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  [9.30 am] 
 
SIR HANSEN:   Yes, thank you.  Just one matter before we start on the 

submissions and evidence for the day, it occurs to us that it would be 
useful if counsel could take back to other counsel and to the planners 5 
taking part in the hearing next week, that as well as producing a 
document or documents it would be useful if they prepared for us a 
chart showing how they have achieved vertical and horizontal 
integration.  And I think it would be also useful to their exercise as well 
as to keep that in the forefront of their mind so could we ask you to do 10 
that please. 

 
MR CARRANCEJA:   Yes, sir. 
 
MR KIRK:   Yes, sir. 15 
 
SIR HANSEN:   Thank you.  Now, Hagley-Ferrymead, Ms Templeton? 
 
MS TEMPLETON:   Good morning. 
 20 
SIR HANSEN:   Good morning.  Now, are you submitting or are you wanting 

to give evidence? 
 
MS TEMPLETON:   Submitting, sir. 
 25 
SIR HANSEN:   Submitting, all right.   
 
MS TEMPLETON:   Do you want me to stand? 
 
SIR HANSEN:   Yes, please. 30 
 
MS TEMPLETON:   So my name is Sara Templeton and I am the Chair of the 

Hagley-Ferrymead Community Board. 
 
SIR HANSEN:   Thank you.  Now, we have read your submission so this is 35 

your opportunity to address that for us and we are grateful for you 
attending. 

 
MS TEMPLETON:   All right.  So I would like to acknowledge that 

attachment A to Mr Peter Eman’s rebuttal evidence on 27 November, 40 
provided only days after our relief was submitted, does now address the 
issues that we have raised and that it now contains a reference both to 
population increase and climate change having an impact on the water 
supply of Christchurch. 

 45 
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 With the tight timeframe referenced in the recent memorandum from 
Council though I think it unlikely that all of our evidence was read in 
conjunction with the request for relief, and so submit that the wording 
proposed by Council “recognising that climate change may impact on 
our water resources” be amended to “recognising that climate change 5 
will impact on our water resources”. 

 
 Since our specific relief was submitted the Commissioner for the 

Environment has released a report on the impact of climate change and 
Federated Farmers have indicated that Canterbury is likely to face 10 
drought conditions over this summer.  While I am not able to use these 
today it is useful to note that more information is coming out all the 
time on the likely impacts of climate change and that it is evermore 
certain and evermore necessary for us to plan for. 

 15 
 And we are happy with Mr Eman’s proposed change to another issue in 

the city and Banks Peninsula when recognising that Christchurch’s 
increasing population and subsequent development will increase the 
demand on our water supplies.   

 20 
 So the key thing at this point really is we are unclear as to whether the 

changes that Council is now proposing in the rebuttal evidence will go 
through, so we would really like those to go through but we would like 
that word changed from “may” to “will”. 

 25 
SIR HANSEN:   Well, you may not have picked this up unless you have read 

the transcript but it has been agreed that all of the planners will go 
through a facilitated process next week to try and come up with an 
agreed version or a version that, if not agreed, highlights the specific 
issues.  So Mr Eman is in Court so I think if you - Mr Eman, if you 30 
would note the request of the Community Board and put that in the mix 
for next week we would be grateful.  If you speak to Mr Eman later and 
just make clear what it is you are seeking, okay? 

 
MS TEMPLETON:   Yes, that would be great. 35 
 
SIR HANSEN:   And they are reporting back to the Panel at the end of next 

week. 
 
MS TEMPLETON:   Okay, and that is the only thing that we are requesting 40 

today. 
 
SIR HANSEN:   All right, Ms Templeton.  I think in those circumstances – is 

there anything else you wish to add in relation to your submission 
because we do not want to cut you short in any way? 45 
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MS TEMPLETON:   No, that was the key thing that we were addressing today. 
 
SIR HANSEN:   All right, thank you. 
 
MS TEMPLETON:   So thank you very much. 5 
 
SIR HANSEN:   All right, I will just see if there are any questions? 
 
MS DAWSON:   No, that is nice and clear, thank you. 
 10 
DR MITCHELL:   Ditto, no questions, thank you, sir. 
 
JUDGE HASSAN:   Just one question. 
 
SIR HANSEN:   Yes. 15 
 
JUDGE HASSAN:   Ms Templeton, I know this beyond what you want to put 

to the Panel, but I just wondered whether the Community Board, 
whether from the perspective of the Community Board, we heard some 
evidence from Michelle Mitchell for the Crown on community 20 
facilities and she talked about the stresses on communities. 

 
MS TEMPLETON:   That is correct. 
 
JUDGE HASSAN:   And the importance of facilitating a quick recovery in 25 

regard to provision of community facilities. 
 
MS TEMPLETON:   Yes. 
 
JUDGE HASSAN:   Does the Community Board have any insight that you 30 

could speak to about those stresses on communities in the area that the 
Community Board is responsible for in Christchurch? 

 
  [9.35 am] 
 35 
MS TEMPLETON:   There are large stresses on the community.  One of the 

key things the community are wanting is their small local community 
facilities back and many have found ways to sort of share.  So the 
Woolston Library is now the Scout Den in a backroom there and 
various volunteer libraries are doing the same.  Community centre 40 
groups are often using old school halls or church halls but the pressure 
on those is immense with lots of different groups trying to vie for time 
in those. 

 
JUDGE HASSAN:   Yes.  So on the basis of Ms Mitchell’s evidence the 45 

Crown proposed a specific policy response for recovery and rebuilding 
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in regard to provision for the establishment of community facilities, I 
take it the Community Board would be supportive of that? 

 
MS TEMPLETON:   I am not quite sure of the detail of that, I know that - - - 
 5 
JUDGE HASSAN:   Well, just in terms of the detail of the community stresses 

you are aware of. 
 
MS TEMPLETON:   That is right. 
 10 
JUDGE HASSAN:   Do you think it would help to assist those? 
 
MS TEMPLETON:   It would help to assist those but one of the things in 

Sumner at the moment, for example, is that the community are very 
keen to have the right facility because they know it is going to last a 15 
long time, not just a fast facility. 

 
JUDGE HASSAN:   Yes, thank you. 
 
MS TEMPLETON:   Thank you. 20 
 
SIR HANSEN:   And I suppose the corollary of that it does give an 

opportunity, if the Crown relief is followed up, to rationalise those 
facilities because there has been in the past I think lots of duplication.  
You need to have sufficient facilities but perhaps not quite as many 25 
little halls and things all over the place? 

 
MS TEMPLETON:   That varies because in fact having facilities that a 

community can walk to and bump into each other at are really valuable, 
even those very small ones.  The Council has also recognised that 30 
having co-located facilities is really important.  So in Heathcote the 
Community Centre that is going to be demolished, and the volunteer 
library that was demolished are going to be co-located in one facility.   

 
 But going much further than that, for example having one facility 35 

between three suburbs, would not be effective for communities because 
they would not be able to - - - 

 
SIR HANSEN:   No, I was meaning between perhaps three organisations rather 

than the spatial thing? 40 
 
MS TEMPLETON:   Yes, that is happening, so the new Sumner Community 

Centre has got the library, the museum, the Community Centre and 
other groups have expressed interest in using space there as well.  So 
that is very common and communities recognise that is a useful way of 45 
doing things. 
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SIR HANSEN:   Okay, thank you very much for your attendance. 
 
MS TEMPLETON:   Thank you. 
 5 
SIR HANSEN:   Mr Mora, Riccarton-Wigram? 
 
MR MORA:   Good morning. 
 
SIR HANSEN:   Good morning, Mr Mora. 10 
 
MR MORA:   How are you? 
 
SIR HANSEN:   We are all well and you? 
 15 
MR MORA:   Good.  I do have some documents here to circulate, if you wish. 
 
SIR HANSEN:   Yes.  Now, just to be clear, you are making a submission as 

opposed to giving evidence or do you wish to give evidence? 
 20 
MR MORA:   No, just making a submission, sir. 
 
SIR HANSEN:   Yes, thank you.  And just one other thing before you start, so 

you can explain it, it struck me that I think part of your filed 
submission mirrored that of Mr Broughton? 25 

 
MR MORA:   Ms Broughton. 
 
SIR HANSEN:   Ms Broughton rather. It is word for word in fact.  It is not a 

combined submission, it is your own independent views? 30 
 
MR MORA:   This is the board submission and Helen Broughton happens to be 

the Deputy Chair of our Community Board. 
 
SIR HANSEN:   So she has lifted it from you rather than the other way around, 35 

Mr Mora? 
 
MR MORA:   Exactly.   
 
SIR HANSEN:   Okay, if you would then take us to the document you have 40 

handed to us, which we have already got and already read, and you 
highlight in your own words exactly what you want to stress to us. 

 
MR MORA:   Well, really we are in complete support of the full retention of 

the text but the only change that we have got, sir, is 2.2(b)(i) which 45 
says, “Generally in and around the central city key activity centres as 
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identified in the Canterbury Regional Policy Statement are not (ph 
4.32) larger neighbourhoods” et cetera.   

 
 What we are really wanting to do is to have some protection around the 

intensification of residential developments around the commercial 5 
areas where some of those residential amenities are special, ie for 
example around Merivale where you have some stately homes, in the 
north side of Riccarton Road and around Riccarton Bush where you 
have stately homes.   

 10 
  [9.40 am] 
 
 What the intention is to say that we agree with the consolidation, urban 

consolidation, but consideration needs to be given to those existing sort 
of special areas.  So, rather than a blanket rule, what we are saying is 15 
“generally”, so where there is consideration should be given to special 
residential type areas that they be retained. 

 
SIR HANSEN:   Just one thing, you mentioned the word “consolidation” 

which you said you supported generally. 20 
 
MR MORA:   Yes. 
 
SIR HANSEN:   We have had some discussion about the key activity centre 

and what is meant of consolidation and what is meant by 25 
intensification, have you been able to follow that in the transcript or 
not? 

 
MR MORA:   No, not really - - - 
 30 
SIR HANSEN:   Let me summarise the view of the planners. 
 
MR MORA:   Yes, thank you. 
 
SIR HANSEN:   They see consolidation as expanding the footprint of the key 35 

activity centre whereas intensification is within the existing footprint. 
 
MR MORA:   Okay. 
 
SIR HANSEN:   So do you have a view on one versus the other in relation to 40 

that or your board? 
 
MR MORA:   I think consolidation is, as you have explained it, expanding the 

footprint and expanding the footprint is fine as long as you don’t carry 
necessarily that intensification in conjunction with that.  So am I sort of 45 
making myself understood there or is that a bit difficult? 
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SIR HANSEN:   I am not quite sure what you are saying to be honest. 
 
MR MORA:   Okay. 
 5 
SIR HANSEN:   Are you saying it is all right to expand the footprint as long as 

there is not intensification within the expanded footprint? 
 
MR MORA:   Well, as long as there is not a blanket intensification over the 

expanded footprint area. 10 
 
SIR HANSEN:   Right, so it goes back to your other point that it should be 

generally and not a blanket rule? 
 
MR MORA:   Yes. 15 
 
SIR HANSEN:   Right, okay.  Anything else you want to say? 
 
MR MORA:   No, I think that is all, I think you have understood the picture, 

sir. 20 
 
SIR HANSEN:   Thank you very much, I will just see if the Panel members 

have questions of you, Mr Mora. 
 
MR MORA:   Thank you. 25 
 
MS DAWSON:   I think the two concepts that you were discussing with our 

Chairperson were about different matters.  One is about the 
consolidation of the commercial part of the key activity centre whereas 
I understand your submission is about intensification of housing that 30 
would then go on in a band or in blocks, according to this policy, 
further out again around the key activity centre.  So your initial concern 
in your written submission is about the intensification of housing? 

 
MR MORA:   Rather than. 35 
 
MS DAWSON:   Rather than the commercial part and it is about not having 

each and every part of the area around a key activity centre being 
intensified but consideration be given to whether even near to key 
activity centres there might be some special areas? 40 

 
MR MORA:   That is exactly it. 
 
MS DAWSON:   And you gave examples of the Riccarton Bush area and 

Merivale? 45 
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MR MORA:   Yes, and there will be others. 
 
MS DAWSON:   All right, thank you very much, that is good. 
 
MR MORA:   Thank you. 5 
 
SIR HANSEN:   Dr Mitchell? 
 
DR MITCHELL:   Thank you, sir.  Good morning, Mr Mora, just one question.  

