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INTRODUCTION 

1. My full name is Aaron James Grey. I have a Bachelor of Planning degree with Honours from 

the University of Auckland and I am a Graduate Member of the New Zealand Planning 

Institute. 

2. I am a Planner at Baseline Group Ltd, a planning, civil engineering and land development 

consultancy, a position I have held since March 2014. My experience in planning primarily 

relates to subdivision and land development across the Greater Christchurch region. 

3. I confirm that I have read and am familiar with the Environment Court Practice Note (2014) – 

Section 7 (Expert Witness) and I agree to comply with it. I have prepared this evidence in 

accordance with that code and I confirm that I have not knowingly omitted to consider material 

facts that might alter or detract from the opinions expressed. This evidence is within my area 

of expertise, except where I state that I am relying on information supplied by another party. 

SCOPE OF EVIDENCE 

4. My evidence focuses on the appropriate zoning and rules for the properties at 296 Worsleys 

Road, 298 Worsleys Road and 304 Worsleys Road. 

5. My evidence will discuss the following:  

• the site location and sought relief; 

• a response to Council evidence regarding the sought rezoning; 

• consistency with the relevant objectives and policies of the Canterbury Regional Policy 

Statement and the Strategic Directions of the Proposed Replacement District Plan; 

• implications regarding the provision of esplanade reserves; and 

• consideration of alternative relief. 

 

EXECUTIVE SUMMARY 

6. It is sought that the southern portion of the sites at 296, 298 and 304 Worsleys Road, which 

are not subject to any flood management overlays, be rezoned from Rural Urban Fringe to 

Residential Large Lot.  
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7. It is my opinion that the evidence provided by Council has inconsistently considered the extent 

of rezoning sought and therefore the adverse effects described by Council’s evidence may not 

necessarily occur. 

8. It is my opinion that the rezoning can be considered consistent with the objectives and policies 

of the Canterbury Regional Policy Statement (‘CRPS’) and the Strategic Directions of the 

Proposed Christchurch Replacement District Plan (‘the proposed plan’). I note that no 

definition of ‘existing urban area’ is explicitly provided, while the sites at Worsleys Road 

currently contain and are surrounded by ‘urban activities’. 

9. I also consider partial rezoning to be more effective and efficient than a blanket rezoning of the 

site or amendments to provisions of the Rural Urban Fringe zone. 

RELIEF SOUGHT 

10. David and Caroline Stockman (#2056) and Mark Porter (#2139) seek that those parts of the 

sites at 296, 298 and 304 Worsleys Road, Cashmere that are not within the Floor Level and 

Filling Management Area overlay or the Flood Ponding overlay be rezoned from Rural Urban 

Fringe to Residential Large Lot. 

11. I understand that decisions on these flood management overlays have now been made 

through the Stage 1 hearings process and no changes to their extent on these sites were 

made. 

DESCRIPTION OF THE SITES 

12. The Worsleys Road sites are located at the base of the Port Hills, with the Cashmere Stream 

as its northern boundary. Two dwellings are currently located at the south of these sites, at 

298 and 304, which front Worsleys Road. 

13. The sites are zoned Rural Urban Fringe under the proposed plan, and are surrounded by 

various Residential zones to the west, south and northeast. 

14. The northern portion of the sites (some 3.5 ha of flat land adjacent to the Cashmere Stream) is 

subject to both flood management overlays. However, an area equivalent to a 50 m setback 

from Worsleys Road (‘the southern portion’) is not subject to these overlays due to its rising 

topography. 
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RESPONSE TO COUNCIL EVIDENCE 

15. Council has provided evidence from various experts regarding the sought rezoning of part of 

the site from Rural Urban Fringe to Residential Large Lot, which I will address in turn. 

16. I have noticed discrepancies in the evidence provided by the Council regarding the extent of 

rezoning sought by the submissions. To clarify this, my evidence considers the requested 

rezoning as only of those areas of the site that are not within the flood management overlays 

(i.e. the southern portion of the site). This area is approximately 8,500 m2, which under the 

Residential Large Lot zone density rules would allow maximum of five dwellings. As two 

dwellings already exist, the rezoning would only allow for a maximum net increase of three 

dwellings. 

