpose was to provide a fire station network that met with the future 10 

demands of a new look Christchurch city and surrounds. The fire 

service also strategically locates its fire stations so that it can meet 

specific response time guidelines that are set by the Commission. The 

optimal location for a fire station is at the centre of a defined turn out 

area it takes in the community it serves.  15 

 

 Key drivers for the Fire Service’s Fire Station Rebuild Programme 

include damage to its fire station infrastructure, population shifts, new 

transport infrastructure, the prominence of red zone residential areas 

and the release of new land for residential and commercial 20 

development.  

 

 In addition to its own fire station network, the resources, the other key 

enabler for the fire service capability is supporting infrastructure. 

Fundamentally, that is adequate firefighting water supplies and access 25 

to properties for fire service vehicles.  

 

 In terms of water supply, the key document for that is the Fire Service’s 

code of practice for firefighting water supplies. It is based on an 

assessment of the minimum water supplies needed to fight a fire and to 30 

limit fire spread, depending on a building’s fire hazard. The code 

includes flexibility as to how firefighting water supplies are provided 

for a particular building risk. 

 

 In terms of access, the code also provides for the locations, 35 

connections, marking and access to fire hydrants which enable water to 

be used. It also sets out roading width surfaces and gradients that allow 

for fire service vehicles.  

 

 Provision of a firefighting water supply and access to properties in line 40 

with the code of practice serve to protect life and property from the 

effects of fire and in particular provide for the safety of fire fighters.  

 

 I am happy to take any questions now. 

 45 

SIR HANSEN:   Thank you.  
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DR MITCHELL:   Yes, good morning, Mr Merry. 

 

MR MERRY:   Good morning. 

 5 

DR MITCHELL:   I have just got a couple of questions. At paragraph 6.8 you 

say that the Commission is now in the land acquisition stage of its 

redevelopment project. Without drilling into the detail of what street 

and so forth they are in, are they located in residential areas, 

commercial areas, industrial areas or a combination of all three? 10 

 

MR MERRY:   A combination of all three. If I may, the acquisition process 

looks at suitable land parcels given the new locations for the network 

that have been identified following our analysis. They do lie within 

residential, they do lie within industrial and commercial, they also 15 

potentially could be located on land owned by third parties, such as 

other Crown agencies. 
 

  [11.40 am] 

 20 

DR MITCHELL:   The reason for asking that question is that it was suggested 

by Council witnesses that the location of emergency services including 

the fire service may affect adversely residential amenity and we are 

proposing a policy regime to recognise that.  You presumably would 

not agree with the concept that provision of emergency services in the 25 

residential zones is anything other than appropriate?  

 

MR MERRY:   That is correct.  I may add to that however that the Fire Service 

has an excessive 435 stations nationally across its network and in 

assessing the location there are several criteria of course that influence 30 

that.  We locate fire stations of course to meet the community need, but 

we are very mindful that there are sensitivities, especially in the 

residential areas. So we design and we consult accordingly.  

 

 In addition to that we limit any potential impacts that residents may feel 35 

would arise from the location of a fire station and by way of example, 

noise from sirens or flashing lights or safety issues.  And that forms 

part of our investigation work and our consultation process.  

 

DR MITCHELL:   Thank you, Mr Merry. At paragraph 11.4 where you 40 

particularly talk about access to properties for vehicles and so forth – 

have I got that right?  Sorry, it is not 11.4, 7.14, I am sorry.  Sorry, it is 

7.14, I am sorry, it was not 11.4, 7.14, my apologies. 

 

 And you say, “Without adequate vehicle access for fire fighters it is 45 

fairly restricted” and I guess that makes obvious sense.  Do you see 
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intensification, especially in the central city area, requiring any special 

management in that regard or is it just simply a design detail that says, 

you know, we can work that through, it is not a fundamental problem? 

 

MR MERRY:   Yes, intensification in itself is not necessarily the key driver.  5 

The key driver for the Fire Service to perform its functions effectively 

would be access to that development which would support a strategic 

placement of our resources once fire fighters get to that specific 

development.  And then that is bolstered, if you like, by an adequate 

and accessible water supply.  Fire fighters will access properties and 10 

are highly trained to do so, but getting there and having the resources to 

perform their functions, they are the key things that will assist us.  

 

DR MITCHELL:   So it is a matter of design detail rather than - - - 

 15 

MR MERRY:   It is, but it is a matter of consultation primarily first.  And then 

each development, if you like, will have its own specific traits.  So we 

would strongly encourage early consultation so that an appropriate 

solution can be met. 

 20 

DR MITCHELL:   All right, thank you, Mr Merry. Thank you, your Honour.  

 

SIR HANSEN:   Ms Huria. 

 

MS HURIA:   I am not sure if it is appropriate to ask, but has that consultation 25 

started? 

 

MR MERRY:   Indeed it has.  Yes, the consultation for this is across several 

phases.  The first being internal consultation around discussing with 

our staff and our unions, et cetera, what this new network could look 30 

like and how it could function.  Supplementary to that was the redesign 

of a resourcing model for Christchurch and how we would place our 

firefighting resources differently to what we did pre-earthquake and 

taking (INDISTINT 4.04).  It also included of course our elected 

representatives and our community board chairs. The next phase is, 35 

once the acquisition is complete, will be consultation at a more detailed 

community level.  But we are mindful that going out to consultation in 

that regard too early may cause some concern.  So we are waiting until 

we have our land acquired and then we will be consulting about what 

our plans will be thereafter.  40 

 

MS HURIA:   So perhaps I was not clear in my question, but you have to 

consult with the planners, the Council planners? 

 

MR MERRY:   We do indeed, yes, good point, I beg your pardon, yes, we do 45 

with both CERA and the Christchurch City Council planners around 



 Page 557 

  

Christchurch Plan Independent Hearing Venue, Christchurch 05.12.14 

the new planning environment and what that could mean for us.  That is 

a significant part of the work that we are doing.  So we are lining up 

everything we need to do from a resource consent perspective, a 

building consent perspective and consultation with the appropriate 

authorities as part and parcel of that. 5 

 

  [11.45 am] 

 

MS HURIA:   How is it going?  