We had some submissions yesterday from the Ilam and Upper 10 
Riccarton Residents Association, what is the relationship of them with 
the Community Board, how do they interact? 

 
MR MORA:   We have board members that attend their residents’ association 

meetings and we have, when we are consulting or discussing issues, we 15 
work closely with resident associations, and there are many of them 
throughout the city, and our Community Boards do have very close 
working relationships.   

 
 Some residents associations we have a lot more involvement with, 20 

others just come to us when there is an issue that affects their area.  But 
generally they are part of our role as a Community Board to work with 
our residents association and help and support them in any way we can.  
But our submission hasn’t actually – we have not discussed our board 
submission with the Ilam-Upper Riccarton Residents Association at all. 25 

 
DR MITCHELL:   If I understood you correctly, there are a number of 

residents associations within your board area? 
 
MR MORA:   Absolutely. 30 
 
DR MITCHELL:   And about, just roughly, how many would there be? 
 
MR MORA:   Probably 12 or more. 
 35 
DR MITCHELL:   Okay, thank you.  Thank you, sir. 
 
MR MORA:   For example there is the Halswell Residents Association, there is 

Westmorland Residents Association, there is the Wigram Residents 
Association so, you know, they are scattered all over our ward. 40 

 
  [9.45 am] 
 
DR MITCHELL:   Very good, thank you, Mr Mora. 
 45 
SIR HANSEN:   Thank you.  Judge? 
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JUDGE HASSAN:   Yes, Mr Chairman.  Look, just a couple of questions, 

Mr Mora, thank you very much. 
 
MR MORA:   Yes. 5 
 
JUDGE HASSAN:   I am a newbie to Christchurch so you will have to forgive.  

So in terms of the boundaries of your board’s sort of area, I know 
where Riccarton and Wigram are, and then if you go across Memorial 
Ave, Fendalton Road, do you ago across there (INDISTINCT 0.27) 10 

 
MR MORA:   Over Kilmarnock Street and it sort of ducks around, yes, our 

boundary really – just picture Deans Ave and Hagley Park is the east 
section of our boundary.  Our boundary does include Riccarton Road 
and Riccarton Bush but where the roads go around Riccarton Bush and 15 
heading west is the boundary between Riccarton-Wigram and 
Fendalton-Waimairi.   

 
 Our board goes right out to Yaldhurst, it covers quite a lot of the rural 

area.  On the south side of our ward covers Westmorland, Kennedys 20 
Bush, Halswell so it is a real mix of some real big well-established 
commercial areas, ie Riccarton Mall et cetera and older areas.   

 
 And then we are going out to the new areas of Hornby, Islington, 

Templeton or, you know, the ones on the west heading out towards – 25 
yes, the west of the city.  Actually, the west of the Main South Road 
runs west which is quite a strange thing but if you can picture that.  So 
when you come into the boundary of Christchurch from the south you 
come into the Riccarton-Wigram ward. 

 30 
JUDGE HASSAN:   So it is a very large area obviously it covers. 
 
MR MORA:   It is. 
 
JUDGE HASSAN:   It covers communities of all sorts of types and scale? 35 
 
MR MORA:   It absolutely does and a lot of mix of residential, industrial, light 

industrial, commercial, we have got the lot, sir. 
 
JUDGE HASSAN:   And in terms of the people in those areas, from what you 40 

are describing there, there would have been an awful lot of people in 
that area that would have suffered through the earthquakes 
significantly? 

 
MR MORA:   Absolutely. 45 
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JUDGE HASSAN:   Families? 
 
MR MORA:   Yes. 
 
JUDGE HASSAN:   Households, schools? 5 
 
MR MORA:   Not discounting that, the worst area of our ward that was 

affected was the Halswell area in the September earthquake, sir, where 
it was really, really hit hard with liquefaction and, yes, and that was 
like the Halswell schools had to be completely rebuilt.  There is a lot of 10 
rebuild having to be done in the Halswell area.  The Riccarton - - - 

 
JUDGE HASSAN:   Sure, my question, I just want to get a perspective from 

you on something.  So the Panel has heard some evidence from 
Ms Mitchell, who was called by the Crown, who described some of 15 
these impacts at a fairly significant level.  And one of the things she 
described was the impacts that loss of community facilities and so forth 
are having for communities. 

 
MR MORA:   Absolutely. 20 
 
JUDGE HASSAN:   Have you got feedback on that area that would confirm 

that to be fairly significant for the people within your board area? 
 
MR MORA:   I can confirm that, sir.  A lot of community facilities, including 25 

our own service centre and Council facilities, were munted and we still 
have not actually got a home.  We are the only Community Board in 
Christchurch that hasn’t got a service centre. 

 
JUDGE HASSAN:   Yes. 30 
 
MR MORA:   And not only that, sir, a lot of our community halls et cetera 

were also really badly damaged.  The Hei Hei Community Centre, 
which is a focal point of one of our lower socioeconomic areas, is - - - 

 35 
JUDGE HASSAN:   So would you think, in terms of that, that it is important 

for the Panel to think about, as a priority, a policy to encourage the 
reestablishment of those facilities in communities? 

 
MR MORA:   Oh, absolutely, please, sir, yes. 40 
 
JUDGE HASSAN:   Thank you. 
 
MR MORA:   Yes, thank you. 
 45 
SIR HANSEN:   Thank you, Mr Mora, and thank you for attending today. 
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MR MORA:   You are very welcome. 
 
SIR HANSEN:   Is there anyone here at this stage from Spreydon-Heathcote?  

Lyttelton?  If you would come forward then please.   5 
 
 Sorry, are you here from Spreydon-Heathcote? 
 
MS SMITH:   No, sir, I was just going to say he is on his way. 
 10 
SIR HANSEN:   All right, thank you. 
 
 Ms Smith, you are giving evidence, are you? 
 
MS SMITH:   I am a bit unclear about the distinction.  I have prepared what I 15 

think is evidence. 
 
SIR HANSEN:   Well, evidence is a matter of statements of fact you wish to 

bring to our attention.  Submissions is your view of the world, if I can 
put it that way.  But you have headed it “statement of evidence”. 20 

 
MS SMITH:   Yes, let us go with the evidence. 
 
SIR HANSEN:   Okay, well, if you would come over into the witness box 

please and we will have you sworn or affirmed. 25 
 
<PAULA JANE MALCOLM SMITH, sworn [9.50 am] 
 
SIR HANSEN:   Your full name is Paula Jane Malcolm Smith? 
 30 
MS SMITH:   That is correct. 
 
SIR HANSEN:   And you are the Chairperson of the Lyttelton-Mt Herbert 

Community Board? 
 35 
MS SMITH:   I am. 
 
SIR HANSEN:   And you have given a written statement of evidence dated 

25 November? 
 40 
MS SMITH:   I have. 
 
SIR HANSEN:   And can you confirm that it is true and correct? 
 
MS SMITH:   No, I have an error to correct if that is all right. 45 
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SIR HANSEN:   Well, you take us to that error. 
 
MS SMITH:   Okay, first of all it is right at – well, what happened was we got 

a bit confused drafting it between natural hazards and hazardous 
substances, for reasons which I will explain later. 5 

 
SIR HANSEN:   Well, no, it is fine, if you just take us to the correction first 

and we will make the correction. 
 
MS SMITH:   On page 18, objective 3.6.6, amenity health and safety, we say, 10 

“The Board supports the whole objective”, can we delete “the whole of 
objective 3.6.6. amenity health and safety and in particular supports” 
and just insert the word “clause” instead so that it reads, “The Board 
supports clause 3.6.6(a)(i) the health and safety of the district’s 
residents are protected”.  And the reason we are making that change is 15 
that we had not taken in the (iii) clause which is about sensitive 
activities not being established. 

 
SIR HANSEN:   Okay, and is there any other correction you want to make? 
 20 
MS SMITH:   No, that is all. 
 
SIR HANSEN:   So subject to that correction you confirm your evidence is true 

and correct? 
 25 
MS SMITH:   Yes. 
 
SIR HANSEN:   Okay.  Now, you have got the opportunity now to speak to 

your statement of evidence to us and then then the Board may have 
some questions of you.  Thank you. 30 

 
MS SMITH:   As we wrote the Lyttelton-Mt Herbert Community Board 

represents the people of Lyttelton, the other communities around 
Lyttelton Harbour and Port Levy.  And I have also given the Panel 
copies of our board’s strategic objectives for your information so you 35 
can kind of see where we are coming from. 

 
 I have to admit that I am not familiar with the whole proposed 

Replacement District Plan nor all the submissions or further 
submissions or the transcripts.  My knowledge of it is very patchy so if 40 
I seem ignorant that is because I just have not had the capacity to read 
it all. 

 
 In general we agree with the strategic objectives and policies in 

chapter 3, and today I will just focus on the issues where the board is 45 
less supportive and I also wanted to correct that error. 
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 Firstly, the temporary accommodation permits which we call the TAPs, 

which is addressed under 3.6.1.4 policy.  We have – you will, probably 
reading between the lines, see we are a bit ambivalent about the 
temporary accommodation permits.  We have 10 in Lyttelton that I am 5 
aware of and - - - 

 
JUDGE HASSAN:   Sorry, Ms Smith, just to pause a minute just so that I do 

not lose track of where you are in the page. 
 10 
MS SMITH:   Oh, where am I talking and which part am I talking to? 
 
JUDGE HASSAN:   Yes, where you are speaking to. 
 
MS SMITH:   Okay, page 7, what we called 3.2. and it is a reference to policy 15 

3.6.1.4 about temporary recovery activities. 
 
JUDGE HASSAN:   I have got, thank you. 
 
MS SMITH:   We have got 10 TAPs in Lyttelton and we have got a couple in 20 

Diamond Harbour that I am aware of.  A situation has arisen in 
Diamond Harbour where we have got two competing cafés, one of 
them recently upgraded and had to go through all the normal 
consenting processes and the one which is operating under a temporary 
accommodation permit did not have to do all that stuff.   25 

 
 So we have had an expression from the owner of the situation is not fair 

and so that has made us think about the kind of fairness of people being 
able to establish businesses where there are existing businesses. 

 30 
  [9.55 am] 
 
 And a similar sort of thing has happened in Lyttelton where one of the 

businesses established is a real estate agent which did not exist 
previously in Lyttelton and it has established under a temporary 35 
accommodation permit even though there are a couple of other real 
estate businesses which are in their original premises and having to pay 
full commercial rates and so on. 

 
JUDGE HASSAN:   Ms Smith, I do not want to interrupt you, but one of the 40 

things to be mindful of is that the Panel is under a restriction in its 
capacity to consider trade competition effects. 

 
MS SMITH:   That is true, yes. 
 45 
JUDGE HASSAN:   But anyway you may be able to - - - 
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MS SMITH:   But I guess - - - 
 
SIR HANSEN:   Your wider point is that - - - 
 5 
MS SMITH:   My wider point is that - - - 
 
SIR HANSEN:   - - - the temporary activity should not be able to be used 

unfairly? 
 10 
MS SMITH:   Exactly.  So can we now move to the accessible development 

policy 3.6.2.1, which has got a sort of transport focus.  We support this 
clause.  In Lyttelton in particular there are some, what are sometimes 
referred to as severance issues between the town and the public 
transport network in particular, because of the volume of port freight 15 
which is moving along Norwich Quay and the public transport system 
is on the far side of it.  So we have got quite a hazardous situation for 
residents there. 

 
 Air quality is an issue for our community, especially the growing 20 

amount of diesel exhaust which is a carcinogen and people are 
concerned about that.  We have got multiple sources in quite a 
restricted area there. 

 
 And the other thing is Diamond Harbour ferry, which is part of the 25 

Christchurch public transport system.  It is vulnerable because of port 
activity.  There is a proposal to move the ferry berth location which 
significantly reduces the walkability of that connection to the Lyttelton 
town centre, making it a much less attractive transport option for 
communities on the south side of the harbour.  This is why we have 30 
suggested this additional clause in our submission. 

 
 The issue where we have the greatest difficulty with the strategic 

objectives is 3.6.2.8 which is the strategic one about infrastructure on 
page 11.  The relationship between sensitive activities, which in 35 
Lyttelton are mainly residential accommodation and port activities, 
there has been a bit of tension over the years on that.  We seek an 
additional policy because we do not think that the current planning 
provisions have got the balance quite right. 

