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INTRODUCTION 

1. My name is Timothy Carr Walsh. I am a resource management planner 

employed by Novo Group. Novo Group is a resource management planning 

and traffic engineering consulting company that provides resource 

management related advice. 

2. I hold a Bachelor of Science (Honours) degree and a Master of Science 

degree from the University of Canterbury. I am also an Associate member 

of the New Zealand Planning Institute. 

3. I have been employed by Novo Group as a Senior Planner for approximately 

seven months. Prior to my current role I was employed as a Senior Advisor 

in the Christchurch Central Development Unit at the Canterbury Earthquake 

Recovery Authority for 2 years. 

4. I have approximately 10 years of experience as a resource management 

planner, working in local and central government, and as a consultant. 

5. Relevant to this matter, I have experience in processing resource consent 

applications including preparing Section 42A reports and attending resource 

consent hearings. As a consultant planner I have experience in evaluating 

development projects, preparing resource consent applications and 

presenting evidence at Council resource consent and plan change hearings 

and the Environment Court. 

Code of Conduct 

6. I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note 2014. I have complied with it in preparing 

this evidence and I agree to comply with it in presenting evidence at this 

hearing. The evidence that I give is within my area of expertise except where 

I state that my evidence is given in reliance on another person’s evidence. 

I have considered all material facts that are known to me that might alter or 

detract from the opinions that I express in this evidence. 
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Scope of Evidence 

7. I have been engaged by Ms Sharon Lawrence to provide evidence in 

relation to a property located at 79 Shalamar Drive, Christchurch which is 

proposed to be zoned Rural Port Hills the Proposed Christchurch 

Replacement District Plan ('Replacement Plan'). 

8. My evidence addresses the appropriateness of the proposed zoning. 

9. The structure of my evidence is set out as follows: 

a. current situation; 

b. proposed zoning; 

c. merits assessment; 

d. policy evaluation; 

e. consistency with the Land Use Recovery Plan; and  

f. alignment with the Statement of Expectation. 

10. While recognising the statutory documents set out on pages 10-12 of the 

Panel's decision on Strategic Directions and Strategic Outcomes (and 

Relevant Definitions) dated 26 February 2015 (the ‘Strategic Directions 
decision’), my evidence specifically considers the degree of alignment 

with: 

a. the Canterbury Regional Policy Statement (‘CRPS’); 

b. the relevant objectives of the Strategic Directions chapter of the 

operative Christchurch District Plan; 

c. the Land Use Recovery Plan (‘LURP’); and 

d. the statement of expectations in Schedule 4 of the Canterbury 

Earthquake (Christchurch Replacement District Plan) Order 2014 

(‘the Order’), and in particular matters (a), (b) and (i) in Schedule 4. 

11. In addition to the above and Ms Lawrence’s submission, I have also 

considered the following documents in formulating my evidence:  

a. Proposal 17 (Rural) and Proposal 14 (Residential) of the Replacement 

Plan; 

b. the relevant section 32 reports;  
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c. the Order, particularly Schedule 4 – Statement of Expectations; 

d. the Strategic Directions decision; and 

e. the evidence of Ms Sarah Oliver and Mr Andrew Craig for 

Christchurch City Council (‘Council’). 

Executive Summary 

12. 79 Shalarmar Drive, which is the subject of Ms Lawrence’s submission, is 

proposed to be zoned Rural Port Hills. Since 2009 Ms Lawrence has had 

intentions of subdividing the land for low density residential use. If the 

proposed zoning was approved as notified, obtaining authorisation to 

subdivide the land and establish dwellings within the sites would require 

non-complying resource consents. Under the proposed regime 

authorisation for further residential development of the land would be 

costly and uncertain. 

13. In my opinion, Residential Hills is a more appropriate zoning for the site. If 

a future subdivision and residential development was carried out site in 

accordance with the proposed Residential Hills provisions, the site would 

be viewed as a logical continuation of the residential zoning to the east 

and west. Further, it would not detract from the rural character of the 

surrounding area. 

14. From a policy perspective, I consider that zoning the site Residential Hills: 

a. gives practical effect to the CRPS; 

b. is not inconsistent with the Strategic Directions decision; 

c. is not inconsistent with the LURP; and 

d. is the most practical zoning option and best achieves the purpose of 

the Act. 

