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DAY 4 – 23 NOVEMBER 2015 

 

  [10.00 am] 

 

SJH:   Good morning.  Ms Crawford? 5 

 

MS CRAWFORD:   Yes, thank you, sir.  I am here for Cathedral City 

Developments Limited and we call one witness, Ms Fiona Aston, and I 

haven’t produced a written opening in advance, but likely to produce a 

short closing, sir, in writing following today. 10 

 

SJH:   Thank you.    
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<PAULINE FIONA ASTON, sworn [10.00 am] 
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<EXAMINATION BY MS CRAWFORD [10.00 am] 

 

MS CRAWFORD:   Thank you.  Please confirm your full name is Pauline 

Fiona Aston, and you are known as Fiona? 

 5 

MS ASTON:   Correct. 

 

MS CRAWFORD:   And you have produced a statement of evidence in 

relation to these proceedings dated 29 October 2015? 

 10 

MS ASTON:   Correct. 

 

MS CRAWFORD:   Do you have any corrections to make to that evidence? 

 

MS ASTON:   No. 15 

 

MS CRAWFORD:   I understand also that you have been involved in informal 

discussions with Council experts, in relation to assessment criteria, 

which was a matter discussed earlier in this proceeding? 

 20 

MS ASTON:   Yes. 

 

MS CRAWFORD:   And you have some material to produce as part of your 

highlights package and the Panel will need to consider whether it is 

appropriate to produce this and include it as an exhibit, sir. 25 

 

SJH:   Exhibit 5 now and then it can be formally produced as part of the 

evidence. 

 

EXHIBIT #5 – APPENDIX A:  AMENDED RULE 17.8.2.1 AND 17.8.2.1.1 30 

(AS AGREED BY FIONA ASTON AND ANDREW CRAIG 

20/11/15) 

 

MS CRAWFORD:   Thank you, sir.  So on that basis you confirm the evidence 

you have prepared and you are about to give is true and correct to the 35 

best of your knowledge and belief? 
 
MS ASTON:   Correct. 

 

MS CRAWFORD:   Thank you.  Please read your highlights package and 40 

answer any questions. 

 

MS ASTON:   So my evidence addresses the rules relating to the provision for 

residential units on existing sites in the Rural zones in particular the 

Rural Port Hills zone.  Cathedral City Developments own an existing 45 

six hectare site adjoining immediately above and accessed from the 
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existing Harry Ell Drive residential area on Cashmere Hill.  The site is 

currently planted partially in pines which were damaged in a recent 

storm event and it has very limited if any commercial value.  ‘ 

 

 So the relief sought, the primary relief sought by Cathedral City 5 

Development in its submission on stage 2 is for the site to be rezoned 

from Rural Port Hills to Residential Large Lot.  The secondary relief 

covered by this evidence is provision to be made for a residential unit 

on an existing undersize lot in the Rural Port Hills zone as a restricted 

discretionary activity under certain circumstances as outlined. 10 

 

 And that is either; (a) all existing lots between one and 10 hectares in 

size in the Rural Port Hills excluding all sites in outstanding landscape 

areas.  And Ms Hogan under cross-examination advised that a total of 

approximately 10 lots meet this criteria.   15 

 

 Or (b) all existing lots between one and 10 hectares in the Rural Port 

Hills zones excluding all sites where an adjoining site is in the same 

ownership and a total of approximately 40 lots meet this criteria.  The 

applicable restrictive discretionary criteria are those applying to 20 

residential activities on existing small sites, that is rule 17.8.2.6.  

Andrew Craig, the Council’s landscape architect, and I have discussed 

the appropriate assessment criteria and we have agreed on an amended 

criteria to be produced if that is acceptable.   

 25 

 The amended criteria include some additional assessment matters 

which are specific to the Rural Port Hills environment and are based on 

the chapter 9 matters of discretion for resource consents for activities in 

significant features and/or significant landscapes overlay areas, and that 

is rule 9.2.4.2. 30 

 

 A number of the sites which would qualify under (a), that is sites 

between one and 10 hectares outside outstanding landscape areas, they 

are within significant landscapes but outside outstanding landscapes.  

And a further additional assessment matter is 15.16, whether the 35 

development maintains contrast between the urban and rural 

environments and this relates to objective 17.1.4 and policy 17.1.3.4. 

 

 In order to achieve consistency with the overall policy and rules 

framework the following elements of the Cathedral City Development 40 

submission, as lodged, could also be retained, and that is restricted 

discretionary activity status for a dwelling on an existing lot in all of 

the Rural zones.   