 40 
 With respect to the infrastructure policy 3.6.2.8, from our reading the 

clauses A, B and D all kind of say the same thing in different ways, and 
A talks about limiting the effects, B talks about ensuring strategic 
infrastructure operations are not limited and D talks about protecting 
the Port specifically to minimise conflict between adjoining activities. 45 
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 And there is also a clause in the health and safety and amenity policy, 
A No 3, about not establishing sensitive activity near noisy or smelly 
activities.   

 
 So all four of those policies or objectives kind of are saying the same 5 

thing in different ways and we cannot quite understand why so many 
different ones are needed, but maybe there is a legal reason, I am not 
sure. 

 
 With respect to the natural hazards objectives 3.6.5, we do not want to 10 

see the wording reduced to “appropriately managed” because we think 
this will mean that it is more likely that things will be able to happen 
which do not reduce the risk to residents, and which may even increase 
the risk.  If the earthquakes have taught us one thing it is to take risk 
seriously. 15 

 
 And, as I said in my evidence, I got mixed up between the natural 

hazards policy and the hazardous substances policy, and in our 
evidence there is the backstory about our recent experience with the 
Mobil jet fuel leak which highlighted for us the combined risks of 20 
natural hazards and hazardous substances for people living in our 
community. 

 
  [10.00 am] 
 25 
 So coming back to the amenity health and safety objective, which is the 

last one in the chapter 3.6.6, I corrected my evidence saying that we do 
support the first roman clause but do not support the objective No 3 
which seeks to prevent sensitive activities being established near 
lawfully established noisy and smelly activities, for example a working 30 
port. 

 
 Development economics for commercial zoned properties in the 

Lyttelton town centre mean that they need to have some residential 
accommodation to make the rebuild viable.  And if a strategic objective 35 
like this which seeks to prevent sensitive activities such as residential 
accommodation being developed, we think this will work against 
Lyttelton’s recovery by inhibiting or making it more difficult for people 
to rebuild on their commercial sites in Lyttelton town centre. 

 40 
JUDGE HASSAN:   Does that depend on what you mean by the word “near” 

in that policy? 
 
MS SMITH:   The policy being established near, is that the word from the 

policy or is that – because I have only got my handwriting here? 45 
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JUDGE HASSAN:   That is the word, yes.  That is the word from the policy, I 
have got the policy open. 

 
MS SMITH:   I guess it probably it does but in Lyttelton we have a special 

zone which kind of defines where “near” is, it is called the Port-5 
something zone, the Port - - - 

 
MS DAWSON:   That is the overlay zone. 
 
MS SMITH:   The Port zone overlay. 10 
 
JUDGE HASSAN:   So you have got concerns about the overlay zones - - - 
 
MS SMITH:   We certainly have and we will go into more detail when we get 

to the commercial and residential zone chapters about that. 15 
 
JUDGE HASSAN:   Yes. 
 
MS SMITH:   Any questions, that is it? 
 20 
SIR HANSEN:   Thank you.  Ms Dawson? 
 
MS DAWSON:   I was just going to ask the same sort of question you have 

just been discussing with the judge.  So one of the effects I understand 
you are saying of the Port, I think it is called “influences overlay” or 25 
something like that, is to define “near” and at the moment in the Banks 
Peninsula Plan, and potentially in this Proposed Plan, it has the rules 
that would prevent residential activity, for example, being in 
conjunction with commercial activity in that area? 

 30 
MS SMITH:   They certainly work to make it much more difficult and that is 

why we are concerned. 
 
MS DAWSON:   And does it have other influences, that overlay, in terms of 

sensitive activities establishing near the Port or is it principally around 35 
residential? 

 
MS SMITH:   It is principally residential but not just in the residential zone but 

our main concern is in the commercial zone where we have got all 
these empty sites, particularly along Norwich Quay which, you know, 40 
people are – the economics of it make it very difficult for people to 
rebuild and this just adds another uncertainty and extra expense. 

 
MS DAWSON:   Thank you very much, so you have answered my questions, 

thank you. 45 
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SIR HANSEN:   Thank you.  Dr Mitchell? 
 
DR MITCHELL:   Thank you, sir.  Good morning, Ms Smith. 
 
MS SMITH:   Good morning.   5 
 
DR MITCHELL:   I do not live in Christchurch anymore and the last time I 

went to Lyttelton was about two years ago and it was in a state of – it is 
hard to put into words – I mean it was seriously damaged, it was very, 
very obvious.  Have things improved dramatically in that last couple of 10 
years would you say?  Is the rebuild starting to happen or is it still 
stalled? 

 
MS SMITH:   I do not think you could say improved dramatically.  There is 

still nearly all the sites where buildings were severely damaged and 15 
have been demolished are still empty, apart from temporary activities 
on them.   

 
 My understanding is that currently all the existing commercial property 

is let, so that is quite a good sign because that means there is now going 20 
to be a bit more demand and that might help push some of these people 
– and my understanding is quite a lot of the property owners in that 
commercial zone are waiting for these District Plan changes because 
there is a whole list of changes, which you will come to in the 
commercial zone, that are making it easier for those sites to redevelop. 25 

 
 The area where real progress has been made has been in community 

facilities and you asked that question of the other boards.  The Council 
has made quite a significant investment in Lyttelton and the community 
pool is very close to being repaired.  They have spent a lot of money on 30 
a new civic space because that was one of the things that was identified 
through the Lyttelton Master Plan.  I do not know if you are familiar 
with that but that was a sort of recovery plan.  And the repairs to the 
recreation centre, repairs to the library are about to happen.  So the old 
service centre has been demolished and they are soon going to provide 35 
facilities for the service centre. 

 
  [10.05 am] 
 
 Yes, and in general that side of things is going quite well.  So what was 40 

your question again? 
 
DR MITCHELL:   You have answered it, it was just what the state of play of 

Lyttelton in terms of rebuild was. 
 45 
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MS SMITH:   One of the issues is cruise actually, because you are quite right, 
Lyttelton still looks pretty shabby, I mean, one of the things is the 
temporary accommodation permit that it is held by Fulton Hogan which 
occupies a huge site right in the middle of Norwich Quay, and it has a 
trucking yard there, and cruise ship operators are saying they do not 5 
want the cruise to come back to Lyttelton because it is so shabby, and 
they are saying they prefer the Akaroa option. 

 
 So cruise has a small impact on the local businesses, apparently they 

record about a 10 percent increase on a cruise ship day in turnover, but 10 
you know, it is pretty important for the rest of the region that some of 
that trade comes back through Lyttelton but because Lyttelton looks 
pretty shabby, there is a reluctance by those operators to rebirth here. 

 
DR MITCHELL:   I do not think I said it looks shabby, I said I think it looked 15 

devastated. 
 
MS SMITH:   Okay, well we moved from devastated to more shabby now. 
 
DR MITCHELL:   Just two more questions and just quite quickly.  You have 20 

made mention of this port overlay and so forth.  Is the Port company a 
good neighbour to the citizenry of Lyttelton? 

 
MS SMITH:   I have made it clear in my submission that there has been 

ongoing tensions between the community and Lyttelton, and they go 25 
back a long way.  The Port noise overlay process, it was an 
Environment Court process, there is still residual unhappiness in the 
within the community about that outcome. 

 
 The relationship between the Port Company and the community as we 30 

see it, has got a bit better lately, I mean, there has been more interaction 
over the Port Recovery Plan, they have run a very comprehensive 
consultation process and there has been more talk, but I mean, I think 
we said in our original submission something along the lines that – yes, 
it is difficult at times and I think it would be fair to say that there is an 35 
area of improvement for the Port Company in its relationship with the 
community.    

 
DR MITCHELL:   Thank you.  And just one final question, you talked about 

natural hazards and about the difficulty of using words like ‘manage’ 40 
and those sorts of things. 

 
MS SMITH:   Yes. 
 
DR MITCHELL:   We have had quite a conversation with the various planners 45 

that have proposed quite a number of different wordings in that regard, 
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and there has been no consensus amongst folk around that, but leaving 
aside the niceties of drafting, is your view about the natural hazard 
risks from things like the pipeline, is that they need to be minimised to 
the extent that it is practicable to do so. 

 5 
 In a nutshell, is that what you would be seeking?  
 
MS SMITH:   Because I was here when you asked someone else – somebody 

else a question about that yesterday - - - 
 10 
DR MITCHELL:   It was probably me. 
 
MS SMITH:   - - - thinking about that Liquigas pipeline going over the hill 

there, and I guess- you know, I have sat on consent panels making 
decisions on individual consents and I know how important sometimes 15 
these words become when you are assessing something, and I was 
thinking if you have the word ‘actively manage’, it seems to me like it 
would be – let us say Liquigas needed to increase its capacity and 
needs to put a second pipeline over there. 

 20 
 If you have actively manage, I would say it would be more likely that 

they would run parallel to the existing one, whereas if you have a word 
like ‘avoid’ or ‘reduce risk’, then they will be forced to look for a better 
route for their second pipeline. 

 25 
 Do you see what I mean, which actually does not go through the high 

hazard areas. 
 
DR MITCHELL:   I understand that. 
 30 
MS SMITH:   It may cost them more and that is, you know, that is a problem 

but in terms of the safety of our community I would rather see that risk 
spread, and I think for the strategic asset, there would be some 
resilience benefits too. 

 35 
DR MITCHELL:   That is very helpful, thank you, Ms Smith. 
 
SIR HANSEN:   Thank you. 
 
JUDGE HASSAN:   Ms Smith, just on that line and you talked earlier about 40 

feedback that you got from the community about noise, and I was 
actually thinking about it when you said that, and you just mentioned 
about this community perception of safety. 

 
 So when we heard that evidence from the oil companies and so forth, 45 

Mobil in particular, they described, for instance, the damage to the tank 
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farm and so forth from the landslide, so to what extent did you get 
feedback through that time, that awful time, from the community about 
– did you get feedback and how they felt, did they feel unsafe, did they 
give you that sort of feedback? 

 5 
  [10.10 am] 
 
MS SMITH:   Certainly, and there were people living above there who were 

already stressed for a number of reasons who had actually – one 
woman in particular, it really pushed her over the edge, not literally 10 
over the cliff, but you know, in terms of having to evacuate for this 
time again, and so there was definitely a sense of not being safe, it was 
partly because you could smell it in the air all the time, you knew about 
it, and then it was a pretty high risk situation for the Fire Brigade which 
are all volunteers and are known, because it is a small community 15 
everybody knows them so - - - 

 
JUDGE HASSAN:   Yes, and what about the fuel transport that had to occur 

through the tunnel.  How did people feel about that? 
 20 
MS SMITH:   I think people have got used to it.  Are you talking about since 

the earthquake our gas has to go - - - 
 
JUDGE HASSAN:   Well, what we heard through the evidence was normally 

the Transport Agency has a policy against – bylaws against fuel 25 
transport through tunnels, but they were relaxed in the aftermath of the 
earthquake because the pipeline was damaged and needed to be 
repaired, and I just wondered, given that is a main commuter route for 
Lyttelton people into the city, whether you had any feedback at the 
time from people about whether they felt an elevated sense of risk from 30 
that? 

 
MS SMITH:   Yes, it was expressed closer to the time, but I think so much 

time has elapsed that everyone has got used to it and does not think 
about it anymore, do you know what I mean? 35 

 
JUDGE HASSAN:   Are you saying that people get used to the perception of 

safety, does that apply for tanks as well?    
 
MS SMITH:   So are you asking me whether people are used to the presence of 40 

the tanks, therefore they do not see them as a risk? 
 
JUDGE HASSAN:   Yes, I just wanted to get a perception of this risk issue for 

people.  You know, if people have an anxiety of a safety issue - - - 
 45 
MS SMITH:   Yes. 
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JUDGE HASSAN:   - - - people can have that issue in their minds even if they 

see a tank that is fully intact. 
 
MS SMITH:   Yes, and different people have different thresholds for that sort 5 

of thing too. 
 
JUDGE HASSAN:   So would it not be the case – sorry, I understood your 

answer to that but then I got a little puzzled with your second answer 
about the tunnel because you said, ‘people got used to that.’  I took 10 
from that you were saying they no longer had a safety anxiety anymore 
about transport of fuel through the tunnel, which seemed a bit 
incongruous - - - 

 
MS SMITH:   I guess what I am saying is my impression is that people accept 15 

that that has to happen but they also realise that there is an increased 
risk where they are living.  Does that help? 

 
JUDGE HASSAN:   Yes, it does help, thank you.  So you think it is important 

for the Panel to be mindful of that in terms of how that impacts 20 
community wellbeing, that perception of risk of dangerous goods and 
so forth and their transport in Lyttelton and through to the city? 