 10 

MR MERRY:   It is going very well. It is not without frustration in terms of the 

post-earthquake environment is a challenging one for land acquisition.  

This is the largest capital programme of the New Zealand Fire Services 

history.  And I am not aware of anywhere in the world that has 

redesigned and redistributed its Fire Service resources across the 15 

entirety of a district like we are doing here in Christchurch.  

Notwithstanding that it presents an immense opportunity both to 

perform our functions in a different way post-earthquake, but also 

provide better services to our communities.  

 20 

MS HURIA:   Okay, thank you.  

 

JUDGE HASSAN:   Thank you, Mr Chairman. Mr Merry, good morning. 

 

MR MERRY:   Good morning. 25 

 

JUDGE HASSAN:   Just, now my apologies, but I have overlooked this new 

evidence and I may well have – but can you give an indication of the 

broad number of new stations you are having to build in Christchurch?  

 30 

MR MERRY:   Indeed, in our urban fire district we will be building seven new 

stations and that is the urban fire district as outlined the Fire Services 

Act.  We will also be building new volunteer stations which will lie just 

outside that urban fire district.  And then we will also have some repair 

work and seismic work further out in the Canterbury area.  35 

 

JUDGE HASSAN:   Yes, and this question might be perhaps better directed to 

the planning expert to follow, but it seems to me that in the context that 

you are dealing with a network and that it is strategically important to 

get it done, your situation sounds quite similar to that of strategic 40 

infrastructure? 

 

MR MERRY:   Yes, indeed it does.  The analysis work we took prior to 

providing a recommendation to our board we took in a number of the 

challenges that the city was facing, but in particular access to 45 

strategically located infrastructure.  And it is critical for Fire Service 
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response, and in particular the new roading networks expansion, et 

cetera.  But also it is imperative that the development of fire stations is 

done alongside water infrastructure, transport infrastructure projects 

and they are done concurrently as opposed to in series. 

 5 

JUDGE HASSAN:   Yes, and that leads to probably my last question, but if 

you go to paragraph 7.4 on page 10 of your evidence?  And you discuss 

that very point there in your last sentence.  

 

MR MERRY:   Yes.  10 

 

JUDGE HASSAN:   You would be familiar with the fact that the road network 

in any city, including Christchurch, has got a hierarchy, for instance the 

motorways, arterials, the distributors down to the more local lanes and 

streets of the suburbs?  15 

 

MR MERRY:   Yes. 

 

JUDGE HASSAN:   Without getting into specifics of where you are going to 

put things, because that might well be confidential, but is there any 20 

view as to whether or not your stations would or not be located on say a 

distributor or an arterial as opposed to just a normal local road in a 

residential area?  

 

MR MERRY:   Our preference in terms of location firstly is to provide 25 

prominence, but also that prominence is aligned with quick access to 

strategic networks.  So what we are finding in the defined areas where 

we now know we will be, they are pretty close to those primary and 

those roads of national significance.  And so in terms of flexibility of 

location we have, if you like, a kilometre radius around the preferred 30 

location, whereby a land parcel would work well within that kilometre.  

 

JUDGE HASSAN:   So just to understand your answer, what you are saying is, 

you do not dictate that it has to be on an arterial or a distributor, but 

you define a circumference around? 35 

 

MR MERRY:   Yes, it is a preference on an arterial distributor as well as 

prominence within the community, so road frontage. We tend to avoid 

being very deep in a subdivision – and that is purely around access and 

speed of dispatch of our resources.  40 

 

JUDGE HASSAN:   Thank you. 

 

SIR HANSEN:   Mr Merry, I know you are giving evidence solely on behalf of 

the Fire Service, but I think one of the lessons of the earthquake is the 45 
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need for the integration of emergency services and for the Fire Service 

to do a whole lot more than just putting out fires.  

 

MR MERRY:   That is correct. 

 5 

SIR HANSEN:   In that sense when you talked about adequate access for Fire 

Service’s vehicles, from your broader experience of emergency 

response, you would extend that I take it to all emergency vehicles? 

 

  [11.50 am] 10 

 

MR MERRY:   Absolutely, sir.  The Fire Service has vehicles up to 10 and a 

half metres long, up to 24 tonnes and if you can position a Fire Service 

vehicle, you will most likely be able to position any emergency service 

vehicle. 15 

 

SIR HANSEN:   And I know you have not been here for all of the hearing, but 

you have been here for quite a lot of it, and you will have heard 

questioning directed to some of the Council witnesses around this, and 

their reasons why in a Strategic Directions chapter, there is no need to 20 

have specific mention of emergency vehicles. 

 

 Is it right to ask you to comment on that or should I leave that to 

Ms McLeod? 

 25 

MR MERRY:   I would certainly offer a view, not a planning one I might add, 

sir.  By being specific you are being clear and by being clear you are 

being able to set limitations and boundaries and by doing so, in my 

experience, are getting consistency of approach.  By doing that, you 

can guarantee that the needs of the Fire Service are being met and that 30 

we have been consulted, and I think if you can be as clear as possible in 

the policies and direction, I think we will be well on our way to 

achieving what the intent is. 

 

SIR HANSEN:   Thank you, you may stand down.  35 

 

MR MERRY:   Thank you very much. 

 

<THE WITNESS WITHDREW [11.51 am] 

 40 

SIR HANSEN:   Yes, Mr Radich. 

 

MR RADICH:   Thank you, sir, I call Ms McLeod. 



 Page 560 

  

Christchurch Plan Independent Hearing Venue, Christchurch 05.12.14 

<AINSLEY JEAN McLEOD, sworn [11.52 am] 

 

<EXAMINATION BY MR RADICH [11.52 am] 

 

MR RADICH:    Your full name is Ainsley Jean McLeod? 5 

 

MR McLEOD:   Yes. 