 

45 
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  [10.05 am] 

 

 And amending policy 5.6 to read; “6.  Enable use of existing sites less 

than four hectares for rural dwellings where it will not result in large lot 

or rural residential development character.  The latter…” – that is the 5 

amendment to the policy - “…is potentially necessary given that in its 

absence provision for a dwelling on an existing undersize lot could be 

interpreted as inconsistent with policy 17.1.5.7, which is avoid the 

expectation of land use change of rural land to urban activities, or for 

rural residential development.”   10 

 

 But I also discuss the issue of the status of activities on existing 

undersized lots further on in my highlights package. 

 

 So the reasons for the relief sought, which is more refined and narrow 15 

compared to the submission as lodged.  First of all it limits the potential 

impact on rural amenity and character values given the much smaller 

number of lots that could potentially qualify, 10 or 40 compared with 

284 for all existing undersize lots in the Rural Port Hills zone.   

 20 

 2.  It recognises that rural lifestyle is the only realistic economic use for 

such lots which are too small for productive use in the Rural Hills 

context.   

 

 3.  The first relief protects outstanding landscape areas because sites 25 

which are within an outstanding landscape are excluded and the 

assessment matters include effects on significant and outstanding 

landscapes. 

 

 4.  The second relief avoids clusters of undersize lots which are 30 

effectively owned and able to be managed as one large and more 

economic productive unit. 

 

 5.  The relief is consistent with the replacement plan approach to make 

provision for a dwelling on an existing undersize lot in the Rural Fringe 35 

zone, that is one to four hectare lots, and the Rural Banks Peninsula 

zone under 40 hectares or under 100 hectares for the site depending on 

the location.  And it is in fact a more restrictive relief than the revised 

proposal approach to the Rural Banks Peninsula zone where a dwelling 

is a discretionary activity on all undersize lots including those located 40 

in outstanding landscapes and where jointly owned and managed with 

adjoining land. 

 

 6.  Restricted discretionary status rather than fully discretionary status 

is appropriate in accordance with strategic objective 3.3.2A and the 45 
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assessment matters clearly identify the areas of concern and fully 

discretionary status is not necessary or appropriate. 

 

 Just briefly the policy framework.  The amended relief is entirely 

consistent with the replacement plan policy framework and chapter 6 of 5 

the Regional Policy Statement.  The very small number of qualifying 

sites and the restricted discretionary activity assessment matters ensure 

that the landscape values of the Rural Port Hills environment are 

maintained and other relevant policy outcomes are achieved.   

 10 

 With respect to chapter 6 and in particular policy 6.3.1.4, new urban 

activities are only to occur within existing urban areas or identified 

greenfield areas.  Activities on undersize lots with or without a 

dwelling especially in the 1.4 hectare range are in my opinion existing 

urban as opposed to rural activities in terms of the chapter 6 definitions. 15 

 

 The definitions include as urban residential activity at a density of more 

than one household unit per four hectares of site area and by 

implication associated activity on such small sites is also urban in 

character.  It does not come within the Oxford Dictionary definition of 20 

agriculture or forestry included as rural activities under the chapter 6 

definition and that is because they both refer to activity on a large scale 

which is clearly not the case on exiting small undersize lots.  So 

forestry is the science and practice of caring for forests and forests are 

trees and undergrowth covering a large area.  This is referring to the 25 

Oxford Dictionary definitions.  And agriculture is the science or 

practice of cultivating the land on a large scale. 

 

 So section 32 in the conclusion.  The amended relief is the most 

appropriate way to achieve the purpose of the Act and the objectives of 30 

the replacement plan.  It is more efficient and effective than the notified 

provisions in that it provides in appropriate circumstances for a 

sustainable use for existing undersize lots otherwise at risk from 

becoming wasteland with no viable use, which are difficult and costly 

to maintain in a weed free state. 35 

 

MS CRAWFORD:   Thank you, Ms Aston.  Sir, I have just noted the exhibit 

has been copied at our end in black and white and I do apologise for 

that. 

 40 

SJH:   I am sorry I can’t quite hear you. 

 

MS CRAWFORD:   The exhibit is in black and white and Ms Aston has taken 

the Panel and my friend for the Council through the changes, it may not 

be crystal clear when you view the exhibit. 45 

 



 Page 520 

  

Ch17: Rural (Part) Commenced 16.11.15 

SJH:   Well, I think we can probably work it out, but it would be helpful if you 

lodged colour copies later in the day. 

 

MS CRAWFORD:   We will do that immediately after this, sir, thank you. 