 
MS SMITH:   Yes, I do, and in particular, one of the things we often hear is 

that people from Christchurch are reluctant to come through the tunnel 25 
because they think there is a risk, or they believe there is a risk and that 
that has an impact on the economic impact on Lyttelton. 

 
 And also a social one - - - 
 30 
JUDGE HASSAN:   Yes. 
 
MS SMITH:   -- - - you know, I have talked to people whose relations do not 

come to see them in Lyttelton because of that risk and they have to go 
through.  35 

 
JUDGE HASSAN:   I wonder whether that is another reason why we can think 

about the value of having strategic infrastructure assets recognised as 
needing to be dealt with in a way which provides for their resilience as 
much as possible, and also provides to the extent we can, against that 40 
risk of anxiety occurring in a community, that perceived anxiety of 
perceived health risk.  It is called reverse sensitivity in the planning 
speak, and I do not want to use that planning speak, I was trying to 
avoid it. 

 45 
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MS SMITH:   I have never quite understood what is meant by reverse 
sensitivity but - - - 

 
JUDGE HASSAN:   Well, an example might be, here is this industrial facility 

or pipeline and so forth, and people just seeing it and being proximate 5 
to it gives them an anxiety and it affects their wellbeing, it impacts 
them, so do you see what I mean - - - 

 
MS SMITH:   Yes. 
 10 
JUDGE HASSAN:   - - - in terms of how land use patterns should be 

considered 
 
MS SMITH:   Okay, and you are saying - - - 
 15 
JUDGE HASSAN:   It is important to factor that in when we consider land use 

patterns and - - - 
 
MS SMITH:   You are factoring in peoples’ perceptions? 
 20 
JUDGE HASSAN:   Yes. 
 
MS SMITH:   Certainly, as well as an actual risk, measureable risk? 
 
JUDGE HASSAN:   Yes. 25 
 
MS SMITH:   Yes I do think so, I think that would help peoples wellbeing if 

they are inclined to perceive it as a risk. 
 
  [10.15 am] 30 
 
JUDGE HASSAN:   Thank you very much. 
 
SIR HANSEN:   Is the community generally accepting of the need for a tank 

farm at Lyttelton Port or is the community view it should be 35 
somewhere else? 

 
MS SMITH:   No I think they – people in Lyttelton accept they live in a port 

and in some ways that is why the port overlay is kind of weird because 
most people, 9 out of 10, are cool with the adverse effects of living in a 40 
port.  It is just at the Port Company kind of has to protect itself against 
the odd one who are going to take them to Court I guess.  But so your 
question was the tank farm and, no – that is what I am trying to say is 
that the Lyttelton people have grown up with that tank farm, the ones 
that have lived there always, the ones that have chosen to live there 45 



 Page 1000 

  
Christchurch Plan Independent Hearing Venue, Christchurch 12.12.14 

since like the port atmosphere the tank farm is pretty much part of that 
port. 

 
SIR HANSEN:   Okay, thank you.  Thank you, you may stand down. 
 5 
MS SMITH:   Thank you. 
 
SIR HANSEN:   And thank you for coming in and presenting to us today. 
 
<THE WITNESS WITHDREW [10.15 am] 10 
 
 Now Spreydon-Heathcote.  Mr McMahon is it?  Come forward please.  

Mr McMahon you have a statement do you wish to give that as 
evidence or is that simply a submission to the Board? 

 15 
MR McMAHON:   It is simply a submission. 
 
SIR HANSEN:   Well, we have read it so you have got a chance now to 

highlight the important bits, to expand on it in any way, just tell us as a 
representative of your Community Board what you think we should be 20 
listening to. 

 
MR McMAHON:   Sure, thank you.  The primary things I wish to highlight is 

Treaty obligations to Manawhenua, climate change and sustainability.  
The necessity for living space in boarding houses and social housing 25 
complexes and the desirability of creating urban villages.  And you will 
see all those things in our submission. 

 
 It is my Board’s view that the plan as proposed does not really provide 

any pathway or way of making concrete obligations to hapu and 30 
Manawhenua, and we would like to see it made more explicit and more 
clear.  In some ways it just seems like a bit of an overlay rather than 
something that it is integrated within this chapter. 

 
 In terms of the fourth Labour Government’s response to Cook’s J 35 

rulings around the principles of the Treaty Article 2 guarantees to 
Māori hapu the control and enjoyment of those resources in taonga is 
their wish to retain.  The preservation of a resource based restoration 
tribal self-management and the active protection of taonga, both 
material and cultural.  The necessary elements of the Crown’s policy of 40 
recognising rangatiratanga, and the Treaty is regarded by the Crown as 
establishing a fair basis for two peoples in one country, duality and 
unity are both significant. 

 
 Now there is – currently the way that Manawhenua are engaged by the 45 

Christchurch City Council in our view is inadequate generally, and so 
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this really is as a landmark generation document should make explicit 
which has been learnt over the past 30 years around engagement with 
mana whenua.  And I say mana whenua because there is generally lots 
of talk about tangata whenua but as a Board we are particularly 
concerned.  We want to engage as much as we can with mana whenua 5 
around especially the Heathcote River.  And that is really outside of 
this discussion, but I just wanted to highlight that. 

 
 Secondly, climate change and again it does seem like there is token 

reference in this strategic outcomes chapter, Strategic Directions 10 
chapter, to the climate change and sustainability and when you consider 
Christchurch a low-lying city with such damaged land in areas which 
are much more low-lying with flooding risks, climate change and 
sustainability should be at the forefront.  We have an opportunity to 
shape the city for the next 100 years perhaps, and climate change will 15 
be – by 2050 we could have a metre of sea level rise.  And this Plan 
needs to have that at the forefront of the focus of how we continue to 
build and develop Christchurch. 

 
  [10.20 am] 20 
 
 Thirdly, I work with young people helping them to find housing and 

there is a housing crisis.  It is serious.  And people are increasingly 
being pushed into living in circumstances in boarding houses and 
things where there is not adequate pro-social space.  There are stories 25 
and you have seen some about things that are happening in south 
Auckland in the news recently where people live in these – they have 
rooms, they do not have their own space.  They just have this room and 
they do not have a way of being social and I think it is incumbent on 
the Council and the Panel to ensure that when we are building boarding 30 
houses that they actually are pro-social, humanising environments that 
have living space, and I think that needs to be in the rules because 
given the demand and the lack of supply we need rules to ensure that 
people are not just put into pens if you know what I mean. 

 35 
 And finally, urban villages.  The focus on key activity centres, while 

understandable, I think misses the point that we are actually trying to 
create – what we learnt after the earthquakes is that Christchurch is not 
just one city.  It is made up of a whole bunch of little villages and that 
people want and need to be able to, for purposes of simply being 40 
human, but also in terms of resilience, we need our local shops and we 
need our local facilities.   

 
 And I feel that the Plan is still kind of locked into a centralised mind-

set, and a focus on key activity centres which are predominantly made 45 
up of malls, malls are not villages.  Malls are focused around cars and 
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around people driving to malls.  Some of the newer key activity centres 
will be much more like villages, but the older ones I think are 
effectively given preference.  I would rather see a focus on creating 
smaller centres and ensuring that there are small amounts of 
commercial and mixed use space to develop urban villages.   5 

 
 And that is really the summary of the main points. 
 
SIR HANSEN:   Thank you.  Just one point that you may or may not be aware 

of since the hearing has commenced, at the request of Ngai Tahu 10 
significant changes and drafting of the Council version of the Strategic 
Directions has been made, and my understanding by and large Ngāi 
Tahu are content with that document as it new reads.  I think that would 
fairly summarise their position.  Does it still not satisfy you or are you 
unaware of that? 15 

 
MR McMAHON:   The question is how does it engage – engaging with iwi - - 

- 
 
SIR HANSEN:   Are you aware of the changes? 20 
 
MR McMAHON:   I am not aware of the changes, no. 
 
SIR HANSEN:   Right. 
 25 
MR McMAHON:   Thank you for highlighting that.  It engages with iwi but 

how does it engage with hapu?  At the moment there are not really any 
processes for us engaging with our local hapu, and considering this 
about land, it is about whenua, it would be really excellent if we could 
have clear processes in the Plan of how mana whenua are engaged. 30 

 
SIR HANSEN:   Thank you.  I will see if there are other questions.  Ms 

Dawson? 
 
MS DAWSON:   Yes.  Thank you very much Mr McMahon.  Could you please 35 

tell me the area of your Board? 
 
MR McMAHON:   It is Spreydon-Heathcote.  So the eastern boundary is 

Chapmans Road in Woolston.  The western boundary is Hendersons 
Road in Hoon Hay.  The very edge of Hoon Hay.  The northern 40 
boundary are the railway tracks.  The southern boundary is Summit 
Road.  About 58,000 people live in Spreydon Heathcote.  And a big 
chunk of it is the Port Hills in terms of – geographically the Port Hills 
take up a large chunk. 

 45 
MS DAWSON:   The northern face of the Port Hills, the side facing the city? 
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MR McMAHON:   Yes, correct. 
 
MS DAWSON:   So I mean large areas of your Board area must have been 

badly affected particularly in the February and even the subsequent 5 
major quakes. 

 
MR McMAHON:   Yes, February and June in particular. 
 
MS DAWSON:   June yes.  So just stepping back from the particular issues 10 

you have mentioned already, what are the major issues facing the 
people in your ward post-quake that people like us on the Panel should 
be aware? 

 
  [10.25 am] 15 
 
MR McMAHON:   Insufficient housing is the number one issue.  And in terms 

of actual damage to housing, is in the hills is the most significant, 
particularly around like the Huntsbury area, so leading from about sort 
of St Martins across to like Bowenvale Avenue, that area in Major 20 
Aitken and Rapaki Drive and things. 

 
 The damage to housing there is significant, but of course the levels of 

insurance there would also be much higher than average, but also the 
value of homes are much higher than average, but of course, there is 25 
also a lot of people who are asset rich and cash poor in the hills. 

 
 I mean, there are a lot of people who – yes, the rebuilding is very 

difficult, put it like that, rebuilding in the hills is very difficult – it has 
always been more difficult building in the hills and it is now more 30 
difficult and the land, the quality of land varies significantly. 

 
 Another issue would be lack of community facilities, lack of 

community space and significant damage to predominantly older 
buildings and so limited community space, and changes in like 35 
Government policy towards schools and things is dislocating for 
families. 

 
MS DAWSON:   Thank you very much. 
 40 
SIR HANSEN:   Thank you, Dr Mitchell. 
 
DR MITCHELL:   No, thank you, sir, that is very clear, thank you. 
 
SIR HANSEN:   Judge. 45 
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JUDGE HASSAN:   Thank you, Mr Chairman, just a couple of matters, 
Mr McMahon.  First of all, it is not so much a question but on the 
matter that the Chairman took up with you in regard to tangata whenua, 
you may, just for your assistance want to refer to the Ngai Tahu version 
that has been proposed, and just on your particular point, I see there is a 5 
description under a Ngai Tahu mana whenua of this, Papatipu runanga, 
are the organisations who represent those who hold mana whenua over 
particular areas within the takiwa of Ngai Tahu.  

 
 And it goes on to say, “In matters of consultation under the Act, Te 10 

Runanga as the iwi authority requires Councils to consult directly with 
the Papatipu runanga with whom whose Takiwa Plan will take effect.” 

 
 That sounds like it might line up with your concern. 
 15 
MR McMAHON:   Yes, that is very encouraging, thank you. 
 
JUDGE HASSAN:   Obviously the Panel will have to consider all matters but 

that at least indicates that is where Ngai Tahu are seeking relief. 
 20 
 Just following up on your comments and I found quite helpful 

impressions of the community and you mentioned a couple of things 
which I wanted to ask questions about.  One was about – you 
mentioned about the community facilities issue and you might have 
heard me ask questions of the community boards about that topic. 25 

 
 And I took from your earlier comments that you have particular 

engagement in what you do with young people in your area, is that 
correct? 