 

MR RADICH:   And you are the Technical Director of Planning at Beca 

Limited? 10 

 

MS McLEOD:   Yes. 

 

MR RADICH:   Ms McLeod you have a brief of evidence dated 25 November 

2014? 15 

 

MS McLEOD:   Yes. 

 

MR RADICH:   Are there any amendments you would like to make to it? 

 20 

MS McLEOD:   Which one are we referring to? 

 

MR RADICH:   Well, yes, you have two statements - - - 

 

SIR HANSEN:   There is an NZTA and there is a Fire Service brief, I think we 25 

are only dealing now with the Fire Service, or are we dealing with 

both? 

 

MR RADICH:   As I understand it I think it is both, I think we are down for 

both, sir, yes.  30 

 

SIR HANSEN:   Right, thank you. 

 

MR RADICH:   So yes, to be clear, you have two briefs of evidence dated 25 

November? 35 

 

MS McLEOD:   Yes, I do. 

 

MR RADICH:   Would you like to make any changes to either of them? 

 40 

MS McLEOD:   Yes I would, my brief of evidence in relation to the 

submission points of the New Zealand Transport Agency under the 

Crown umbrella, at paragraph 7.2, I have a few typos in there but the 

primary amendment I would like to make is to remove the second 

sentence and place it at the end of that paragraph so that my opinion is 45 

clear in regard to the opinion I state in that paragraph. 
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 Where the sentence begins, “My opinion is that the terminology…” and 

there is a typo, ‘improves’.  That sentence should be at the conclusion 

of that paragraph. 

 5 

MR RADICH:   So we take the sentence and move it to the very end of the 

paragraph? 

 

MS McLEOD:   Yes please. 

 10 

MR RADICH:  Yes, thank you.   Are there any other changes you would like 

to make? 

 

MS McLEOD:   Apart from my apologies for any typographical errors in there.  

Probably I just have a quick question, it is whether you wish to deal 15 

with the summary of both of my briefs of evidence together or - - - 

 

SIR HANSEN:   No, I think you need to separate them out and I think we need 

to record again at this stage the Judge’s previous role as Counsel for the 

NZTA and that he will play no part in the considerations of matters 20 

pertaining to transport.  So I think for that reason, it would be helpful to 

us, particularly as we have just heard from Mr Merry, if you would go 

to the Fire Services one first, we will then have cross-examination in 

relation to that and questions from the Panel, and then you can do the 

Transport one and we will repeat that exercise. 25 

 

MS McLEOD:   Thank you. 

 

SIR HANSEN:   Because I do not want to limit the Judge’s ability on the Fire 

Services one. 30 

 

MR RADICH:   So would you please now present your summary of your 

evidence relating to the Fire Service Commission? 

 

MS McLEOD:   Certainly.  My evidence is specifically in relation to the 35 

elements of Part C of the Crown’s submission on the Strategic 

Directions Proposal that are identified as being of particular interest to 

the Fire Service Commission. 

 

  [11.55 am] 40 

 

 In this regard, the Commission’s interest in the Replacement Plan are 

fourfold.  That is seeking appropriate enabling provisions for fire 

stations, particularly in the context of the earthquake rebuild, 

appropriately enabling provisions for training facilities in a similar 45 
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manner, the provision of adequate water for firefighting purposes, and 

the provision of adequate access for fire appliances and firefighters.   

 

 The latter two of these matters are directly relevant to the New Zealand 

Fire Fighter Water Supplies Code of Practice that is stated as a 5 

non-mandatory standard. 

 

 In the context of the Strategic Directions Proposal, the Commission has 

an interest in 10 submission points included in the Crown submission. 

 10 

 My evidence considers the relief sought in these submission points 

including against the versions of Proposal 3 provided by the Crown and 

the Council. 

 

 And these are the versions in the evidence-in-chief of Mr Eman and 15 

Mr Timms. 

 

 Of the 10 submission points of interest to the Commission, the relief 

sought in the Crown submission in relation to seven of these is included 

in both the Crown and the Council versions.  In my evidence I have 20 

agreed with the position and have given reasons for this agreement.  

 

 The three elements of relief in the Crown submission that are not 

included in the Council version of Proposal 3 are the inclusion of direct 

reference to the Code of Practice, the inclusion of the word ‘flexibility’ 25 

in issue 3.4.1, and the inclusion of a clause relating to access for 

emergency service vehicles in policy 3.6.2.1. 

 

 I now wish to briefly traverse my opinion on these matters with 

reference to Council’s rebuttal evidence. 30 

 

 The Crown submission seeks the inclusion of a reference to the Code of 

Practice in section 3.5 of the Proposal.  In my evidence, noting the 

general agreement to delete section 3.5, I have suggested that the Code 

could instead be referenced in issue 3.4.4.1 for a number of reasons and 35 

particularly to be specific about what is meant by firefighting water 

supplies. 

 

 I do not believe that this has been specifically addressed in Council’s 

rebuttal evidence and has not been included in Council’s version of 40 

Proposal 3. 

 

 The Crown submission seeks the inclusion of recognition of access for 

emergency service vehicles and you have heard something about this 

already. 45 
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 Mr Falconer acknowledges the importance of such vehicles but does 

not support the amendment sought.  This is primarily on the basis that 

this is unnecessary detail or too specific in the context of Proposal 3. 

 

 In my opinion this approach would fail to address the district wide 5 

approach sought in the Crown submission whereby access for 

emergency services is critical across all zones in the city. 

 

 As set out in my evidence, I support the relief sought by the Crown 

because of amongst other matters, the critical role of emergency 10 

services and particularly in terms of the safety and wellbeing of people 

in communities and the ability to mitigate the potential effects of a fire 

hazard. 