17. These inconsistencies include the stormwater expert not specifying the extent of the rezoning, 

the transport expert stating that 1.5 ha was to be rezoned, and Council’s maps showing the 

that entire sites as rezoned. 

18. Due to these inconsistencies regarding, I consider that Council’s evidence has often 

anticipated greater effects on the environment and therefore their conclusions may be 

unreliable. 

Water and Wastewater 

19. I support Ms O’Brien’s conclusions regarding the ability to service the proposed rezoned area 

by water supply and wastewater disposal networks, which she correctly has considered as a 

maximum potential of five allotments. 

Stormwater 

20. Mr Norton raises concern over extensive flooding from the Cashmere Stream. However, this 

evidence appears to consider the rezoning of the site as a whole rather than only the southern 

portion. 

21. I agree that housing within the northern portion of the site would result in adverse effects in 

relation to stormwater disposal. However, the southern portion is not within the flood 

management overlays and furthermore, Council modelingi has determined that this area is not 

                                                
i Dated August 2012 - Refer http://maps.cera.govt.nz/advanced-viewer/?Viewer=Ccc-Floor-Levels 
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within the 50 Year or 200 Year Flood Extent. Subsequently, it is my opinion that the rezoning 

would not necessarily result in the adverse effects described by Mr Norton. 

Transport 

22. In his evidence, Mr Milne has incorrectly considered the rezoned area as 1.5 ha rather than 

8,500 m2, which may have affected his conclusions. 

23. He has also assumed that access would be from Pentonville Close in Westmorland. However, 

I consider this unlikely due to the small-scale of potential development and location of the 

rezoned area fronting Worsleys Road. 

24. Mr Milne has otherwise identified that the cumulative effects of additional development along 

Worsleys Road could have adverse effects on the intersection of Worsleys Road, Cashmere 

Road and Hoon Hay Road at peak times. 

25. In the proposed plan, an assessment matter for subdivision of the nearby Cashmere/Worsleys 

ODP area (8.5.3-13) is proposed to determine whether upgrades to this intersection are 

necessary. Due to the potential for each site in this ODP to provide over 100 residential units, I 

am of the opinion that subdivision there would most likely be of a scale that would trigger this 

upgrade. I subsequently consider that accumulation of small-scale subdivisions along 

Worsleys Road is unlikely to affect the timing of when this requirement is triggered by 

subdivision of the ODP area. 

26. Based on the evidence I have seen, I am not convinced that the sought rezoning (as well as 

the limited intensification permitted along Worsleys Road) would culminate in adverse traffic 

effects prior to subdivision of the adjacent Cashmere/Worsleys ODP necessitating an upgrade 

to Worsleys Road. 

Geotechnical Considerations 

27. Mr Wright has stated in his evidence that the site may be subject to liquefaction. I note that 

geotechnical assessment would be necessary when applying for subdivision consent.ii As Mr 

Wright’s concerns are cautionary rather than highlighting a known issue at the sites, I consider 

                                                
ii Subdivision Bulletin 23.2, the natural hazards chapter of the Proposed Replacement District Plan and 
section 106 of the RMA all require geotechnical assessment when an application for subdivision 
consent is lodged. 
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that assessment at the time of subdivision is sufficient for any geotechnical constraints of the 

site to be recognised and accommodated for. 

Overall 

28. Ms Oliver has considered this Council evidence and concluded that the requested zoning be 

rejected, although she has not considered the matters I have presented today.  

29. She has also recommended rejection as she considers the sought rezoning contrary to the 

objectives and policies of both the CRPS and the Strategic Directions of the proposed plan. I 

disagree with this conclusion for the reasons I will now discuss. 

STATUTORY FRAMEWORK 

Urban Activities and the Existing Urban Area 

30. Policy 6.3.1(4) of the CRPS requires new urban activities to occur within existing urban areas 

or identified greenfield priority areas as shown on Map A. This provision is also presented as 

Objective 3.3.7(c) of the proposed plan. 

31. I accept that the site is not within an identified greenfield priority area, as these are clearly 

defined and shown on Map A. 