 5 

SJH: Thank you.  Ms Ash, firstly can you confirm that the agreement with 

Mr Craig is in fact in agreement with the Council and a memorandum 

to that effect will be lodged? 

 

MS ASH:   Sir, I am not in that position at the moment because Ms Hogan has 10 

not had a chance to look at it in terms of the complexity, and I am 

hoping that I can get that organised and lodge a memorandum.  The 

anticipation is that this matter will be able to be sorted, sir. 

 

SJH: Thank you.   15 

 

<CROSS-EXAMINATION BY MS ASH [10.10 am] 

 

MS ASH:   In that regard, just a couple of clarification points Ms Aston.  You 

are aware that Ms Hogan has not had a chance to discuss these in 20 

detail? 

 

MS ASTON:   Yes. 

 

MS ASH:   So just in terms of the point (iii), A (iii), where you have added in 25 

the word “viable” there in your 17.8.- - - 

 

MS ASTON:  Oh yes, yes. 

 

MS ASH: - - - and it says 2.1, I am assuming that it is actually perhaps 2.6 but 30 

that is a matter that we can sort out later.  Would you just clarify 

whether the last words in that (iii) “and its ability to continue” also link 

to the word “viability”? 

 

MS ASTON:   Yes. 35 

 

MS ASH:   And the changes that you are proposing they will need to be 

considered in relation to other zones where this rule applies, won’t 

they, because it applies to the rural urban zone, rural urban fringe zone? 

 40 

MS ASTON:   Yes, yes. 

 

MS ASH:   And just in terms of the additional complete policy that you have 

added in relating to significant features and/or significant landscapes, 

are you aware that Ms Hogan has tried to avoid repetition in relation to 45 

these matters through the Plan? 
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MS ASTON:   Sorry, could you explain, I do not quite know what you are 

referring to? 

 

MS ASH:   You are adding, in a new residential activity on existing small 5 

sites’. 

 

MS ASTON:   Yes, okay, I mean if there is a more efficient way to word it that 

avoids repetition, as long as the – I mean it could refer directly to the 

chapter 9 ones, as long as it is clear, that is fine. 10 

 

MS ASH:   Thank you, and you would be very happy to work with Ms Hogan? 

 

MS ASTON:   Absolutely. 

 15 

MS ASH:   Yes. 

 

SJH:   Thank you.  Ms Dawson? 

 

MS DAWSON:   Thank you, Ms Aston, and thank you for your additional 20 

material today.  I have a few questions please.  I am interested in the 

way you present us with these alternative reliefs, like – particularly 

looking the two versions of the amended relief.  One, where the lots are 

outside the ONL and one where the lots are not owned by adjoining 

landowners. 25 

 

MS ASTON:   Yes. 

 

MS DAWSON:   Why have you not put those both together? 

 30 

MS ASTON:   They could both be put together as both criteria to be met, that 

would be fine, I was just giving some options for the Panel to consider, 

but they could be put together, yes. 

 

MS DAWSON:   And if that was the case, would it be less than 10 allotments 35 

that this would apply to? 

 

MS ASTON:   No, I do not think it is because most of the ones which are 

adjoining are actually within the Outstanding Landscape Area, and it is 

particularly the main grouping or the middle upper end of Wolseley’s 40 

Road, so I have not analysed it in great detail, but I do not think it 

would make a big difference.  

 

MS DAWSON:   So the words – these are the ones which just go one after the 

other up the hill, are mostly if not all within the ONL? 45 
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MS ASTON:   Yes, there is a small number which are opposite the residential 

large lot zone which are outstanding landscape at the moment, and I 

also am acting for the owners of that land and they are in a slightly 

different situation to the rest of them and the submission is seeking that 

that be taken out of the outstanding landscape, and I understand that the 5 

discussion is ongoing and it is likely that there will be agreement that 

that should not be in the outstanding landscape. 

 

MS DAWSON:   I asked Ms Hogan about this, and it comes down to these lots 

that are between one and four hectares in size, and it applies to the 10 

other zones as well. 

 

MS ASTON:   Right. 

 

  [10.15 am] 15 

 

MS DAWSON:   As to how allowing a residential activity which appears to be 

defined as urban activity on those lots, regardless of how few there are 

and regardless of the merits of them, how that enables us to give effect 

to policy 6.3.1.4 and how they do not – because they fall outside the 20 

Map A boundary? 

 

MS ASTON:   Right. 