 30 
MR McMAHON:   Yes. 
 
JUDGE HASSAN:   Do you have an impression that young people in your area 

have suffered as a result of a loss of places where they can hang out?   
 35 
MR McMAHON:   The main impact on young people is I guess they are more 

sensitive to social change and they do not really have a choice, they do 
not really get to say as much as they should, and so it has been 
tremendously dislocating with impact on schools and things like that, 
and the community organisations that support young people in 40 
Christchurch have also had significant impacts on their facilities and 
hey have been dislocated and so the helpers have been impacted 
negatively as well - - - 

 
JUDGE HASSAN:   Yes. 45 
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MR McMAHON:    - - - and the rents now that community organisations are 
facing, are severe.  There is a lack of supply of affordable housing of 
course, but also space for community groups, and I am not sure how 
the District Plan can actually help that, because if you are looking at 
new development, it is inevitably going to be more expensive. 5 

 
JUDGE HASSAN:   Well, you should be optimistic perhaps about how plans 

can deal with these things. 
 
 Did you hear, there was evidence from the Crown, an expert called 10 

Ms Mitchell, and she described these very sorts of things that you have 
obviously had personal experience about, this dislocation stuff, that 
facilities for young people was one thing she mentioned as well. 

 
 I take it that the community board would be supportive of the Panel 15 

considering policies that might give emphasis to enabling the recovery 
of those facilities at an early stage?  

 
MR McMAHON:   Yes, very much so.  I mean, I want to emphasise that these 

need to be local rather than centralised facilities, you know, so that all 20 
our different communities of young people, both geographic and in 
terms of identity, are able to have facilities that are actually suitable to 
them. 

 
  [10.30 am] 25 
 
JUDGE HASSAN:   Yes. 
 
MR McMAHON:   And having big things in the central city is not what is 

needed.  You know, some big things in the central city is good but a 30 
focus on those things override a focus on those things, I think would be 
detrimental. 

 
JUDGE HASSAN:   Yes.  And finally, just on this question of, I am 

particularly interested in your earlier comments about young people 35 
having to go into lodgings and so forth, the undesirability of that. 

 
 Have you got a personal perspective there on whether, if you like, 

young people that may not be earning very much have found 
themselves pushed out of the rental market in terms of normal 40 
dwellings? 

 
MR McMAHON:   Young people were, before the earthquakes, were at the 

bottom of the heap anyway, so the best estimate of the number of 
young people homeless, which if the broad definition of homelessness 45 
is internationally, accepted, the Canadian definition of homelessness, 
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would be about one and a half thousand young people homeless before 
the earthquakes.  Now that number has gone, there is no qualitative 
evidence of this but there are lots of qualitative – you know, like 
Council’s own Housing Pressure Study said that 7,000 people in total 
were homeless, and I think that study was last year. 5 

 
 And we are working with young people, in particular, young parents all 

the time in my role and they are – I have got lots and lots of stories 
about people living in cars and lots of people living, sleeping on 
couches in places that are undesirable for them and their children. 10 

 
 What I think is really needed is a purpose built housing facility, a Foyer 

model, somewhere in the central city, close to education and close to 
public transport infrastructure and services.  A purpose built facility, 
there are great working models from overseas and I think a district plan 15 
definitely could help with that. 

 
JUDGE HASSAN:   And finally, on your point about villages.  Do you think it 

would help the cost, and you mention driving being an issue with the 
key activity centres, do you think it would help to encourage a more 20 
village approach to these centres to have a range of housing where 
people can walk to the village?   

 
MR McMAHON:   Yes, and I think something else that would help would be 

setting aside designations for light rail now, because if you put in those 25 
designations, developers have confidence to invest in medium density 
housing, and the need for putting in, you know, allowance for cars 
diminishes significantly.  Whereas, if you put in bus routes, the bus 
routes can change, we just had a bunch of changes, so I think light rail 
corridors would really encourage the development of medium density 30 
along main traffic corridors, and the slowing down of streets. 

 
JUDGE HASSAN:   Thank you, thank you very much, Mr McMahon. 
 
SIR HANSEN:   Thank you, Mr McMahon. 35 
 
 Thank you.  I just note – I have a note that Burwood Pegasus have 

withdrawn their request to be heard today, so could I just thank all of 
the community boards that have attended today and presented to us, it 
is important that we hear that community voice. 40 

 
 We are conscious of the constrained timeframes that this Panel and 

everybody else has, and I know how much work you have had to do to 
be in a position to present to us, but we are grateful for that, we are 
grateful for your evidence and submissions and we will, of course, 45 
consider them in our deliberation, and I imagine we will probably see 
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you back on some of the later chapters as well, so we look forward to 
that.  Thank you all. 

 
 I see Mr Rolleston has appeared and thank you for coming forward 

Mr Rolleston, because I know you were not due until quite late this 5 
afternoon, so would you like to come forward. 

 
MR ROLLESTON:   Where would you like me to sit? 
 
SIR HANSEN:   You are making a submission as opposed to giving evidence? 10 
 
MR ROLLESTON:   Yes. 
 
SIR HANSEN:   Yes, just there will be fine.  We have read your submission so 

it is an opportunity for you to speak to it, to highlight pieces of it, 15 
perhaps it would be useful if you would explain how this would all fit 
in with the Central City Plan and all the Government plans and things 
like that.  We are being rather formal in having people standing I am 
sorry to say - - - 

 20 
MR ROLLESTON:    I will certainly stand.  Have you got the executive 

summary document? 
 
  [10.35 am] 
 25 
SIR HANSEN:   I think it would be useful just before you start because I am 

sure probably myself and Ms Dawson are aware of your background in 
the Christchurch scene but Judge and Dr Mitchell probably are not, so 
just a brief background of your particular interests in Christchurch and 
your involvement in it. 30 

 
MR ROLLESTON:  Right. 
 
SIR HANSEN:   Before you go to your executive summary. 
 35 
MR ROLLESTON:   Thank you, sir.  First of all I would have to say I am here 

as an amateur.  I do not consider myself to be a professional.  But I 
have lived, worked and been a property developer in central 
Christchurch since I was a student at the University of Canterbury, a 
failed student I may say. 40 

 
 And so I have a deep understanding of what has gone on in planning 

terms in central Christchurch between the four avenues from the late 
1960s, and that is my interest in submitting to you.  It is a submission 
around trying to improve planning standards. 45 
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 So I suppose, sir, in a brief summary, I developed retail shopping 
precincts in the central city.  I have managed hundreds of retail 
premises there.  I have managed high rise commercial buildings and I 
have had my offices in the city in various locations for the last 40 
years, so it has sort of been a base camp for me and I feel I understand 5 
it well enough to be able to share some thoughts with you. 

 
SIR HANSEN:   Thank you. 
 
MR ROLLESTON:   Which is really all I wish to do. 10 
 
SIR HANSEN:   Yes, thank you.  We would appreciate that. 
 
MR ROLLESTON:   The essence of my submission is this, that the residential 

planning opportunity within the four avenues for improvement is what I 15 
think will be an absolute key sustainable driver for the success of the 
new central Christchurch.  And in particular I have referenced my 
remarks to the areas of land which lie outside what I call the CERA 
city.  So essentially between Manchester Street and Fitzgerald Avenue 
and Bealey Avenue back, linking it up. 20 

 
 And I think that if there is a criticism of the existing Plan it is that not 

enough attention has been to this area of the central city, and it is a 
requirement, as I understand it, that we try as a community to 
encourage between 15,000 and 20,000 people to come and live within 25 
this area. 

 
 The post-earthquake CERA city has set out its plans and I do not wish 

to comment on that except to say that I certainly support the eastern 
frame residential development, and that is obviously a new build as 30 
against what we have in this part of the central city which is existing 
infrastructure.   

 
 So there is a place for that new build, but the key thing that has 

changed in my view that the planners did not probably adequately take 35 
into account or understand is that a very high percentage of commercial 
Christchurch has actually left the city and in my view has left it for 
ever.  So that in very simplistic terms if you come and operate in the 
central city in an office environment you are essentially paying 
Auckland rents on a Christchurch income.  And there are only a limited 40 
number of commercial entities that can actually manage that. 

 
 There is a lot of optionality because of the way the planning was 

allowed to go and you can effectively, and you will, into the future 
lease in suburban Christchurch perfectly adequate premises for 45 
probably a third less than it will cost you in the central city.   
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 I do not see looking through to the next 30 years I do not see the level 

of commercial infrastructure returning into the central city.  In fact I am 
told by experts that there is already a surplus of commercial office 
space either completed or coming out of the ground, which is pretty 5 
alarming. 

 
  [10.40 am] 
 
 What will the new city look like in 30 years’ time?  I think myself that 10 

if we do not seriously encourage residential development that it will not 
be as good as it could be otherwise.  My submission, sir, is that on the 
two areas marked on the plans which you have in front of you, being 
sort of the more obvious of the two areas, that we actually engage in 
comprehensive residential planning, and that as against what we have 15 
now which develops what you physically see, and typically people 
describe them as “sausage flats” and the rest, because the owner or the 
developer is restricted to an area of land typically subdivided 100 years 
ago, and just complies with standard old site boundaries and 
everything, and so you get a very boring outcome, which is what you 20 
see when you drive around it. 

 
 If your Panel was to insist on comprehensive planning we would get 

romance back into those living areas and I think they could become a 
serious attraction to Christchurch, central Christchurch, and I think that 25 
all the people, the 15 to 20,000 people who would be encouraged to 
move there would become a vital part of the commercial success of the 
new city. 

 
 So we can either leave it alone and do the sort of planning that we have 30 

now, that we have had over the past, or we can be bold and simply say 
why not bring in some fresh eyes to put together a comprehensive Plan, 
no bulldozers, use the existing infrastructure, change the streetscapes, 
and I think that the result could be stunning.  That in essence is what I 
am pleading for and I am very happy to try and answer any questions. 35 

 
SIR HANSEN:  Thank you.  Ms Dawson? 
 
MS DAWSON:   In Cashel Mall or in those core areas as I understand it, I am 

not super familiar with them, the rules, if you might call it that for 40 
developing in those areas, has insisted on development occurring in big 
chunky groups of properties, the commercial development with a 
minimum square meterage that people need to come forward with, with 
development proposals, in order to encourage comprehensive fill in like 
you have suggested. 45 
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 Is that the sort of thing you are thinking that the Plan could insist on I 
think you said?  If development is going to occur you cannot develop 
on your one lot.  You have come forward with your neighbours to a 
certain size or whatever and show the Council or whoever is going to 
look at it how it is going to be comprehensively designed. 5 

 
MR ROLLESTON:   I described that in my paper as saying no building 

permission allowable unless in accordance with the overall Plan. 
 
MS DAWSON:   Yes. 10 
 
MR ROLLESTON:   So that in itself – if you are wanting to rebuild your 

garage, well if your garage is there and it is not in compliance with 
what we are trying to achieve, which is to pretty seriously increase the 
population density, then it goes there.  Let me describe it like this.  I 15 
think the community interest is higher than the individual property 
interest.  And comprehensive planning equals community interest.  And 
you will actually get a better outcome and history tells us that because 
if we walk around central Christchurch now in these areas it is not a 
good outcome. 20 

 
 We can continue in the same vein and in 50 years it will look more or 

less the same, but you could produce and I quote a wonderful – the 
ancient capital of Laos is a town called Luang Prabang and it is on the 
banks of the Mekong River.  It is a UNESCO heritage site.  And it is 25 
two to three storey living, tourism, a bit of technology, just a wonderful 
area.  If you could actually physically flick your fingers and transport 
that into central Christchurch the place would boom. 

 
 And when you look at it there is nothing that clever about it except 30 

someone has thought about width of streets, someone has thought about 
height, someone has thought about design in a holistic sense, not in a 
Lee Kuan Yew sense, but in an open, in a flexible sense and I think that 
comprehensive planning in this residential area could so easily be 
achieved.  You do not necessarily have to insist on it but you lead first 35 
of all the people who live there and secondly, the people who will come 
and follow into that area and bring capital. 

 
  [10.45 am] 
 40 
 Capital, of course, demands certainty, quality planning, provides that 

certainty.  So if you said to me would I sell a business in Auckland and 
bring that capital and invest in the residential area in Christchurch, the 
answer is no, I would not because I do not know who my neighbour is, 
and there is not enough certainty around a good outcome.  There is 45 
plenty of certainty around an average outcome, but my interest is to try 
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and up the standards, and you will only do that, in my view, through 
planning, quality planning. 

 
MS DAWSON:   So one of the things that we are asked to do is to reduce 

unnecessary controls, or prescriptive controls, to make sure that 5 
unnecessary focus on discretionary urban design does not stand in the 
way of getting on and rebuilding and developing, investing. 