 

 The Crown submission seeks the inclusion of the term ‘flexibility’ in 15 

issue 3.4.1(b) in order to provide for the optimal location of fire 

stations.  Mr Stevenson, in his rebuttal, was of the opinion that 

inclusion of the word ‘flexibility’ may lead to an expectation that 

emergency service facilities are permitted across commercial, 

industrial, and residential zones.  And he notes that consents in some 20 

zones would be appropriate. 

 

 In my view this is precisely the point.  The Replacement Plan currently 

provides for emergency service facilities in some commercial and 

industrial zones and they are permitted in those cases, and the Crown 25 

submission seeks that they are also permitted in residential zones where 

currently they would have status as non-complying. 

 

 The Crown submission sets out the reasons for this including that it is 

inappropriate in the context of post-earthquake rebuild to impose a 30 

more restricted consent regime than currently exists. 

 

 The built form and district wide standards can appropriately manage 

adverse effects and permitted activities or trigger the need for a consent 

in any case. 35 

 

 And the Section 32 Report, fails to contemplate or justify the non-

complying activity status for emergency service facilities. 

 

 I acknowledge that these are matters of detail that are better traversed at 40 

later hearings, however, I remain of the opinion that the inclusion of the 

term ‘flexibility’ appropriately recognises flexibility is an issue in 

meeting the needs of the community in a post-earthquake environment. 
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 My evidence concludes that the amendments to Proposal 3 as set out in 

Mr Timms’ evidence appropriately address the outcome sought by the 

Commission and as such better achieve the purpose of the Act. 
 

  [12.00 pm] 5 

 

SIR HANSEN:   Thank you.  Mr Winchester? 

 

<CROSS-EXAMINATION BY MR WINCHESTER [12.00 pm] 

 10 

MR WINCHESTER:   Good afternoon Ms McLeod. 

 

MS McLEOD:   Good afternoon. 

 

MR WINCHESTER:   Just a few points of clarification in your evidence.  The 15 

first relates to the reference to the New Zealand Fire Service Code of 

Practice with regard to water supply.  Do you have Mr Timms’ version 

of the chapter available? 

 

MS McLEOD:   Yes, I do. 20 

 

MR WINCHESTER:   Thank you, and as I understand it the inclusion which is 

sought is at page 9 of that document under 3.4.4.1? 

 

MS McLEOD:   Yes. 25 

 

MR WINCHESTER:   Yes, and you are aware are you not about incorporating 

external documents into RMA documents and the requirements of that? 

 

MS McLEOD:   Yes. 30 

 

MR WINCHESTER:   So that is dealt with in the first schedule of the Act.  Do 

you foresee any issue with the specific inclusion in that regard or do the 

words “consistent with” provide a degree of flexibility so you are not 

locking yourself in to a specific standard? 35 

 

MS McLEOD:   The words “consistent with” there are intended to indicate the 

general approach.  The words “consistent with” are similar to those that 

are included in subsequent chapters and the code is referenced in those 

chapters to some extent.  There are submissions on that point as well.  40 

The code itself is flexible and probably those words are promoted to 

indicate that flexibility. 

 

MR WINCHESTER:   Thank you, and so from your perspective as a planning 

expert you do not see a problem with for example the underlying code 45 

changing because of the degree of flexibility inherent within it? 
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MS McLEOD:   The code in terms of being a New Zealand standard changing? 

 

MR WINCHESTER:   Yes. 

 5 

MS McLEOD:   Like any New Zealand standard I anticipate that during the life 

of this plan it could change. 

 

MR WINCHESTER:   Yes, but this is not a rule so it probably does not matter 

to the same degree. 10 

 

MS McLEOD:   No.  The purpose of including this clause here was to help 

with plan users to understand what is meant by firefighting water 

supply. 

 15 

MR WINCHESTER:   Thank you.  Now Mr Merry when he gave his evidence 

talked about the process of obtaining consents, building consents and 

resource consents for the network here in Christchurch, are 

designations available to the New Zealand Fire Service Commission? 

 20 

MS McLEOD:   No, they are not. 

 

MR WINCHESTER:   Thank you.  I want to just finally deal with the issue of 

access and suitable access for emergency vehicles and obviously there 

is a difference of view between Council officers as to the necessity for 25 

specific reference.  In terms of the existing urban area you would 

accept that access is largely what it is already because the road network 

is in place and there will be a degree of constraint in terms of the ability 

to materially change that to meet the needs of emergency vehicles? 

 30 

MS McLEOD:   Yes. 

 

MR WINCHESTER:   Yes, and so the more important issue, indeed the critical 

issue, is really more likely to be around accessibility and design in 

greenfields areas and making sure that that is right? 35 

 

MS McLEOD:   Yes. 

 

MR WINCHESTER:   And you reference policy 6.3.9 of the Canterbury 

Regional Policy Statement and that deals specifically with rural 40 

residential areas does it not? 

 

MS McLEOD:   Yes. 

 

MR WINCHESTER:   And presumably one of the reasons for that is because 45 

you tend to get a different style of development often for rural 
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residential development.  The roads are perhaps not as big and there is 

a different type of amenity often provided for so it makes sense to 

specifically include that in the RPS does it not? 

 

MS McLEOD:   I am not aware of how that provision was included in the RPS. 5 

 

  [12.05 pm] 

 

MR WINCHESTER:   No.  And so you would not place any reliance on the 

absence of a specific reference otherwise for urban development and 10 

the way it deals with accessibility for emergency services? 

 

MS McLEOD:   Sorry, could you put that to me - - - 

 

MR WINCHESTER:   Well, okay.  The RPS deals specifically with rural 15 

residential. 

 

MS McLEOD:   Yes. 

 

MR WINCHESTER:   But you do not see any significance from a planning 20 

perspective by the absence of a corresponding provision dealing with 

that issue for urban development? 

 

MS McLEOD:   No, my evidence gives a number of reasons and the reference 

to the RPS in that context was by way of example that it was a matter 25 

dealt with, albeit only rural residential. 

 

MR WINCHESTER:   Thank you, yes.  Thank you for your evidence.  Thank 

you, sir. 