15. Further, zoning the site residential would be consistent with the statement 

of expectations in Schedule 4 of the Order. 
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STATEMENT 

Current situation 

16. The site is located at 79 Shalamar Drive, Christchurch, and is legally 

described as Lot 1 Deposited Plan 405119. It has a total site area of 4.1 

hectares and is situated between Hackthorne Road (to the north / uphill) 

and Shalamar Drive (to the south / downhill) in the valley between 

Worsleys and Cashmere spurs. Figure 1 shows the site within the context 

of the south Christchurch area. 

 

Figure 1 - Site location (Source: Canterbury Maps) 

17. The site slopes down steeply towards Shalamar Drive but has a 

comparatively more gentle terrace at the top of the property. An existing 

dwelling occupies some of the terrace. 

18. As shown in Figure 2 below, the site is surrounded by the proposed 

Residential Hills zone on much of its boundary. It adjoins Shalarmar Drive 

to the southwest with proposed Rural Urban Fringe zoning beyond, and 

the proposed Rural Port Hills zoning of the site continues to the southeast. 

The land north of the site (fronting Hackthorne Road) contains established 

residential dwellings. The land to the east has an approved subdivision 
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with lots currently available for purchase. The land to the west is yet to be 

developed. 

 

Figure 2 – Replacement Plan zoning 

19. Ms Lawrence intends to subdivide the site and a draft subdivision plan has 

been prepared to create residential lots on the elevated terrace area. A 

copy of this subdivision plan is included at Attachment 1. This subdivision 

plan was initially proposed in 2009 however for a variety of reasons did 

not progress until 2012 at which time the planning environment had 

changed substantially as a result of LURP and subsequent changes to the 

CRPS. These documents identified the site outside the existing urban area 

and beyond the projected infrastructure boundary. The infrastructure 

boundary follows the existing line of the Living H and Living HA zones. 

20. Ms Lawrence did not engage in the initial LURP consultation process but 

has lodged a submission on the LURP review seeking that the site be 

included within a greenfield priority area and the projected infrastructure 

boundary. 

21. Ms Lawrence’s submission notes that the adjoining property owners were 

involved in the hearings for the Christchurch City Plan in the mid to late 

1990’s and achieved a residential zoning at that time. Ms Lawrence was 

not involved in this process and as such was zoned Rural Hills in the 
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operative Christchurch City Plan. This zoning was imposed despite the 

majority of the site protruding into the Living H and Living HA zones.  

22. As set out in Ms Lawrence’s evidence, an agreement has been reached 

with adjoining neighbours to the east and west to work together to facilitate 

development of the site. For this reason Ms Lawrence is confident that a 

viable engineering solution can be developed to ensure that all servicing 

requirements for future subdivision could be met. 

Proposed zoning 

23. The site is proposed to be zoned Rural Port Hills in Proposal 17. The 

introductory chapter of the Replacement Plan describes the Rural Port 

Hills zone as follows: 

This zone includes all rural land on the Port Hills facing the Christchurch main urban 

area. 

24. Under the proposed Rural Port Hills zoning, planning permission for 

residential development of the type that Ms Lawrence intends for the site 

would be costly and uncertain. Non-complying resource consents would 

be required for any proposal to create allotments below the proposed 100 

hectare minimum allotment size and for dwellings not contained within 

allotments at least 100 hectares. For this reason, Ms Lawrence is seeking 

Residential Hills zoning for the site. 

25. Ms Oliver’s evidence considers the Residential Hills zone request. Relying 

on other Council officer’s evidence1, Ms Olivier considers that while there 

are no traffic concerns and potential slope stability matters could be 

mitigated, she questions whether there is an effective means of 

stormwater treatment and notes that a workable water and wastewater 

servicing solution would be required. Further, from a landscape 

perspective, Mr Craig does not convey any concerns and considers that 

zoning the site residential would be a contiguous with adjoin land. 