 

MS DAWSON:   So how do you rationalise that? 25 

 

MS ASTON:   Yes, I did give that some thought and I have commented on it in 

my highlights package, and that policy 6.3.1.4 talks about new urban 

activities, and in my opinion, the definition of – if it goes to those 

definitions, and – if there is an argument that existing sites without a 30 

dwelling which are between one and four hectares, are not rural 

because they do not come within the specific list of what are rural 

activities, because – and that is where I talk about rural activity 

includes forestry and agriculture and the Oxford Dictionary definition, 

it assumes it is happening on – it refers to it happening on a large scale, 35 

and really, and certainly in the rural Port Hills context, on those size 

sites, there really is not any agriculture or forestry occurring except 

where they are managed jointly, and those tend to be in the Outstanding 

Landscape Area, they really just are – they have got no productive use, 

they are just sort of a problem for their owners in terms of managing 40 

the weed situation. 

 

MS DAWSON:   So you are saying that these existing lots that do not yet have 

a house on them, - - - 

 45 

MS ASTON:   Yes. 
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MS DAWSON:   - - - fall somewhere in between rural activity and urban 

activity? 

 

MS ASTON:   Yes. 5 

 

MS DAWSON:   In other words, they are not of a size scale function in use 

that comes within the definition of rural activity, but on its face, they 

do not have a residential unit on them if they are less than four 

hectares, could become urban? 10 

 

MS ASTON:   Yes, because those activities – at the beginning of those 

definitions it says for those ones which specifically includes, it is 

includes, it is not the one so you could argue that sites where there is no 

dwelling because it isn’t agriculture, horticulture or forestry, and have 15 

not got of the other, it does not really meet any of those categories of 

what is rural activity.  It is by implication, an urban activity. 

 

 And the other thing is that it has been well established that they used to 

use this economic unit argument, and then there was the whole four 20 

hectare minimum that has become the sort of the threshold.  One of the 

main reasons for that was because that was the level of which the 

agricultural, the economists and the agricultural economists, advised 

that you could do an economic use on most – well, it was actually 

focused really on the flat rural land.  So that was the point at which it 25 

became economic to farm, and it was acknowledged that below that, it 

does not really have any viable use. 

 

 I mean, sort of 10, 20 years ago, there was a period when people were 

applying for two hectare sites and they were doing intensive 30 

horticulture, but very little of that is now occurring, so I think – it is 

accepted that four hectares is the cut-off point. 

  

 So it is there both for an amenity landscape reason but also because it is 

the point at which it becomes viable in most situation.  And of course, 35 

in the rural Port Hills environment, it is probably likely to be a lot 

higher than that. 

 

MS DAWSON:   But your alternative is looking from one to 10, - - - 

 40 

MS ASTON:   Yes. 

 

MS DAWSON:   - - - so it includes the one to four? 

 

MS ASTON:   Yes. 45 
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MS DAWSON:   So do you accept that the one to four hectare group, have a 

different policy hurdle to get over than the four to 10 hectare? 

 

MS ASTON:   Yes, it also has to deal with that policy 3.1.4. 

 5 

MS DAWSON:   Yes. 

 

MS ASTON:   Yes, it does and what I am saying is that by stating that 

residential activity on a site of less than four hectares is urban activity, 

by implication therefore those existing sites which are also under four 10 

hectares, must also be effectively an urban activity rather than a rural 

activity, and that is supported by when you look at the Oxford 

Dictionary definition of what rural activities are and the fact that it 

refers to farming and forestry on a large scale. 

 15 

  [10.20 am] 

 

 So that is – I know it is a bit of a contorted argument, but it makes 

logical sense in terms of what is on the ground and, yes. 

 20 

MS DAWSON:   So in the rural urban fringe zone we have the same policy, 

heard it come over, because Ms Hogan's position to us is that existing 

sites down to two hectares, I think, could be discretionary.   

 

 So tell me about the Banks Peninsula zone, because you have compared 25 

it with the urban fringe zone which is – and Mr Craig’s compared the 

different characteristics of flat versus hill and Banks Peninsula the 

cutoff is four hectares, is it not? 

 

MS ASTON:   Right.  I understand that you can – if you have a balanced lot - - 30 

-  

 

MS DAWSON:   Apart from that ecological balance lot? 

 

MS ASTON:   Yes.  Well I understand it is either 40 hectares or 100 hectares, 35 

depending on the location. 

 

MS DAWSON:   So are you saying there is no existing lot, discretionary 

activity down to four hectares, because I think it has come through? 

 40 

MS ASTON:   Okay, maybe I have missed that. 