 30 

SIR HANSEN:   Thank you.  Ms Dawson. 

 

MS DAWSON:   Just one question, Ms McLeod.  Good afternoon. 

 

MS McLEOD:   Good afternoon. 35 

 

MS DAWSON:   Did I hear you say that you thought it would be appropriate 

for fire stations to be permitted activities in residential zones? 

 

MS McLEOD:   That certainly – the submission for later chapters and I would 40 

support that on the basis that I do not believe that the regime, the 

consenting regime, should be more restrictive on emergency service 

activities compared to the current District Plan given the rebuild.  At 

the moment fire stations are provided as a scheduled activity and have a 

quite permissive regime.  Permitted activity status would be just that 45 

subject to a number of built form standards and my understanding is 
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that it is likely that fire stations would trigger consents on a number of 

occasions, but they would be tested against the standards that have been 

developed to work with the amenity within any particular zone. 

 

MS DAWSON:   Thank you. 5 

 

SIR HANSEN:   Dr Mitchell? 

 

DR MITCHELL:   Thank you, your Honour.  Good afternoon Ms McLeod. 

 10 

MS McLEOD:   Good afternoon. 

 

DR MITCHELL:   I have just got a couple of questions please.  Can I refer you 

to clause 3.4.1 that you referred to in your evidence, that is on page 4 of 

Mr Timms’ version of the planning provisions. 15 

 

MS McLEOD:   Yes. 

 

DR MITCHELL:   And you explained in some detail why the inclusion of the 

word “flexibility” into clause (b) of that provision was desirable.  20 

Leaving aside, I do not want to get into a drafting debate with you, but 

that provision is very broad.  And it talks about not just infrastructure 

but it talks about activities in the very generic sense and for example a 

big part of this plan is going to lead to where the urban limits are, 

where the particular zones are and so forth.  And being reasonably 25 

prescriptive about having houses and housing areas and industry and 

industry areas and so forth.  And do you not think that the use of the 

word “flexibility” in the context of that clause as drafted potentially 

lifts the lid off Pandora’s box in that regard? 

 30 

SIR HANSEN:   It is 3.4.1. 

 

DR MITCHELL:   1. 

 

SIR HANSEN:   1.  You have not got the right one up here. 35 

 

MS DAWSON:   No it is 3.4.1(b). 

 

MS McLEOD:   I appreciate what you are saying and I probably am 

comfortable with the inclusion of the word “flexibility” here primarily 40 

because it is an issue and I believe it is an issue in the context of post-

earthquakes Christchurch.  Flexibility as well as certainty are the two 

things this plan needs to deliver as well as possible, given the fact that 

our population continues to move. 

 45 
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DR MITCHELL:   But your evidence in terms of the specific need for 

flexibility primarily relates to doing things like the provision of some 

of this key emergency infrastructure being out of zone if I could put it 

that way.  More so than saying we are quite happy to have flexibility 

about everything. 5 

 

MS McLEOD:   I do not think I am saying that I am happy to have flexibility 

about everything.  I am particularly mindful of community facilities 

including emergency service facilities needing the ability to locate. 

 10 

  [12.10 pm] 

 

 There is a balance here and it is the balance in every district plan of that 

certainty versus the flexibility for people to make their decisions 

around what they are doing over time. 15 

 

DR MITCHELL:   All right, thank you.  Just a second and final question is you 

are familiar with the statement of expectations that the minister has? 

 

MS McLEOD:   Yes. 20 

 

DR MITCHELL:   Your evidence has focused specifically on amendments to 

particular clauses that relate to the provision of emergency services, 

and I do not want to ask you about those, but if you come back to what 

the statement of expectation does, your expert view as a planner is what 25 

I am interested in understanding.  You will be aware that part A of 

schedule 4, to paraphrase it, emphasises the importance of the 

minimisation of red tape in consenting processes for want of a better 

word. 

 30 

MS McLEOD:   Yes, it does. 

 

DR MITCHELL:   Do you consider that making provision for that in the 

Strategic Directions chapter is an appropriate thing to do? 

 35 

MS McLEOD:   Making provision for? 

 

DR MITCHELL:   Sorry, making it explicit in the Strategic Directions chapter 

that the minimisation of “red tape”, and I use that word in inverted 

commas, is appropriate as a strategic direction?  You have not been 40 

here the whole time, the Council’s view is you do not need to do that 

because it just a drafting instruction for the plan.  I am asking you 

whether you think it is important that the matters that are addressed in 

clause A of schedule 4 should be specifically addressed as a strategic 

directions issue in the plan? 45 
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MS McLEOD:   In my view the statement of expectations is clear that there 

should be some direction. 

 

DR MITCHELL:   Yes, thank you.  And I take it also, just also to be clear, 

there is another provision relating to clear and concise language and so 5 

forth. 

 

MS McLEOD:   Yes. 

 

DR MITCHELL:   And in that regard you support the version of Mr Timms 10 

ahead of the version that Mr Eman has identified partly for that reason? 

 

MS McLEOD:   Yes, I do. 

 

DR MITCHELL:   Thank you.  Thank you, your Honour.   15 

 

SIR HANSEN:   Thank you.  Ms Huria? 

 

MS HURIA:   No, thank you. 

 20 

SIR HANSEN:   Judge? 

 

JUDGE HASSAN:   Thank you, Mr Chairman, I have a few matters.   

Ms McLeod, good afternoon. 

 25 

MS McLEOD:   Good afternoon. 

 

JUDGE HASSAN:   Just on a couple of things, first one question arising out of 

Dr Mitchell’s questioning at the beginning and the concept of 

flexibility and your recommendation in favour of those words going in.  30 

Am I right to understand that that is on the basis of the foundation 

evidence that you rely on as a planner, which in this case is specifically 

the Fire Service evidence? 