32. I otherwise note that neither the CPRS nor the proposed plan provides in their interpretation 

section a definition of ‘existing urban areas’, ‘urban areas’ or even ‘urban’.iii  

33. I am of the opinion that Policy 6.3.1(4) of the CRPS is able to be read with the interpretation 

that Map A is only relevant for determining whether a site is in a greenfield area and not for 

‘existing urban areas’. Additionally, Objective 3.3.7(c) of the proposed plan has since 

separated ‘existing urban areas’ and greenfield land into two subclauses, and only references 

Map A in the second subclause (3.3.7I(ii)) related to greenfield land. Therefore, it is my view 

that existing urban areas do not necessarily need to be identified on Map A. 

34. ‘Existing urban areas’ could be interpreted as areas that contain existing urban activities. The 

CRPS defines ‘urban activities’ to include residential units at a density of more than one per  

4 ha. The current residential density of the sites is one per 2 ha, and therefore these are 

                                                
iii The definition for ‘urban’ provided in the CRPS is explicitly applicable only outside the Greater 
Christchurch area, and therefore not relevant to the matters included in Chapter 6. 
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considered to be ‘urban activities’. By extension, the sites could be considered an existing 

urban area. 

35. I note that a more strict interpretation of ‘existing urban areas’ has created a process that 

dismisses all minor rural to residential rezoning requests regardless of the merits of each 

proposal. It is my opinion that this as is unduly restrictive. 

Map A Urban Form 

36. Policy 6.3.1(1) of the CRPS states that the urban form identified in Map A should be given 

effect to. 

37. This map provides a ‘Projected Infrastructure Boundary’, which the sites are not within. 

However, Worsleys Road is, and this is where all infrastructure to service proposed allotments 

would be provided. Due to the small scale of the rezoning, no public infrastructure would be 

required to be constructed outside the ‘Projected Infrastructure Boundary’ (i.e. Worsleys 

Road). Therefore, I consider that the rezoning would not be inconsistent with the urban form 

shown in Map A. 

Rural Residential Activities 

38. Policy 6.3.9 of the CRPS prevents further rural residential development in the Christchurch 

City area. However, the Residential Large Lot provides a density exceeding two households 

per hectare and therefore the rezoning would not be contrary to this policy. 

CASHMERE STREAM ESPLANADE RESERVE 

39. These sites directly adjoin the Cashmere Stream and currently no esplanade reserves are 

provided. Reserves do exist immediately upstream and downstream of the sites. As further 

subdivision would be prohibited under the Rural Urban Fringe zone rules, the connection of 

these esplanade reserves would not be provided. The potential for intensification, even at the 

minor scale sought by the proposed rezoning, would ensure that esplanade reserves could be 

provided. I note that the preservation of rivers and their margins is a matter of national 

importance under the RMA. 
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ALTERNATIVE RELIEF SOUGHT 

40. A simple full rezoning of the sites to Residential Large Lot has been considered as alternative 

relief. Although the majority of the site would remain subject to the flood management 

overlays, I consider that this blanket zoning would raise the expectation of intensification at the 

site that would be difficult to achieve. I also am aware that Council would most likely not 

support this option for various reasons. I am of the opinion that the partial rezoning would be a 

more effective way of achieving the residential outcomes sought at the site, and would align 

with the approach applied for nearby sites in the Hendersons basin. 

41. Otherwise, changes to the Rural Urban Fringe residential and subdivision rules to prevent all 

future development of the sites from being prohibited have been suggested. However, I 

consider it more effective for the partial rezoning to be approved in order to avoid unintended 

outcomes upon other Rural Urban Fringe sites less suitable for residential development. 

CONCLUSION 

42. I consider that the sought rezoning of the southern portion of the sites at 296, 298 and 304 

Worsleys Road would not result in significant adverse effects, and disagree with the 

conclusions of Council’s evidence to the contrary. 

43. I also consider that the legal framework is able to allow for urban activities to occur at the site. 

The CRPS and the proposed plan does not provide a definition of ‘existing urban areas’, and I 

consider that it is not necessary for existing urban areas to be shown on Map A of the CRPS. 

Therefore, the site can be considered an existing urban area due to containing existing urban 

activities. 

 
 

 
Aaron James Grey 

27 August 2015 

 