 

MS DAWSON:   So in the rural Banks Peninsula zone, as I understand it, Ms 

Hogan has suggested there is a residential unit on a site in existence but 

greater than four hectares, would be a full discretionary in her amended 45 

version.  So - - -  
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MS ASTON:   And if they below four hectares it is noncompliant? 

 

MS DAWSON:   Yes, other than the balance lot. 

 5 

MS ASTON:   Right, right. 

 

MS DAWSON:   I suppose I am interested in your – Mr Craig’s given 

evidence that there are differences between the different zones, whether 

it is Banks Peninsula or Port Hills or the urban fringe, and he has given 10 

evidence that the Port Hills is more sensitive than either of them. 

 

MS ASTON:   Yes. 

 

MS DAWSON:   Urban fringe has its own issues; but in the Banks Peninsula 15 

which is similar hill slopes, a cutoff of four hectares has been made for 

this type of existing lot? 

 

MS ASTON:   Yes. 

 20 

MS DAWSON:   I mean do you see something particular about the Port Hills 

zone that sets it apart from the rules that might apply in Banks 

Peninsula? 

 

MS ASTON:   Right.  Well I think the difference is that we have done a full 25 

analysis of all the sites in the rural Port Hill zones that would qualify if 

you excluded the outstanding landscape areas, whereas there has been 

no such microanalysis for Banks Peninsula.  So you do not really know 

what the effect would be of say allowing between one and four hectare 

sites. 30 

 

 I mean – I guess the main difference about the rural Port Hills is it is 

the backdrop to Christchurch, it is visible in that sense but – I mean I 

have considered that those things can be addressed the restricted 

discretionary assessment matters, and on the face of it I think I would 35 

probably support – I know that is not what the Council position appears 

to be – but I would support down to one hectare in the rural Banks 

Peninsula. 

 

 Because another of the drivers of this, is the fact of, what do you with 40 

these existing small sites which are two – and the smaller you get the 

more difficult it is to do any form of economic productive use, so you 

end up with – so you got a balance all those things?  But in terms of the 

characteristics of the environments, possibly the Port Hills may have – 

the rural Banks Peninsula is more the microclimates, which might 45 
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enable more productive use but generally speaking, in terms of 

economic use they probably similar. 

 

MS DAWSON:   Of the 10 lots outside the ONL that are between one and 10, 

how many of them are between one and four, because you said you 5 

analyse that? 

 

MS ASTON:   Yes, sorry we have analysed with I think the majority are – I do 

not actually know the answer to that question.  We did not look at the 

specific sizes of them, but we just identified where they were.  Yes, so 10 

we could provide that information quite quickly. 

 

  [10.25 am] 

 

MS DAWSON:   I mean, if any of them are, yes, that would be helpful to 15 

know. 

 

MS ASTON:   Yes. 

 

MS DAWSON:   All right, that would be helpful. 20 

 

MS ASTON:   Okay, we can do that. 

 

MS DAWSON:   And my final question is, there are these other lots between 

10 and a 100 which would remain non-complying activities under your 25 

proposal. 

 

MS ASTON:   Yes. 

 

MS DAWSON:   So what is your perspective, what is your rational for that? 30 

 

MS ASTON:   Right.  I mean, to be honest I think probably 10 hectares in the 

rural Port Hills is difficult for doing very much, so from a purely 

economic point of view, larger would probably – the larger cutoff point 

might be appropriate, yes. 35 

 

MS DAWSON:   So they would stay as rural lots and may or may not to the 

house justified on the basis of their rural activity? 

 

MS ASTON:   Yes, yes they would.  I mean, may be fully discretionary status 40 

would be better, but - - -  

 

MS DAWSON:   That has not been asked. 
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MS ASTON:   It hasn’t been asked for so we could – yes, and there was an 

element of not asking for too much and having regard to the particular 

circumstances of our client - - -  

 

MS DAWSON:   Yes. 5 

 

MS ASTON:   - - - like the practices in there to be honest. 

 

MS DAWSON:   Okay, all right. 

 10 

MS ASTON:   Yes. 

 

MS DAWSON:   Well thank you, Ms Aston, that is all from me. 

 

MS ASTON:   Okay. 15 

 

MS DAWSON:   Thank you. 

 

SJH:   Thank you.  Mr Neill? 

 20 

MR NEILL:   As you know we met during the residential and discussed the 

same issues, and I am going back to that evidence, and this evidence 

you are indicating you meet the criteria of 3.3.1 and that is shown in 

your evidence in para 7 of your current evidence, but with regard to 

policy 6.3.9 of the RPS; are you saying that we are not bound by that 25 

criteria because of the one hectare lots? 