 

MS McLEOD:   Yes. 35 

 

JUDGE HASSAN:   Now, in answer to Mr Winchester before, and to be fair to 

you and I do not want to put you too much on the spot here but just to 

clarify something for the record, you did not have the Resource 

Management Act available to you when you answered, but he asked 40 

you a question about whether the Fire Service had access to designation 

powers under the RMA and you answered “no”.  Would you like to 

qualify that answer in any way? 

 

MS McLEOD:   The Fire Service Commission are not a requiring authority, it 45 

is something they have considered and sought legal advice on and my 
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understanding is that advice is they cannot rely on designations as a 

mechanism without utilising regulations. 

 

JUDGE HASSAN:   Yes, that is the qualification I was looking for.  So 

without the ability to secure a regulation or without getting a 5 

regulation? 

 

MS McLEOD:   Yes. 

 

JUDGE HASSAN:   And do you know how many regulations that authorise 10 

network utility operations that are not in the list of automatic qualifiers 

for those powers, do you know how many have ever been made during 

the history of the Act, do you know about that, is it one or is it five? 

 

MS McLEOD:   Not off the top of my head, sorry, sir. 15 

 

JUDGE HASSAN:   Okay, that is fine, but that is a matter of record that can be 

checked.  My understanding is may be one or two but not many. 

 

 I was interested in the context of that question though and exploring 20 

this issue about flexibility with you because, I can lead you on this one 

I think it is a matter of how the provisions work.  So the provisions in 

the Act about designation, the way they operate they allow the override 

of the rules of a plan, do they not? 

 25 

MS McLEOD:   Yes. 

 

JUDGE HASSAN:   And so as an instrument they can provide flexibility to a 

qualifying requiring authority to put their infrastructure in place where 

it is needed for the community even though the rules of a residential 30 

zone might say no? 

 

MS McLEOD:   That is right. 

 

JUDGE HASSAN:   And in your oral summary a minute ago you finished with 35 

this statement, that what was being sought – I am paraphrasing – was in 

order to meet the needs of the post-earthquake community of 

Christchurch? 

 

  [12.15 pm] 40 

 

MS McLEOD:   Yes. 

 

JUDGE HASSAN:   And you would have heard Mr Merry’s answers to my 

questions just a few minutes ago regarding the numbers of stations that 45 

need to be put in place in post-earthquake Christchurch and I think his 
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answers were there needs to be seven new stations for the officer Fire 

Service and a number of others for the voluntary service? 

 

MS McLEOD:   That is my understanding. 

 5 

JUDGE HASSAN:   So coming back to that equation, that seems to me to be 

putting post-earthquake Christchurch in quite a different position from 

the rest of New Zealand when it comes to the Fire Service meeting its 

needs for the placement of stations? 

 10 

MS McLEOD:   Yes. 

 

JUDGE HASSAN:   And I wonder whether you have any comment on whether 

there are parallels in that situation between the Fire Service position 

and the position of a network utility operator? 15 

 

MS McLEOD:   There are some parallels and certainly my previous answer 

around the fact the Fire Service has explored enjoying the benefits of 

designations and how that might be achieved indicates that the Fire 

Service does see some parallels. 20 

 

JUDGE HASSAN:   Yes, but the difficulty I suppose is that even if endeavours 

were made successfully to secure an exceptional regulation then there 

would be a need to go through a process before sites could be 

designated? 25 

 

MS McLEOD:   That is correct. 

 

JUDGE HASSAN:   Thank you.  Thank you, Ms McLeod. 

 30 

SIR HANSEN:   Mr Winchester, anything arising from the Panel’s questions? 

 

MR WINCHESTER:   Thank you, no, sir. 

 

SIR HANSEN:   Any re-examination? 35 

 

MR RADICH:   No, thank you, your Honour. 

 

SIR HANSEN:   All right, we will now go to the transport section, thank you. 

 40 

MS McLEOD:   Thank you.   

 

 I guess in a similar way my evidence in relation to the New Zealand 

Transport Agency is specific in relation to the elements of part C of the 

Crown’s submission of the Strategic Direction Proposal that had been 45 

identified as of particular interest to the Transport Agency.   
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 In this regard the Transport Agency’s interests in the Replacement Plan 

is in seeking the recognition of the need for planned growth that 

integrates land use with transportation; the recognition of the role of the 

transport network in recovery and economic growth; clarity in the 5 

provision for strategic and critical infrastructure; strong linkages 

between the plan provisions and the appropriate assessment of transport 

implications for activities.   

 

 In the context of the matters being considered at this hearing my 10 

evidence addresses some 20 submission points included in the Crown’s 

submission where the Transport Agency has a particular interest.  My 

evidence considers the relief sought in these submission points 

including against the versions of proposal 3 provided by the Crown and 

the Council in evidence-in-chief.   15 

 

 In my evidence I acknowledge the general agreement between a 

number of parties to delete both section 9.2 in Proposal 1 and 

section 3.5 in Proposal 3.  I agree with this approach on the basis that 

the relevant matters are captured elsewhere and through amendments to 20 

the Replacement Plan.   

 

 In this regard I have suggested that as a result of the deletion of 

reference to relevant documents in section 3.5, a diagram that shows 

the linkage to relevant supporting and/or informing documents may be 25 

useful perhaps in the context of Proposal 1.  Mr Theelen’s evidence 

included a diagram that could be amended to serve this purpose. 