 
 But are you saying to us that is actually the reverse? 
 10 
MR ROLLESTON:   Well, I probably should not say this but I would say that 

is GDP driven, it is politically driven and I do not think it will give us 
the best outcome, no.  But I am not saying you should control the 
individual’s right to architecture or to design, no definitely not, no, 
allow that freedom to exist but I do not think that you can expect 15 
15,000 people to live in central Christchurch with one-way street 
systems ramming through the middle of it.  I mean, I just think it is 
unrealistic, it will not happen. 

 
 So unless you can take a bigger view, and why is there not, for 20 

instance, in the planning sense, why is there not a secondary school 
zoned within the four avenues.  I mean, central Christchurch is now 
eastern Christchurch, it is no longer central Christchurch.  Christchurch 
Airport is central Christchurch, so for central Christchurch to succeed 
over the next 100 years, the planning within the four avenues, is going 25 
to have to be outstanding. 

 
 And people have already, like in the commercial city, has already voted 

with its feet, it did not wait for the planners, it is gone, and 
unfortunately a lot of residential planning has gone and we see it, you 30 
know, it is spreading out towards Darfield and I think it is such a tragic 
waste of resource.  Of course, you have got to be passionate about 
wanting your central city to succeed, and I accept that there is a view, 
‘so what, it doesn’t matter’, but in a tourism sense and that is one of the 
problems and the city’s great assets, if you look where the tourists go in 35 
this city, it is blindingly obvious, and then you ask yourself, well why 
do they go there.  I mean, they are not walking up and down 
Manchester Street, you know, they go straight to Worcester Street and 
the they go straight to the Botanical Gardens and they go straight to 
romance and to beautiful buildings and to the right scale. 40 

 
 So in a planning sense, you know, every high-rise – I watched every 

high-rise building being built in central Christchurch, I do not think one 
of them was a commercial success.  As I said in my paper, as measured 
either by rent going up the CPI index or the developer making money 45 
on completion of development.  Not one.  And so they were the wrong 
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asset class in the planning sense for this small town, and here we are, 
and I do make reference to it for us to recognise a physical reality, that 
we are in a swamp. 

 
 I mean, in Manchester Street, I was involved in the early days with a lot 5 

of technology buildings coming out of the ground.  I could not believe 
it, the water is 12 inches below the surface, I mean we are in Venice.  
So it is just crazy that people are pouring concrete and steel out there, 
and of course, they will not make any money, and so the tragedy is that, 
with the odd exception, they will simply not make money. 10 

 
 So what is the new look, and I think that the new look can be driven by 

comprehensive planning around residential and that that will flow so 
that you have that Worcester Street feel and you have – if I had a magic 
wand I would run the Botanical Gardens right through the central city 15 
and have people living in the Botanical Gardens.  And then Sydney 
would wake up and say, you have got to go to Christchurch and have a 
look. 

 
 So I think you will only get that outcome – what my submission is 20 

saying, is that I think you will only get that outcome if you have got 
comprehensive planning.  Allow the individual to have their rights in 
design. 

 
MS DAWSON:   So provided that you are not stepping into the individual 25 

design or architectural merits, but in terms of the areas which are to be 
comprehensively designed, the emphasis on the quality of those spaces 
in and around which the development will occur? 

 
  [10.50 am] 30 
 
MR ROLLESTON:   Yes.  It is a little bit like saying with the new cricket 

stadium in Hagley Park, no higher than an oak tree, I mean, it is as 
simple as that is it not. 

 35 
MS DAWSON:   Thank you very much, thank you. 
 
SIR HANSEN:   It depends on the age of the oak tree I suppose.  Dr Mitchell. 
 
DR MITCHELL:   I have just got one question thanks, Mr Rolleston.  Does the 40 

current lot size and the current parcels of land that are in the areas that 
you are talking about, would that need some readjustment before what 
you are saying could actually come to fruition? 

 
MR ROLLESTON:   Yes, it would, in a number of cases it would, but there is 45 

also the bonus of the ratepayer owning the streets.  So you could locate 
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your boutique villages within these residential areas, the streets are an 
obvious area of real estate to do that in, but I think if we are wanting 15 
to 20,000 people to live there, the commercial drivers would be there 
for neighbours to talk to each other and to realign in accordance with 
the comprehensive plan, they would actually be there.  5 

 
 For instance, you do not need the taxpayer to step in and write a cheque 

out, you do not need the Council, you just need enlightened planning, 
and that might annoy a few people but so what, that is irrelevant.  The 
most important thing is what is in the best interests of the city and we 10 
have got to get, in my view, 15,000 people living within the four 
avenues.  At the moment, I think, sir, there are four and a half, five, so 
it is a big ask and mixed use zoning obviously is essential.  I mean, if I 
want my haircut, I do not need to get in my car and drive somewhere 
else to do it.  You know, you want it within walking distance. 15 

 
 So it is just sort of civilised living really as against bureaucratic living. 
 
SIR HANSEN:   You raised the word bureaucratic in what you have just said. 
 20 
MR ROLLESTON:   Yes. 
 
SIR HANSEN:   How much of this comprehensive planning do you leave to 

the citizenry of Christchurch to do for themselves, with enlightened 
owners and people getting together and working collaboratively, and 25 
how much do you leave to the planning department of Christchurch 
City Council imposing regulation? 

 
MR ROLLESTON:   I accept you have got to have the latter of what you have 

just said, but you do not leave any of it to them because they have 30 
proved that they do not know what they are doing. 

 
 I mean, if you just drive around it, they do not know what they are 

doing, but there are lots of firms and people with real expertise who do 
know what they are doing, and so I would engage them to come in, 35 
work with the local community, work with the people who live in these 
areas and collectively, I guarantee you, they will come up with a plan 
that will enable 15,000 people to live here. 

 
 Now there would be some people who do not want to change, well 40 

okay, you cannot deal with that, but overall, that is the driver and that is 
what is the driver, and I think that is how you go about it. 

 
 I think you need to obviously, liaise with your local body but the local 

body has got to come in behind this process and then stamp, gazette 45 
that planning so that it says, we are in favour, this is where sewer line is 
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and all the rest of it, but they cannot do it of themselves in my view.  It 
is not in their DNA to do it. 

 
SIR HANSEN:   If you did do that and you have said in your summary that you 

would get some independent groups together to come up with the grand 5 
plan.  Who would the client be in that situation? 

 
MR ROLLESTON:   That is the only area where there needs to be a bit of 

money.  Now if there is enough buy-in, I think the community could do 
it, or I think philosophically you could possibly get commercial 10 
interests to participate in that.  But you know, to me, it seems so easy to 
use our precious resources to do that at planning sense, that is so simple 
to do and there are so many good quality people out there who can do 
that, why are we not engaging them. 

 15 
 If you ask your local body to do it, they have got a conflict of interest.  

It almost becomes impossible for them to do it, so I think you bring 
fresh eyes in and you work with CERA with their legislation, you work 
with your City Council, but you have an independent party driving the 
process.  And at the end of that, if the community does not like that, the 20 
Plan would not get to that stage, because the community is involved all 
the way through it. 

 
SIR HANSEN:   All right, thank you, Mr Rolleston. 
 25 
  [10.55 am] 
 
JUDGE HASSAN:   Thank you Mr Chairman.  Good morning, Mr Rolleston.  

I will talk to you as a “newbie”, a “newbie” to Christchurch. 
 30 
MR ROLLESTON:   Yes. 
 
JUDGE HASSAN:   When you started you mentioned your history here.  

When you went to university was it the University in the centre or was 
it the one in Ilam? 35 

 
MR ROLLESTON:   Well you have raised that.  I think there have been two 

disastrous planning decisions.  The first one was to move the 
University of Canterbury to Ilam, and the second one is what the 
Government is doing today.  And I think it is a tragedy that a good part 40 
of the University of Canterbury has not moved back into the city.   

 
 I was in the Silicon Valley last month and I was privileged enough to 

listen to 10 presentations from different companies in the Silicon 
Valley and I had not appreciated the role that Stanford University has 45 
played in the successful development of the Silicon Valley over the last 
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50 years.  Do you know they only have 1900 students, all post-graduate 
and their mantra every day is “what are we doing today to make the 
world a better place?”  So that is how they start their day. 

 
 Now that is what we need in the middle of this city.  The city needs to 5 

be filled with youth, learning, living, playing and working, and we have 
got a bit of it right, but the University of Canterbury is an obvious 
candidate.  Well if they do not come that would not worry me, I would 
bring the University of Hanoi in, the University of Mexico.  Whoever.  
I guarantee they would come in.   10 

 
 There is only one thing they need, those guys.  They need certainty 

around land.  They do not want to come to a foreign country and start 
hassling over land.  So if there is land leased or zoned or whatever it is 
that capital would flow.  And I am told that on the southern frame that 15 
there is capacity for that to occur and I think that is really exciting and 
it is exactly what is needed. 

 
JUDGE HASSAN:   Yes just speaking to my own observations, I am from 

Welly, erstwhile of Welly, and one of the things that has happened in 20 
the rejuvenation of the central city in Wellington has been placement of 
the Law School in the Old Government Building.  And in the old 
ECNZ Building, a further satellite campus. 

 
MR ROLLESTON:   Yes. 25 
 
JUDGE HASSAN:   I have to say I certainly acknowledge your observation 

around schooling in the central city, looking where to live in 
Christchurch.  In one sense it seems an intelligent move to get into the 
four avenues and walk to work in 5 to 10 minutes, but schooling is 30 
something which certainly puts a damper on that idea at a secondary 
level.  If you have got children. 

 
MR ROLLESTON:   We have got two secondary schools right on our border, 

both campuses have been shut down.  They have got to come together 35 
and I am afraid that my view of this is that because it is not properly 
coordinated we are going to lose that opportunity.  Shirley Boys and 
Avonside Girls, they should come into the best campus in New 
Zealand.  It should be within the four avenues and there is room for it. 

 40 
 It is a real tragedy that the Department of Education, presumably in 

Wellington, have got their box ticking measures out and it is going 
somewhere else, but if you have a passion for wanting the central city 
to succeed you must have a university in it of a sort.  You must have 
secondary schools in it.  If you want 20,000 people to live here you 45 
have got to do that. 
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JUDGE HASSAN:   Just finally on this issue of comprehensive residential 

development – I mean I can speak to some experience in this in prior to 
coming to the Bench, and seeing for instance in the South Island 
context, one where comprehensive rezoning was attempted but there 5 
was an awful lot of infighting between two principal developers within 
it.  It has taken a number of years and may be it is coming to fruition 
now. 

 
 Another one, there were one or two lead developers and several smaller 10 

players and again a significant amount of infighting occurring about 
who is in control of the comprehensive development?  And that is one 
thing you may be able to help me with, but in terms of getting that 
balance right, because if you have a comprehensive development model 
that entirely excludes the ability of the individual to act in their own 15 
interests there is danger, is there not, that effectively they will become 
– their property values will plummet unless they go with the main 
developer or unless they go with the bigger theme.  And does that not 
transfer that power too far from one to another in terms of property 
rights? 20 

 
  [11.00 am] 
 
MR ROLLESTON:   The power resides in the comprehensive Plan itself. 
 25 
JUDGE HASSAN:   And is that in terms of ensuring that individuals know that 

it is in their best economic interest as an individual they will be better 
off than they ever otherwise would be acting as individuals? 

 
MR ROLLESTON:   Well if they are not the Plan is not right. 30 
 
JUDGE HASSAN:   Yes. 
 
MR ROLLESTON:   So it is self-correcting.  And if someone came up with a 

nutty plan you would be selling would you not, you would be off.  So I 35 
think it self-polices itself.  But it does take strength to – it takes 
political strength and it will take enlightenment from existing owners in 
that community, but if the right planners come together I guarantee you 
that they will take the community with them. 

 40 
JUDGE HASSAN:   And in terms of who the – presumably you need a leader 

of it are you saying? 
 
MR ROLLESTON:   Yes. 
 45 
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JUDGE HASSAN:   The public space.  The Council has got the opportunity to 
be a leader there because they own the estate in that area 
(INDISTINCT 1.13) 

 
MR ROLLESTON:   Yes, exactly I am. 5 
 
JUDGE HASSAN:   And you are saying the private individual would have that 

capacity to own and control their design and building? 
 
MR ROLLESTON:   Yes. 10 
 
JUDGE HASSAN:   And I just wondered about one thing which was, you may 

well dismiss it straightaway, as to whether or not you could have a plan 
model that would be track A which is the comprehensive one, you 
should go that way, or track B if you want to act like an individual you 15 
can do that.  Would that - - - 

 
MR ROLLESTON:   I think you would find it would compromise your 

comprehensive Plan, yes. 
 20 
JUDGE HASSAN:   It is definitely worthy of some real thought, thank you. 
 