 

MS ASTON:   That is the one about no rural residential – yes.  because the cut-

off point is one hectare and the definition of rural residential is between 

one and two households per hectare, so the upper limit is one hectare 30 

where the size of range is outside the scope, it does not define as rural 

residential, so there is no conflict with that policy, because this 

provides for activities which are larger than the define rural residential 

sizes. 

 35 

MR NEILL:   Thank you, thanks, sir. 

 

SJH:   Thank you.  Mr Willis? 

 

MR WILLIS:   Thank you, Ms Aston, I also have a number of questions, many 40 

of which you have answered already so that is useful. 

 

 I just want to take you to your second of your alternative options you 

put to us about ruling out those where you own a section to the adjacent 

site, and I am not quite sure your position, as whether you are still 45 

promoting that as the approach, but the thought occurred from a section 
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32 point of view if you like, that wouldn’t – I was struggling to 

understand how that would be effective in achieving what you wanted 

to achieve, which I understand is to avoid clustering of development. 

 

 Because would it not be open to the landowner to simply sell on every 5 

second lot if that string of lots is owned by one party or even to sell to 

another legal entity which they themselves control, so from a planning 

point of view would that be effective in your view? 

 

MS ASTON:   I think it is valid – I think probably option A is the option that 10 

seems to be generally preferred.  It might be more straight forward, yes. 

 

MR WILLIS:   Right.  And that option gives you a yield, if you like, of around 

10 lots which in fact differ if you only took from four to 10, it might 

even be – well no you said it would probably be similar - - -  15 

 

MS ASTON:   Yes. 

 

MR WILLIS:   Yes, similar. 

 20 

MS ASTON:   Yes. 

 

MR WILLIS:   Okay.  The 10 hectares, I am not sure you quite addressed this 

point to Commissioner Dawson, there is no particular logic to the 10 as 

a cutoff that you have used? 25 

 

MS ASTON:   Not really, no. 

 

MR WILLIS:   Right, it was simply a way of containing the number of lots you 

are creating I take it? 30 

 

MS ASTON:   Yes, yes.  It could be 20, it could be 40, but you probably then 

have to analyse what the impact of that was. 

 

MR WILLIS:   Yes.  And really I think the only other question that remains 35 

unanswered from my point of view is, is I did notice the ONL lines 

goes through a number of these allotments, and I was just trying to 

understand whether your provisions enable you to build on the part of 

the lot, which is not on ONL, or whether in fact the lot is partly an 

ONL, means it does not comply?   40 

 

  [10.30 am] 

 

MS ASTON:   I will just read the wording.   

 45 
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MR WILLIS:   It seemed to be the latter to me, and I wondered whether that 

was your intent, and whether that affects the numbers that we are 

talking about here. 

 

MS ASTON:   No, if they are partly within the ONL I think they are excluded.  5 

Although logically, if it is possible to get a house site within the area 

that is not in the ONL, you are still protecting the ONL, so there could 

be a slight tweaking of the wording.  I think there are probably about 

four sites that are in that category, that was my analysis. 

 10 

MR WILLIS:   Right.  No, I think the other points are covered, thank you. 

 

MS ASTON:   Thank you. 

 

SJH:   Thank you.  Ms Aston, your argument that you described yourself was 15 

“contorted” would bring this into an urban use, as I would understand 

it.  So presumably it is therefore still within the Map A argument that 

we heard at Residential 2? 

 

MS ASTON:   Well the other thing is that policy talks about – the Map A issue 20 

applies to new urban activities, and we are talking about existing urban 

activities. 

 

SJH:   Well your argument is talking about existing urban. 

 25 

MS ASTON:   Yes. 

 

SJH:   Which you describe as “contorted”. 

 

MS ASTON:   It is, yes, I acknowledge that. 30 

 

SJH:   All right, thank you.  Ms Ash, do you have any questions? 

 

MS ASH:   No, sir. 

 35 

SJH:   Ms Crawford? 

 

MS CRAWFORD:   No, sir.   

 

SJH:   Thank you.  Thank you Ms Aston, you may stand down, and Ms 40 

Crawford you may be released. 

 

<THE WITNESS WITHDREW [10.36 am] 

 

MS ASTON:   Thank you. 45 
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SJH:   You are not engaged for the next couple of days, are you? 

 

MS CRAWFORD:   I am available to assist on - - - 

 

SJH:   No, I was just going to give you indication now - - - 5 

 

MS CRAWFORD:   - - - no, if I could be excused. 