                                                

1 Mr Norton (stormwater), Ms O’Brien (water and wastewater), Mr Milne (traffic), and Mr Wright (geotechnical). 
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26. Ultimately Ms Olivier recommends the relief sought be rejected on the 

grounds the site is outside the existing urban area and therefore is contrary 

to Strategic Direction Objective 3.3.7. 

Merits Assessment 

27. Before undertaking a policy evaluation, the following section assesses the 

merits of zoning the site Residential Hills. 

28. The principle impacts of zoning the site Residential Suburban relate to 

rural character, impact on the outlook of residential neighbours, loss of 

rural productive capacity, and infrastructure. These impacts are addressed 

in turn. 

Rural Character 

29. In my view, providing for residential development within the site represents 

a logical continuation of the existing pattern of suburban zoning in this 

area. Given the steep nature of site, built development would be focused 

in the northern portion of the site leaving the lower slopes relatively free of 

built development which will continue to contribute to the rural character of 

the valley. 

30. I agree with the assessment of Mr Craig who provided the following 

comments in relation to the site: 

Although not yet developed, land immediately to the north west is zoned Residential 

Hills. Consequently the land is contiguous with existing residential zoning to the 

northwest and east. In this regard it will appear an extension of these existing zones, 

and therefore rezoning will result in maintenance of the urban / rural boundary. 

Generally on the Port Hills, residential activity does not occupy steeper valley sides, 

particularly in the upper reaches. There are however exceptions throughout the Port 

Hills. Rezoning of this site would be more or less consistent with this given that it 

occurs on the lower slopes and toward the City. 

The site does not include any landscape features of note, and is not an ONL. 

Its low elevation below the 80m contour lessens visibility and skyline intrusion 

caused by the presence of houses. Re-zoning will have little effect on view quality. 
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Impact on Neighbours 

31. Given the nearby residential zoned properties (developed and 

undeveloped) are located on the downward side of the ridge, they all have 

expansive views. Residential development of the site carried out in 

accordance with the Residential Hills provisions would ensure the impacts 

on nearby neighbours would be minimal. 

Rural Productive Capacity 

32. In my view the site is too steep and small to support economically viable 

rural productive use. For this reason I consider that Residential Hills zoning 

is a practical option. 

Infrastructure 

33. Ms Lawrence’s evidence addresses concerns raised by Council regarding 

service provision. In short, she is confident future residential subdivision 

would be able to be adequately serviced2 through co-ordination with 

development of adjoining land already zoned residential. I consider it is 

appropriate to address infrastructure issues at the time of subdivision. 

Conclusion 

34. The site has very limited productive rural capacity. If the site was zoned 

Residential Hills, development carried out in accordance with its provisions 

would successfully integrate into the zoning pattern of the area and would 

not detract from the surrounding rural area. Accordingly, I consider that it 

is more appropriate to zone the site Residential Hills. 

  

                                                

2 I note that the submitter has not provided any technical evidence on this matter. Ms Lawrence has advised 

me that she intends to engage a suitably qualified expert(s) to develop infrastructure solutions if the site was 

to be zoned residential. 
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Policy Evaluation 

35. Having demonstrated that the particulars of the site merit Residential Hills 

zoning in preference of the proposed Rural Port Hills zoning, this evidence 

now turns to policy considerations. The following evaluation assesses the 

options against the objectives of the CRPS, the Strategic Directions 

chapter of the operative Christchurch District Plan, and the proposed 

objectives of the Replacement Plan. 

Canterbury Regional Policy Statement 

36. Chapter 6 of the CRPS contains the objectives relevant to the zoning 

considerations of the site. Issue 6.1.2 relates to adverse effects arising 

from development. It reads as follows: 

Development can result in adverse effects on the environment, which if not identified 

and avoided, remedied or mitigated where appropriate, could result in inappropriate 

outcomes for the region’s natural and physical resources, and reduce Greater 

Christchurch’s resilience and ability to provide for the needs of people and 

communities. Poorly planned development can increase risk from natural hazards 

and the effects of climate change, create resource use conflicts, increase 

community isolation, prevent the efficient and effective delivery of infrastructure and 

services, reduce economic viability and result in greater overall energy 

consumption. 