 

 In terms of the key issues and opportunities in 3.4 the Crown’s 

submission includes eight submission points of interest to the Transport 30 

Agency.  In my evidence I acknowledge that the relief sought in the 

Crown’s submission in relation to six of these is included in both the 

Crown and the Council versions.  I have concluded that the relief 

sought is appropriate and have therefore supported the relevant clauses 

in these versions of Proposal 3.   35 

 

 In relation to issue 3.4.1 the Crown’s submission seeks an amendment 

to make reference to suitable – this is a quote – “suitable and serviced 

land in desirable locations”.  This amendment is included in Mr Eman’s 

27 November version of Proposal 3.   40 

 

 In my view the term “desirable” is not a familiar Resource 

Management Act term and could imply a range of meanings.  I have 

suggested that the term “appropriate” may be substituted in this 

context. 45 
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  [12.20 pm] 

 

 The Crown submission also seeks that the word “local” be deleted from 

issue 3.4.4.3 in order to align with the definition of strategic 

infrastructure in the RPS.  I support the amendment promoted in the 5 

Crown submission on the basis that the RPS definition refers to, this is 

a quote, “greater than local importance”.  In my evidence I note that the 

Crown submission insofar as it is relevant to the Transport Agency’s 

interests seeks that the objectives and policies in Proposal 3 

appropriately address enabling the strategic transport network, 10 

protecting the strategic transport network and the integration of land 

use and development with the strategic transport network. 

 

 The first of these matters were addressed at the infrastructure mediation 

held on 20 November.  The mediation record details amendments 15 

developed by many of the parties who attended.  In my evidence I 

confirm my support for the option B amendments that are included in 

Mr Timms’ version of Proposal 3. 

 

 In terms of the objectives and policies in relation to the integration of 20 

land use and development with the strategic transport network I have 

generally concluded that both the Crown and Council versions of 

Proposal 3 appropriately satisfy the relief sought in the Crown 

submission that is of interest to the Transport Agency. 

 25 

 However, it is my opinion that Mr Timms’ version of Proposal 3 is 

preferable on the basis of the inclusion of a new city form and 

development objective sitting above the policies that implement it and 

alongside the mediated provisions.  My evidence concludes that the 

amendments to Proposal 3 as set out in Mr Timms’ version 30 

appropriately address the outcomes sought by the Transport Agency 

and are consistent with the key documents such as the RPS and the 

LURP.  As such they better achieve the purpose of the RMA. 

 

SIR HANSEN:   Thank you.  Mr Winchester? 35 

 

<CROSS-EXAMINATION BY MR WINCHESTER [12.22 pm] 

 

MR WINCHESTER:   Thank you, sir.  Just a couple of matters.  Thank you for 

your amendments to paragraph 7.2 of the opening.  I must admit I was 40 

scratching my head.  So you have saved me a question there.  Your 

paragraph 7.6 on page 5.  You make the observation that the Crown 

submission notes with regard to infrastructure that the current wording 

focuses almost completely on building new infrastructure and does not 

recognise the benefits of optimising the use of existing infrastructure.  45 

Were you by any chance here the other day when my learned friend 
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Mr Carranceja cross-examined Mr Richard Osborne as a witness for the 

Council? 

 

Ms McLEOD:   No, I am sorry, I was not. 

 5 

MR WINCHESTER:   Well if I can summarise one of the themes it was that of 

the questioning at least that the Strategic Directions chapter did not 

sufficiently recognise the benefits of new infrastructure.  Is that your 

view? 

 10 

Ms McLEOD:   Yes. 

 

MR WINCHESTER:   It is your view?  It does not sufficiently recognise the 

benefits of the infrastructure? 

 15 

Ms McLEOD:   The Strategic Directions Proposal does not sufficiently 

recognise the benefits of infrastructure. 

 

MR WINCHESTER:   I see. 

 20 

Ms McLEOD:   Is that what you asked? 

 

MR WINCHESTER:   Of new infrastructure.  That was the thrust of the 

questioning.  Is that also your view? 

 25 

Ms McLEOD:   I have expressed an opinion in fact in my evidence for 

Transpower that the chapter does not recognise the benefits of 

infrastructure full stop. 

 

MR WINCHESTER:   I see.  Thank you.  And finally your paragraph 9.12 on 30 

page 10.  And you say an amendment – or an appropriate objective and 

policy framework in relation to city form and development is necessary 

to give effect to the RPS.  Is it your view that what is being proposed 

by the Crown is better than what is being proposed by the City? 

 35 

Ms McLEOD:   Yes. 

 

MR WINCHESTER:   To give effect to the RPS. 

 

Ms McLEOD:   Yes. 40 

 

MR WINCHESTER:   Yes.  And you are aware, are you not, of ECan’s view 

of the Strategic Directions chapter if it was satisfied it gave effect to the 

RPS? 

 45 

Ms McLEOD:   That is my understanding. 
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MR WINCHESTER:   Yes.  And so really what we are dealing with here is a 

situation where there are a number of ways to give effect to the RPS 

and take into account other higher order planning documents, are there 

not? 5 
 

  [12.25 pm] 

 

MS McLEOD:   Yes. 

 10 

MR WINCHESTER:   Thank you, thank you, sir. 

 

SIR HANSEN:   Thank you.  Ms Dawson. 

 

MS DAWSON:   Just a couple of matters that I did not quite grasp as you 15 

rapidly moved through your summary. 

 

MS McLEOD:   My apologies. 

 

MS DAWSON:   Do not ever apologise for moving rapidly through, it is 20 

always good.  Issues 3.4.1(b) where you talked about the word 

‘desirable’ versus ‘appropriate’.  And I just want to make sure I know 

what you are recommending. 

 

 If you turn to Mr Timms’ version of 3.4.1(b), there are a couple of 25 

‘appropriates’ in there and I just want to make sure that he has included 

the wording as you have recommended it, which is “suitably zoned 

land in appropriate locations.”  In the middle of paragraph D there? 

 

MS McLEOD:   Yes, that is correct, yes. 30 

 

MS DAWSON:   So that is as you have recommended?    

 

MS McLEOD:   Yes. 

 35 

MS DAWSON:   And in 3.4.4.3 it is just that word ‘local’ being mixed in with 

the list of matters – types of infrastructure that are purported to be 

strategic that you think is inappropriate in that paragraph? 

 

MS McLEOD:   Yes, I think it serves to dilute or confuse the definition of 40 

strategic infrastructure.  The clause itself deals with matters of local 

infrastructure particularly in the last sentence. 