 

SJH:   - - - it seems to me that those who choose to file their closings in writing 

by close of business on Tuesday of next week, and the Council in 10 

response by close of business Friday of that week.  Is that acceptable? 

 

MS ASH:   Yes, sir. 

 

MS CRAWFORD:   Yes, sir.  Other than the fact that I will not be in New 15 

Zealand, so you will probably get mine earlier. 

 

SJH:   The earlier the better. 

 

MS CRAWFORD:   Thank you, sir, if I may be excused. 20 

 

SJH:   Yes, thank you.   

 

MR CARRANCEJA:   Sir, if I may just query that issue.  The Crown had 

indicated, pursuant to an RSBP last week that we would be happy to 25 

give closings either be in writing this coming Wednesday, so we are 

happy to comply also with the written closings. 

 

SJH:   Well it’s your choice, you can attend, although we have a 2.00 pm cut 

off on Wednesday.  If you wish to present your opening that is your 30 

option, if you want to do it in writing that is also your option, but it is 

the timetable that I have outlined. 

 

MR CARRANCEJA:   Yes, sir.  No, we are happy to do it in writing, sir. 

 35 

SJH:   Okay, thank  you, Mr Carranceja. 

 

MR CARRANCEJA:   Thank you, sir. 

 

MS CRAWFORD:   Thank you, sir.   40 

 

SJH:   Yes, Ms Limmer? 

 

MS LIMMER:   Thank you, sir.  I understand my written submissions are with 

the Panel. 45 
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SJH:   Yes, they are. 

 

MS LIMMER:   So I will just take 10 minutes to go through the key points in 

those.  At paragraph 3 I outlined that the vision Fulton Hogan is 

requesting in this deferred zoning is to quarry the existing golf course.  5 

Effectively to extend the existing Pound Road quarry, and at the same 

time to create an international standard golf course on the existing 

quarry.   

 

 In my submission, achievement of this would take rehabilitation of the 10 

existing quarry well beyond what anyone could ever expect.  It also 

presents Christchurch with the opportunity for a New Zealand first in 

golf courses, although with international precedent.  

 

 Now, Fulton Hogan has sought the zoning swap, if you like, on a 15 

deferred basis.  And the reason for this is because there are effectively 

three bridges for Fulton Hogan to cross to realise this proposal.  The 

first is whether quarrying on the existing golf course site is acceptable.  

The second is whether vegetation clearance within the ecologically 

significant site is acceptable.  And the third is obviously whether the 20 

exchange of reserve status will be approved. 

 

 So through this process, Fulton Hogan seeks to cross one of those 

bridges.  Two bridges remain, and that is the reason for the deferred 

zoning.  To deal with the uncertainty of that, Fulton Hogan proposes an 25 

effective five year limit on the deferred zoning to approximate to the 

lapsing period for resource consent. 

 

  [10.35 am] 

 30 

 At paragraphs 6 and 7 of my written submissions I deal with the 

integration of this request and the Stage 3 submission by Fulton Hogan.   

 

 To be absolutely clear, Fulton Hogan is not seeking to do away with a 

consenting process for vegetation clearance, it seeks a change in the 35 

status of that if this deferred zoning is approved, and that is simply to 

avoid re-litigating the effects of quarrying on that site and focusing just 

on the ecological gains and losses. 

 

 At paragraph 8 and 9, I deal with the potential effects of the activity.  I 40 

submit that all potential effects have been assessed in the evidence 

before you.  I further submit the evidence demonstrates the potential 

adverse effects will be managed by either the quarry zone rules or the 

additional constraints proposed in the evidence for Fulton Hogan. 

 45 
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 At paragraph 11, I commence my discussion on the ecological effects.  

I submit this really is the only effect where there is a difference 

between Fulton Hogan and the other expert evidence you have 

received. 

 5 

 Fulton Hogan accepts it is appropriate for the Panel and the 

Replacement Plan to be satisfied there is at least a prospect of 

vegetation clearance being appropriate on the site, and I submit the 

evidence of Dr Roper-Lindsay as compelling in this regard.   

 10 

 At paragraph 12 I submit a key difference between Fulton Hogan and 

Council, is the potential for greater ecological gains to be made by 

preserving the status quo, or the proposed plans zoning.   

 

 In response, Fulton Hogan submits this site has been identified in the 15 

City Plan as ecologically significant since 1994, yet it is Fulton 

Hogan’s work that has provided the most scrutiny and information on 

values since that time.   