SIR HANSEN:   In the various documents starting from the superior 

documents on down there is talk of the primacy of the central business 
district and the key activities centre at the top of that pyramid, if I can 25 
call it that way, the CBD.  It would seem to me what you are saying is 
that the plan to achieve that primacy at the moment is simply based on 
what was previously in central Christchurch and replicating it in a 
different form with the east frame residential overlay.  Rather than 
seeing life within the four avenues being something completely 30 
different in the future. 

 
MR ROLLESTON:   Yes.  And the shift has occurred as we stand literally with 

– I think you had submitted to you in evidence that 60 percent of the 
commercial building permits, post-earthquake, have gone to suburban 35 
Christchurch.  It was in the City Council planner’s document. 

 
 I am sure that when the thinking was done, or lack of thinking, that 

people thought that more or less the 50,000 people that worked in 
central Christchurch in a commercial space were more or less going to 40 
all come back.  Well I would submit to you that I do not think that will 
happen.  And I am not saying whether that is a good or a bad thing.  I 
actually think it is creating this new opportunity, and that we do not 
need to kick the stones with it, we simply acknowledge it has 
happened, acknowledge it will not change, be honest about the guys 45 
who are sweating right now putting up commercial buildings and losing 
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money, sir, and it is happening.  So I do not know how many more 
people will pour down that funnel.   

 
 I would suggest it will be very few so we are going to be left with great 

tracks of our city, of our inner city, pretty naked for a long time, and I 5 
think residential is the right answer to it.  It is the right physical answer, 
it is the right infrastructure answer in that sense.  I mean I went and sat 
in the middle of Copenhagen last year for 3 days and I did the same in 
Berlin and just looked at it, and the overriding impression I had at the 
end of those visits was both towns, one a big one, one a bit city, one a 10 
small one, they were absolutely chock-a-block with youth.  And so I 
say to myself well that is what we have got to achieve for the city to 
really prosper going forward.   

 
 You do not need Duncan Cotterill in the city.  I mean if you are in 15 

London and you want to go and see your lawyer you get on a Tube and 
go for half an hour.  If you are in Paris you do the same thing.  And as 
soon as you have seen them what is the first thing you do?  You get 
back into Oxford Street or Piccadilly or go to the theatre or whatever 

 20 
 
  [11.05 am] 
 
 So I do not think commercial office space is as big a driver as may be 

we all thought pre, or even post-earthquake.  But what is a driver is 25 
tourism, education, living, art, sport.  And all of that is well catered for 
in the CERA City Plan, but I just think we could enhance that by 
bringing this part of Christchurch into the Plan via comprehensive 
planning. 

 30 
JUDGE HASSAN:   And presumably that helps, to some extent, retail – to the 

extent that- - - 
 
MR ROLLESTON:   Absolutely – they will walk to the city.  I mean at the 

moment it is pretty scary if you are putting up a building in central 35 
Christchurch at the moment to get a theoretical return on that capital 
investment – it is almost not possible.  So it tells you again that the 
asset class which has been developed is not right. 

 
 We can change it again in 30 or 40 years if the world changes, but right 40 

today, we have got to recognise what is possible – so I just keep 
coming back to, the easier solution is 15,000-20,000 people living 
within this area and that is totally achievable and would give a 
sustainable momentum to the central city and make it a really 
interesting place to be and I think a lot of people would come and join 45 
in. 
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SIR HANSEN:   Thank you, Mr Rolleston, and thank you for your passion – 

that was good to hear. 
 
 So we will adjourn for our morning break and thank you for coming 5 

forward at short notice – things sort of compressed as the day went on, 
so we are grateful for your cooperation there too. 

 
 We will adjourn. 
 10 
ADJOURNED [11.07 am] 
 
RESUMED [12.10 pm] 
 
SIR HANSEN:   Yes, thank you.  Now, I understand we have Dr Humphrey 15 

here? 
 
DR HUMPHREY:   Yes. 
 
SIR HANSEN:   And the instructions we have been given is that you wish to 20 

give some evidence? 
 
DR HUMPHREY:   You have the written evidence. 
 
SIR HANSEN:   Yes, well, we have a written document that is hardly in the 25 

form of the evidence but we have that document, yes, and I take it that 
is given under some form of delegated authority, is it? 

 
DR HUMPHREY:   Yes. 
 30 
SIR HANSEN:   From the Board or? 
 
DR HUMPHREY:   The District Health Board, yes. 
 
SIR HANSEN:   From the Board, because that is the sort of thing we normally 35 

expect to see in a statement of evidence, as you will appreciate when 
there is a big organisation because we have to be sure about that sort of 
thing.  Not that we are doubting for a moment you are not representing 
anything other than the views of the CDHB.   

 40 
 So would you just go into the witness box then, is this your statement 

of evidence because the first document we got was by someone else on 
behalf of two people? 

 
DR HUMPHREY:   That is correct. 45 
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SIR HANSEN:   That is why I am saying it was not the best sort of thing we 
have seen. 

 
DR HUMPHREY:   Okay, apologies for that.  It was submitted in the way we 

normally do for our normal submissions to other agencies, including 5 
the Council. 

 
SIR HANSEN:   Well, I am sorry, this is not the Council. 
 
DR HUMPHREY:   Yes, okay, I am sorry for that then.   10 
 
SIR HANSEN:   So what we need you to do is to go into the witness box, be 

sworn or affirmed, and then confirm that that is your evidence on 
behalf of the Health Board. 

 15 
DR HUMPHREY:   Yes, all right. 
 
SIR HANSEN:   And then we will ask you, you have got as long as you need, 

to highlight the important bits to you and how it relates to the Plan and 
the decisions we have to make and then the Panel will ask you 20 
questions if they have any, okay? 

 
DR HUMPHREY:   Good. 
 
SIR HANSEN:   I hope you can understand what we are saying, that we cannot 25 

accept as evidence something signed by Jane Murray on behalf of two 
other people, you understand what we are saying? 

 
DR HUMPHREY:   Yes. 
 30 
<ALISTAIR ROSS GORDON HUMPHREY, sworn [12.13 pm] 
 
SIR HANSEN:   Could you just confirm for the record, because this is being all 

transcribed, your full name? 
 35 
DR HUMPHREY:   My full name is Alistair Ross Gordon Humphrey. 
 
SIR HANSEN:   And you are the Chief Medical Officer of Health for the 

Canterbury DHB? 
 40 
DR HUMPHREY:   I am a public health physician employed by the 

Canterbury DHB.  I am also Medical Officer of Health for Canterbury.  
Medical Officer of Health is a Ministry appointment.  I am here as a 
public health physician representing the District Health Board. 

 45 
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SIR HANSEN:   Thank you.  And, just again for the record, you are authorised 
by the CDHB to give this evidence? 

 
DR HUMPHREY:   I am. 
 5 
SIR HANSEN:   And you have seen the document that was submitted that I 

just referred to? 
 
DR HUMPHREY:   Yes, I have. 
 10 
SIR HANSEN:   And you are aware of the content of that? 
 
DR HUMPHREY:   I am. 
 
SIR HANSEN:   And you wish to give that as your evidence? 15 
 
DR HUMPHREY:   I do. 
 
SIR HANSEN:   And you confirm the truth of the content of it? 
 20 
DR HUMPHREY:   Yes, I do. 
 
SIR HANSEN:   Thank you. 
 
DR HUMPHREY:   Would you like me to read it out? 25 
 
SIR HANSEN:   No, we have pre-read.  What we really want is a focus on the 

things that are really important to the CDHB in the Strategic Directions 
chapter, and take what time you need over any of these issues as to why 
they are matters of particular concern to your organisation. 30 

 
DR HUMPHREY:   Okay.  All right, I am going to summarise this submission 

that we have put in, this is our evidence, but there are three main issues 
that are of concern to the Canterbury District Health Board.  They are 
of course all health issues and I will explain - and they have generally 35 
been explained.  Their importance to health has been explained in our 
submission but if you have any questions about whether or not you 
consider them to be – you want to understand the links a little better I 
am happy to explain. 

 40 
  [12.15 pm] 
 
SIR HANSEN:   Thank you. 
 
DR HUMPHREY:   So there are three real issues here that we are concerned 45 

with.  They are active transport, preserving and protecting the quality 
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of our drinking water and our recreational water, and urban design.  
Those are the three areas that are most important to the Canterbury 
District Health Board. 

 
 I will not go into detail about active transport, but essentially the 5 

transport systems in a community are important to the community’s 
health because they impinge on the most important problems that we 
face as a nation and as a community in terms of our health. 

 
 In particular, increasing levels of cardiovascular disease and diabetes 10 

are affecting the whole of the country, but also in particular they are 
affecting Canterbury.  We have an aging population where levels of 
diabetes and cardiovascular disease are increasing.  And therefore the 
District Health Board considers it very important that opportunities are 
provided for a physically active environment for our community.   15 

 
 A physically active environment, in other words making the healthy 

choice the easy choice for people, is one of the ways that we would 
hope that we do not increase obesity in our community, leading to 
cardiovascular disease and diabetes. 20 

 
 In particular, demand management and especially reducing demand on 

cars.  And we think that the Plan needs to be explicit about reducing 
demand on private cars, and there are a number of areas where that has 
been directly alluded to in our submission, including 3.4.2, 3.5.2.5, 25 
3.6.2.1, so those are there highlighted. 

 
 The second area is preserving and protecting our quality drinking 

water.  We have a very good quality of untreated water here in 
Christchurch.  So under 3.4.4.1 we have emphasised the importance of 30 
ensuring that we can continue to enjoy a quality supply of drinking 
water that need not be treated.   

 
 We have one of the largest cities in the world that relies on a 

completely untreated water supply, and we are very lucky to have such 35 
a water supply and we would like to preserve that.  And that is very 
important from the District Health Board’s perspective, the quality of 
our drinking water. 

 
JUDGE HASSAN:   Did you say one of the largest or the largest? 40 
 
DR HUMPHREY:   Well, I cannot think of any larger, put it that way.  I think 

we could well be the largest city in the world that has a completely 
untreated water supply. 

 45 
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 We have also highlighted the importance of recreational water under 
3.6.4.1.  The quality of our recreational water, particularly with 
developing our rivers as - the parks around our rivers and developing 
the Avon as a source of recreation, mahinga kai possibly, means that 
we think it is important that the quality of recreational water is 5 
emphasised.   

 
  [12.20 pm] 
 
 Finally, urban design.  We have supported Hugh Nicholson’s evidence 10 

and the Ministry for the Environment he highlights issues that were 
raised by the Ministry for the Environment around design making, 
physical activity, or physical exercises described by MFE as an easy 
choice for our communities, safety and security are linked closely to 
urban design and we would add, the mental health of our communities, 15 
quality urban design is closely related to good mental health in a city 
such as Christchurch. So we have asked that urban design, that design 
principles are followed rigorously, that there are not let-outs, if you 
like, for individual developers. 

 20 
 So those are the three issues and I am happy to take questions on it. 
 
SIR HANSEN:   Thank you. Ms Dawson. 
 
MS DAWSON:   In relation to the quality of the untreated drinking water, what 25 

do you see are the things that the city plan could do or should do in 
relation to that?  Just as examples, I mean, I am not asking you to tell 
us exactly but what aspects of the city plan are important in ensuring 
the retention of the quality of our drinking water? 

 30 
DR HUMPHREY:  Around the boundaries of the city, development can put the 

unconfined part of the aquifer at risk and that would be one area that 
we would like to see protected, so as you get out to the airport, for 
example, there are rules there around what can be done and we would 
want those preserved. 35 

 
 There are also risks to the aquifers at the edges of the city, over the city 

itself, it is an impermeable barrier but around the margins of the city 
there are areas where quarries and other excavations could put the 
aquifers at risk, and particularly where we get to the unconfined parts 40 
of the aquifer on the city margins. 

 
 I think also – this might not be part of the plan but certainly ensuring 

that the way in which we work with our neighbouring TLAs is 
important.  We have to emphasise the importance of our drinking water 45 
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but sometimes it may well ultimately depend on the care of our supply 
with our neighbouring councils. 

 
MS DAWSON:   Stream. 
 5 
DR HUMPHREY:   Precisely, yes. 
 