37. Relevant to the zoning of the site, the explanatory information that relates 

to Issue 6.1.2 highlights the need to ensure the efficient operation of 

infrastructure and the impact of urban growth on rural character. 

38. Objective 6.2.2 (Urban form and settlement pattern) seeks to avoid 

unplanned expansion of urban areas by providing for new development 

within existing urban areas and greenfield priority areas. The associated 

Policy 6.3.1 (Development within the Greater Christchurch area) goes 

further than Objective 6.2.2 by directing that new urban activities only 

occur within existing urban areas or greenfield priority areas identified on 

Map A. The site is not located within the boundary of an existing urban 

area or a greenfield priority area. 

39. Following this policy direction, Council has proposed the site be zoned 

Rural Port Hills despite the merits of zoning it residential. While this rural 

zoning approach would give effect to Objective 6.2.2, I consider that it 

results from an overly simplistic policy interpretation. 
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40. While on face value, it may appear that zoning the site Residential Hills 

would not give effect to Objective 6.2.2 and Policy 6.3.1, I consider the 

policy was not meant to be interpreted as bluntly as Council has. I doubt 

that the authors of the Chapter 6 intended to preclude minor deviations 

from Map A which would accommodate logical and low impact 

development. This may explain, in part, why Environment Canterbury in 

reviewing the LURP has a draft recommendation to the Minister for 

Canterbury Earthquake Recovery to amend the LURP “to show Figure 4 

on page 23 of the LURP as being ‘indicative’ only, and remove Appendix 

1 relating to Chapter 6”. 

41. The methods associated with Policy 6.3.1 requires Council to: 

Provide for the rebuilding and recovery of Greater Christchurch in accordance with 

the Land Use Recovery Plan for Greater Christchurch, Policy 6.3.1 and Map A, by 

including in district plans objectives, policies and rules (if any) to give effect to the 

policy. 

42. In my view, development of the site would not have any negative impact 

on the rebuilding or recovery of Greater Christchurch. Accordingly, I 

consider it is appropriate to zone the site Residential Hills. This would give 

practical effect to the CRPS. 

Strategic Directions Objectives 

43. Objective 3.3.7 (Urban form, growth and design) is most relevant to zoning 

considerations of the site.  

44. Objective 3.3.7 reads as follows: 

A well-integrated pattern of development and infrastructure, a consolidated urban 

form, and a high quality urban environment that: 

… 

c. Provides for urban activities only: 

i. within the existing urban areas; and 

ii. on greenfield land on the periphery of Christchurch’s urban area 

identified in accordance with the Greenfield Priority Areas in the 

Canterbury Regional Policy Statement Chapter 6, Map A; and 

... 

45. This objective transfers the policy direction set out in Objective 6.2.2 and 

Policy 6.3.1 of the CRPS and therefore the same considerations as 

discussed above apply here. 
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46. Other relevant Strategic Directions objectives are evaluated at 

Attachment 3. The evaluation finds that Residential Hills zoning better 

achieves the objectives. 

Proposed Rural Objectives 

47. There is one objective proposed for the Rural areas of the district. 

Objective 17.1.1 (A productive and diverse rural environment) reads as 

follows: 

a. Christchurch District has a productive and diverse rural environment where: 

i. the range of activities supports and maintains the rural working 

environment, including the potential productive capacity of the land; 

ii. subdivision and development does not create reverse sensitivity effects 

on rural activities, strategic infrastructure, access to high quality gravel 

resources and natural hazard mitigation works; and 

iii. rural character is maintained and enhanced, including the distinctive 

character of Banks Peninsula and the Port Hills. 

48. Given the site has very limited productive rural capacity, zoning it Rural 

Port Hills would not support or maintain a rural working environment, and 

while it would maintain the rural character of the site, the preceding 

assessment found that zoning the site residential would not detract from 

the rural character of the area. Accordingly, I consider zoning the site 

Residential Hills is the most appropriate method of achieving proposed 

Objective 17.1.1. 