 

MS DAWSON:   Yes, but as strategic infrastructure is subsequently used in the 

Plan, you feel that yes, the ‘local’ should not be in that second sentence 45 

because it is inconsistent with the way that term is used in other places? 
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MS McLEOD:   Yes, that is right. 

 

MS DAWSON:   And then the other – finally in the last section of your 

evidence in 9, 10, 11 and 12.  When we move on from the fact that you 5 

have supported Option B, remediated Option B, which is the specific 

objective and policies on infrastructure, am I reading it correctly that 

you support Mr Timms’ version of effect of 3.6.2 and policy 3.6.2.4 as 

being important to sit alongside the specific infrastructure provisions as 

it relates to the integration of Land Use and Development? 10 

 

MS McLEOD:   That’s right.  Would you like me to clarify? 

 

MS DAWSON:   No, as long as I, yes, you were quick when you spoke and I 

wanted to make sure I was reading it correctly. 15 

 

MS McLEOD:   So I support the Option B mediated version but it does not 

serve to address the integration which is a strong policy direction from 

the RPS, and that in Mr Timms’ version comes in under his New City 

Form and Development Objective and it picks up a number of the 20 

matters that were included in the notified proposal in a more succinct 

way that deals with integration. 

 

MS DAWSON:   Thank you for that.  Now just one last thing, I was going to 

ask you because you draw attention to the appropriateness of the 25 

diagram and I had also – I had noted that Mr Theelen has his diagram 

which covered this type of matter, you suggested that it might need 

amendment.  What amendments did you have in mind? 

 

MS McLEOD:   I do not have a copy of the diagram in front of me, but I think 30 

there are also some submission points on Proposal 1 that make a 

recommendation in terms of a diagram.  Mr Theelen’s goes a long way 

in terms of both the statutory and the non-statutory or outside of the 

RMA documents, I should say, to be more precise, it is quite a succinct 

summary of those matters and there was from memory, some things 35 

that may not be appropriate in the context of a user friendly Plan in the 

front end but in the majority, I thought his diagram was helpful and 

could be helpful in the context of Proposal 1. 

 

MS DAWSON:   Thank you very much.  Thank you, sir. 40 

 

SIR HANSEN:   Dr Mitchell? 

 

DR MITCHELL:   No, I have no questions.  

 45 
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SIR HANSEN:   Thank you, anything arising from the Panel’s questions.  Any 

re-examination? 

 

MR RADICH:   No, I have not, sir. 

 5 

SIR HANSEN:   Thank you, you may stand down and we will see you later in 

the process. 

 

<THE WITNESS WITHDREW [12.30 pm] 

 10 

SIR HANSEN:   Just one matter, I just need to check with the Panel first, if 

you will excuse me.  

 

  [12.30 pm] 

 15 

 Just looking at the schedule for Monday, it seems to be a little 

confusing in that it gives us an afternoon break at 13.50, which says 

then approximately 15.30 and then continues with 14.05, 14.40. It does 

not seem to hang together and there are no reasons from the Panel’s 

perspective of having to finish early.  So we will review that.  It may be 20 

that we can bring something forward from the next day or it may be 

that Ms Matheson can be recalled on the matters that we still, I do not 

know if you have received it, but we do not seem to have received 

Ms Dewar’s amended document yet. 

 25 

MR RADICH:   No, I have not seen one. 

 

SIR HANSEN:   Have you received that yet, Mr Winchester? 

 

MR WINCHESTER:   Yes, I have, sir.  I understand it was sent to the 30 

secretariat last night.  

 

SIR HANSEN:   All right. 

 

MR WINCHESTER:   I have seen it and - - - 35 

 

SIR HANSEN:   Well, we will need to check that, but do you know of any 

reasons – because this frankly does not make sense to us at the 

moment? 

 40 

MR RADICH:   Mr version is different, sir. 

 

SIR HANSEN:   Is it? 

 

MR RADICH:   I’m looking at 4 December 2014 version, is that the same as 45 

your Honour’s? Under the heading hearing one, there is a little - - - 
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JUDGE HASSAN:   Yes, it says version date 4 December. What is your one? 

 

SIR HANSEN:   Ours is 3 December. 

 5 

MR RADICH:   I have got a 4 December version in my hand.  

 

SIR HANSEN:   Well, the Judge has a 4 December one and we are still 

finishing at three o’clock. 

 10 

MR RADICH:   That is right, sir, yes. That is right. 

 

SIR HANSEN:   But you do not know of any reasons why we are finishing at 

three o’clock? 

 15 

MR RADICH:   No, I do not, sir. 

 

SIR HANSEN:   Right, well, we will follow up on that because if there is time 

we can utilise when the Panel does not have other commitments, which 

does occur on some days, we will follow through on that. 20 

 

MR RADICH:   Yes, just two things to note, sir, in relation to that when 

thinking about Monday, Mrs McLeod’s recorded in my version of 

giving evidence on Monday morning, that might have been because she 

was across two different parties, but she will not be there, so that is 25 

35 minutes not needed, and then also Mr Richards, who is part way 

down the list, has given evidence today, but we are hoping very much 

that Mr Hobern will be available in his place. 

 

SIR HANSEN:   Yes. 30 

 

MR RADICH:   So it will just be a little bit shorter than that as a result of 

Ms McLeod’s inclusion there.  

 

SIR HANSEN:   Yes. We will see what we can do to utilise the time. 35 

 

MR RADICH:   Yes, just one thing to note, Ms Jackson, Natalie Jackson, who 

is from out of town, is not available at all until 2.00 pm that day, so we 

may have to transpose - - - 

 40 

SIR HANSEN:   No, no, that is fine. That is not an issue. 

 

MR RADICH:   That is fine, sir. Thank you. 
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SIR HANSEN:   All right, thank you. Well, we will adjourn until Monday 

morning, we are grateful to the Council who have made good progress 

today, and hopefully we will continue to do so. 

 

 Thank you. 5 

 

MATTER ADJOURNED AT 12.33 PM UNTIL  

MONDAY, 8 DECEMBER 2014 