MS DAWSON:  We have also heard a lot of other really good evidence that 

touches on important health issues facing the city, the citizens of 
Christchurch. 10 

 
 We have heard a lot about the need for housing, quality housing, 

affordable housing, dry secure housing, we have heard about the need 
for community facilities, schools, all those sorts of things to be rebuilt 
and reinstated. 15 

 
 Are these issues that are also of concern to the Health Board in addition 

to the things that you have mentioned today? 
 
DR HUMPHREY:  They are, at a strategic level, these are the kinds of things 20 

that would come under urban design, so without prescribing exactly 
how a school might be built, we would want there to be a range of – I 
mean, if you are talking about housing, for example, there might be a 
range of housing that we would expect the plan to encompass, so 
affordable housing of different levels of affordability, I guess, to 25 
accommodate our changing population. 

 
 We have talked about, I think there are certain parts where we have 

alluded to density of housing which is important because where there 
are – we would want to really reduce urban sprawl, urban sprawl is bad 30 
for health because people have to use the car to get around whereas 
those communities which are literally closer together are healthier and 
more efficient actually as well. 

 
  [12.25 pm] 35 
 
MS DAWSON:  So is the DHB going to be represented at future hearings on 

some of these more specific issues?  
 
DR HUMPHREY:  Yes, we would certainly be wanting to talk more specific 40 
 
MS DAWSON:  Yes, well I am sure we would be wanting to receive quite 

specific and evidential information would be very helpful to us on these 
specific issues as we go forward.  Thank you. 

 45 
SIR HANSEN:   Dr Mitchell. 
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DR MITCHELL:   No, I do not think I have any questions, sir, thank you. 
 
SIR HANSEN:   Judge. 
 5 
JUDGE HASSAN:  Thank you, Mr Chairman, Dr Humphrey, just very similar 

lines and pretty much those have covered my questions on the basis of 
the value of detailed and precise information on behalf of the DHB.   

 
 Going forward into later chapters when we will deal with the detail, but 10 

you made a comment before on the mental health community front, and 
you said, I took a note of it, that you said, “It is closely related to good 
urban design in cities like Christchurch.”  

 
 Was there something particular about Christchurch that you were 15 

wanting to highlight there in terms of your understanding – is 
Christchurch somewhat different from another city in that regard? 

 
DR HUMPHREY:  No, I did not mean it in that sense, I meant in cities such as 

Christchurch, I guess. 20 
 
JUDGE HASSAN:  And just in terms of the mental health services within the 

responsibility of the DHB, we have received evidence, particularly on 
behalf of the Crown, in this area about how these issues have spiked in 
terms of stress and so forth in the community.  Are you in a position to 25 
confirm whether or not that is consistent with what the DHB has seen 
in terms of demand on its services? 

 
DR HUMPHREY:  Yes, I am.  One of the important issues at the moment is 

actually quantity of housing right now for our people using acute 30 
mental health services. Caring for people in the community is an 
important part of helping somebody recover from a mental health 
problem, for managing a mental health problem. 

 
 There are many less houses in Christchurch right now than there used 35 

to be and as a consequence our mental health services are compromised 
in their ability to get people back out into the community. 

 
 We hope that as time goes by there will be more affordable housing for 

those people often at the kind of poorer edges of society, margins of 40 
society, who will have affordable housing that we can move them into.  
But right now, our mental health services are under pressure because 
they are effectively bed locked or backlogged because they can’t get 
people out, so that is a quantity issue. 

 45 



 Page 1026 

  
Christchurch Plan Independent Hearing Venue, Christchurch 12.12.14 

 From a public health perspective we also of course deal with quality 
issues around homes. Essentially warm, dry homes are very, very 
important for a number of reasons. The best evidence really is around 
Philippa Howden-Chapman’s work from Wellington School of 
Medicine which has linked respiratory illness with poor quality homes, 5 
damp and cold homes. 

 
 But a cold home or a home that is difficult to heat often also has 

functional crowding so we have examples of homes we know of where 
there are families that tend to use a small area just to stay warm.  That 10 
leads to a number of problems. There are mental health issues 
associated with the stress of having people confined in a small area, but 
there are also very real infectious disease issues around that because 
when you have a family crowded together in a room to stay warm, 
transmission, particularly of respiratory illness, but other illnesses as 15 
well, is transmitted more easily. 

 
 So there are real physical issues, there are mental health issues and they 

have been well documented. 
 20 
JUDGE HASSAN:  And just finally, just reverting to the first point you made 

you talked about compromised stock of accommodation for mental 
health patients. 

 
DR HUMPHREY:   Yes. 25 
 
  [12.30 pm] 
 
JUDGE HASSAN:  That word is relatively broad and it could mean a marginal 

problem or it could mean a crisis end of compromised.  Can you pitch 30 
it a bit more clearly?  Is the problem one where you have got a 
significant crisis in that area or is it a marginal problem? 

 
DR HUMPHREY:  My colleagues working in the mental health area who I 

meet with regularly are very concerned about their ability to discharge 35 
patients back into the community.  What it means is they cannot get 
people out for the appropriate community care, but also at the other end 
it means they tend to be seeing only the more severe end of the cases 
because they have bad blockage. 

 40 
JUDGE HASSAN:   Yes. 
 
DR HUMPHREY: So I would not want to overstate the case but my colleagues 

are very concerned about this and the CEO, Mr David Meates, (ph 
0.58) has heard them and understands them and he has also expressed 45 
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his concern about the DHB’s difficulty with dealing with this which is 
essentially a housing crisis.   

 
JUDGE HASSAN: Yes, just to cut to the chase on this. Am I right to 

understand that a mental health patient that you want to re-integrate 5 
into the community would typically go into some sort of community 
housing with others to start with to transition in? 

 
DR HUMPHREY:  Actually not necessarily.  They could go into their own 

home and be cared for by outpatient services or by visiting mental 10 
health staff.  These could be people who would normally just have a 
house to go to and they do not any more. 

 
JUDGE HASSAN:   So the issue is the shortage of that stock. 
 15 
DR HUMPHREY:   That is right. 
 
JUDGE HASSAN:   At affordable prices. 
 
DR HUMPHREY:   That is correct. 20 
 
JUDGE HASSAN:   Thank you. 
 
DR HUMPHREY:   At the moment. 
 25 
JUDGE HASSAN:   Thank you. 
 
SIR HANSEN:   Just following on a little bit on the mental health because we 

heard evidence earlier of the spike but it is right across the board with a 
particular concern around youth and young people. You have 30 
mentioned the difficulty of the quantity of housing.  In the recovery 
phase, in part of this plan we have got very specific directions to 
enhance a recovery, are there any other things the plan could do to 
assist the situation with the mental health problems that are being 
confronted in Christchurch at the moment? 35 

 
DR HUMPHREY:  That puts me rather on the spot to answer that question 

straight away but essentially it is as a public unit we expect the quality 
of homes to be good into the future. And they are getting better, but 
right now there is also the issue of the quantity of affordable homes for 40 
people - - - 

 
SIR HANSEN:   No I understand that.  My question was, are there other areas 

other than housing that we could use the plan to enhance the recovery 
of the mental health and thereby the wellbeing under the Resource 45 
Management Act of the people in Christchurch. 
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DR HUMPHREY:  Yes there are.  I see what you mean.  Yes there are.  This is 

where we put some emphasis on design.  So a well-designed city is a 
pleasant city to live in. Green spaces is one of the issues which has 
come up many times.  Green spaces are important for our mental health 5 
and the green spaces are one of many issues around design that are 
important so we want a city where services are accessible, where 
communities are accessible with each other.  And the community has 
endorsed this that we want a city that has green spaces that are good for 
our mental health.  And there are many other aspects of design which 10 
are important which I think Hugh Nicholson also emphasised.  And 
indeed the Ministry for the Environment has said are important. 

 
SIR HANSEN:   There is just another matter I will put to you in fairness, but I 

suspect I know what your answer is going to be.  You will have seen 15 
the request from I think the two supermarket chains that there is some 
recognition given to the reality that at the moment most people drive to 
key activity centres and this should be recognised even if it is 
aspirational we change into a walking and cycling city.  What is your 
response to that request from those organisations? 20 

 
DR HUMPHREY:  Aspirationally we want to see less cars.  You can ask 

anybody sitting on the northern road, the Main North Road, into 
Christchurch - - - 

 25 
SIR HANSEN:   That is now me every morning - - - 
 
DR HUMPHREY:   ---thinking how many more cars they think we should 

have and what their aspirations are.  Our aspirations are that - - - 
 30 
SIR HANSEN:   It is a bit hard to bike 40km every morning though. 
 
  [12.35 pm] 
 
DR HUMPHREY:  Well, exactly, but this why design, this is why the urban 35 

development strategy was important, looking at specific hubs not 
allowing urban sprawl and providing appropriate transport links which 
we have also asked for rail to be a consideration. It is possibly 
aspirational for many people, like yourself, who sit on that road every 
morning perhaps wondering whether or not they could, could come in 40 
easily on some form of public transport. 

 
 I think the difficulty as a community in this kind of “Oh, let’s be 

realistic about this”, which is kind of what the supermarkets are saying, 
is that it then provides arguments for years to come about, you know, 45 
the meaning of practicable. You know, this is what lawyers, as you 
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know, argue about all the time and we would like the plans to be clear.  
We believe we have the health of the community at heart.  We know 
the community have also expressed their own aspirations and those 
aspirations are to reduce the number of cars in our community and we 
want to be clear about that. 5 

 
SIR HANSEN:  So could I take from that that you would support greater 

intensification of residential living in Christchurch and perhaps an end 
to the quarter acre pavlova paradise of New Zealand which may no 
longer be a realistic aspiration? 10 

 
DR HUMPHREY:  We do support that, yes, and there was a health impact 

assessment carried out for the urban development strategy which 
addressed those issues specifically and, yes, an efficient community is a 
community that is not sprawling. 15 

 
SIR HANSEN:  Just one final question, I forget, it was one of the community 

groups yesterday spoke about a number of shallow aquifers out in the 
western fringes of the city.  The water that Christchurch uses untreated, 
are they aquifers with water coming from the Waimakariri, water 20 
coming from the Southern Alps over a long period of time, how much 
would be local small aquifers within Christchurch that might be more 
at risk from development in Christchurch – are you able to give us a 
feel for that because this person couldn’t, that is why I ask you? 

 25 
DR HUMPHREY:  I think most of our water supply comes from relatively 

deep aquifers. The age varies, the aquifers that we draw our water from 
is replenished, in a large part, by water from the Waimakariri.  So that 
water is not that old but there are also deeper aquifers that are much 
older.   30 

 
 This is from work I do with my drinking water colleagues, so they are 

not here but they would probably be able to give you a more technical 
answer.  But in essence our water is, we can draw our water from deep 
supplies and we are not reliant upon shallow aquifers.  There may well 35 
be some properties however that do use those shallower aquifers but 
most of Christchurch does not need to. 

 
SIR HANSEN:  But regardless of that, Christchurch must do what it can but 

long-term perhaps the biggest threat is dairying and fertilisers? 40 
 
DR HUMPHREY:   Well, that is one of the long-term threats certainly. 
 
SIR HANSEN:   Okay, thank you.  I think the judge may have one. 
 45 
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JUDGE HASSAN:   Thank you, Mr Chairman.  I just have one further question 
in terms of that mental health area.  I think you will probably agree 
with this but certainly give me your opinion.  We have had evidence 
from Ms Mitchell for the Crown on this topic and she urges us, as part 
of recovery policy, to have a policy that enables the restoration of 5 
community type facilities. 

 
DR HUMPHREY:   Yes. 
 
JUDGE HASSAN:   And am I right to understand that those that are trying to 10 

reintegrate into the community, mental health patients and so forth, that 
that is one issue which has put stress in that area, the loss of those ready 
access to free community facilities to hang out? 

 
DR HUMPHREY:   Yes. 15 
 
JUDGE HASSAN:   Thank you. 
 
SIR HANSEN:   Thank you very much, Dr Humphrey, and I am sure we will 

see you again in specific chapters, that has been very helpful to us.  20 
And because of a misunderstanding I think we have no more 
submissions for today so we will adjourn until 9.30 on Monday 
morning but again thank you for your evidence. 

 
DR HUMPHREY:   Thank you. 25 
 
<THE WITNESS WITHDREW [12.39 pm] 
 
MATTER ADJOURNED AT 12.39 PM UNTIL 
MONDAY, 15 DECEMBER 2014 30 
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