Consistency with the Land Use Recovery Plan 

49. Section 23 of the Canterbury Earthquake Recovery Act 2011 requires that: 

any person exercising functions or powers under the Resource Management Act 

1991 must not make a decision or recommendation that is inconsistent with the 

Recovery Plan on any of the following matters under the Resource Management 

Act 1991: 

f) the preparation, change, variation, or review of an RMA document under 
Schedule 1 

50. The LURP directed Environment Canterbury to insert Chapter 6 into the 

CRPS. Accordingly, if zoning the site residential does not give effect to the 

CRPS then it follows that it would also be inconsistent with the LURP. In 

this instance however, I consider that zoning the site residential would give 
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practical effect to the CRPS, and it follows that zoning the site residential 

would transfer the practical effect of the LURP provisions into the 

Replacement Plan in a manner that is not inconsistent with the LURP. In 

other words, I consider zoning the site residential would be compatible with 

the provisions of the LURP. 

Alignment with the Statement of Expectations 

51. An evaluation of the Rural Port Hills and Residential Hills options against 

the Statement of Expectations is included at Attachment 3. The evaluation 

finds that the Residential Hills zoning option aligns better with the 

Statement of Expectations. 

CONCLUSION 

52. Based on the merits assessment and policy evaluation in this evidence, I 

have concluded that Residential Hills zoning is the most appropriate 

method for achieving the purpose of the Act. 

 

Timothy Carr Walsh 

27 August 2015 
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ATTACHMENT 1: SUBDIVISION PLAN 
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ATTACHMENT 3: EVALUATION OF OPTIONS 

Table 1: Evaluation of consistency with the relevant objectives of the Strategic Directions decision 

Option Objective 3.3.1 Enabling recovery & 
facilitating future enhancement of the 
district 

Objective 3.3.2 Clarity of language 
and efficiency 

Objective 3.3.4 Housing capacity and 
choice 

3.3.14 Objective – Incompatible 
activities 

Rural Port Hills Neutral No 

While the proposal clearly states the 

outcomes intended, the end result may 

be an inefficient use of the land. 

Transaction costs would be high under 

this option and notification would be 

almost certain in respect of any resource 

consent applications for subdivision 

and/or residential dwellings. 

No 

Zoning the site means non-complying 

resource consents would be required to 

authorise future subdivision and 

dwellings. I consider the site particulars 

merit a more enabling regime which 

would better achieve this objective. 

Neutral 

Residential Hills Neutral Yes 

Minimises transaction costs (and 

notification requirements). 

Encourages innovation and choice in 

respect of the site. 

Provides clarity of outcome. 

Yes 

Zoning the site residential would result 

in additional dwellings which would 

contribute to the housing supply targets 

of this objective. 

Yes 

Zoning the land residential would 

represent a logical continuation of the 

existing residential zoning pattern in the 

area. Conflicts between incompatible 

activities would be avoided. 
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Table 2: Evaluation of consistency with the statement of expectations in Schedule 4 of the Order 

Option clearly articulates how 
decisions about resource 
use and values will be 
made 

reduce significantly 
reliance on resource 
consent processes 

reduce significantly the 
number, extent, and 
prescriptiveness of 
development controls and 
design standards in the 
rules, in order to 
encourage innovation and 
choice 

reduce significantly the 
requirements for 
notification and written 
approval 

objectives and policies 
that clearly state the 
outcomes that are 
intended 

clear, concise language 
and is easy to use 

Rural Port Hills Yes 

Provides a clear framework 

for use. 

No 

Non-complying resource 

consents would be required 

to authorise future 

subdivision and dwellings. 

In my view, the site 

particulars merit residential 

zoning. 

Neutral No 

Given non-complying 

resource consents would be 

required to authorise future 

subdivision and dwellings, it 

is highly likely that 

notification would be 

required. 

Yes 

Clearly expresses the 

intention to avoid urban 

development in the zone. 

Neutral 

Residential Hills Yes 

Provides a clear framework 

for use. 

Yes 

Subdivision consent would 

be relatively straightforward 

and housing development 

undertaken in accordance 

with the Residential Hills 

provisions would not require 

resource consent. 

Neutral Yes 

Development undertaken in 

accordance with the 

Residential Suburban 

provisions would not require 

resource consent and 

hence no notification and 

written approvals would be 

required. 

Yes 

Clearly provides for 

suburban residential 

development. 

Neutral 
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