 

 Further, the Council has never taken steps relevant to protecting the 20 

ecology on site, and I submit on the strength of Dr Roper-Lindsay’s 

evidence that protection is far more than just passive listing as a 

significant site and requires a form of active management as well.  

 

 I further submit that section 17.2 of the Reserves Act does not require 25 

the golf course to change its practices; it expressly provides primacy 

for recreational management of the reserve.  

 

 Further, the Replacement Plan permits clearance of indigenous 

vegetation for park management activities.   30 

 

 Thirdly, and this is the matter that has been raised in responses to 

question from the Panel, the lease has a right of renewal at 2021, and I 

set out in my submissions there my interpretation of that right of 

renewal, particularly it is not an opportunity to change the terms of the 35 

lease.   

 

 Now, just on that matter, my preference would be that that lease was 

put before the Panel, because the evidence you have had to date from 

the Council witnesses suggest quite strongly to the contrary of my 40 

submission and my interpretation of the lease.  I have sought Council’s 

agreement to that course and is opposed, but I am hoping that that 

matter, if it is a matter of commercial sensitivity I would have thought 

redactions to the document could settle that.   

 45 
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 A paragraph 13, I address the issue of uncertainty that has been raised 

by submitters in opposition to the rezoning request.  There is a 

philosophical opposition to the mechanism of deferred zoning and the 

use of it in this plan.  I submit the Order in Council and the statement 

of Expectations does not shut the door to a deferred zoning on these 5 

particular terms at all. 

 

 In fact, I submit the Statement of Expectations discloses a clear intent 

to encourage innovation, and reduce reliance on consenting processes.  

It doesn’t require you to eliminate all consenting processes, and I 10 

submit this deferred zoning does achieve those aims.   

 

 At paragraph 15 of my submissions, whether Fulton Hogan pursues the 

RMA process first or the Reserves Act process first, or even the two in 

parallel, one will always lack certainty of outcome than the other.  15 

There is no mechanism in New Zealand natural resources law for all of 

these bridges to be combined.  It would, of course, be open to Fulton 

Hogan to wait this process out and to seek a plan change later, along 

with the resource consent to clear vegetation, that would not deal with 

the Reserves Act issue, and I submit there are very real reasons why the 20 

approach being pursued by Fulton Hogan now, is appropriate.  I refer 

particularly to paragraph 14 of my submissions, where I submit this is 

the right time and the right process for Fulton Hogan to pursue its 

rezoning. 

 25 

  [10.40 am] 

 

 The Panel is in an extraordinary position to evaluate the costs and 

benefits of the proposal with regard to all the resources of the city.  

This opportunity will not arise in the same or similar form until the 30 

next comprehensive and coherent plan review, and I submit if that 

happens at all given the RMA does provide for piecemeal reviews.   

 

 The second reason, and it is a matter that came to my attention during 

cross-examination last week, is that the policies in the Rural Zone, and 35 

particularly policy 11(a)(ii)(A), seek to avoid new quarrying activities 

in Rural Zones, other than the Quarry Zone, where the activity is within 

a site of ecological significance, and in my submission that would be if 

that policy remains, there are perhaps difficulties with how that policy 

fits with chapter 9, when it is resolved, but it also would present a 40 

significant hurdle to the idea that we should wait until this land is 

rezoned Urban Fringe and then go for a resource consent. 

  

 So finally, at paragraph 18, it is my submission that if Fulton Hogan 

receives a favourable finding on this proposal it gets five years to cross 45 

the last two bridges.  It gets rules in the plan that encourage innovation 
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and the plan will have reduced the consenting processes relevant to this 

idea.  It is not a pre-emption of the outcome of those processes.   

 

 Sir, those are my submissions. 

 5 

SJH:   Thank you.  Any questions, Ms Dawson? 

 

MS DAWSON:   No. 

 

SJH:   Thank you.  Thank you, Ms Limmer, you can call your first witness. 10 

 

MS LIMMER:   Thank you, sir.  Mr Savage? 

 

MR NEILL:   Mr Chair, I would just ask that the record record that Mr Savage 

was an employee of Environment Canterbury during the period in 15 

which I was a governor in that organisation. 

 

SJH:  Thank you. 

 

20 
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<PETER SAVAGE, sworn [10.43 am] 
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<EXAMINATION BY MS LIMMER [10.43 am] 

 

MS LIMMER:   Do you confirm your full name is Peter James Savage? 

 

MR SAVAGE:   Correct. 5 

 

MS LIMMER:   You are the environment and resource development manager 

for Fulton Hogan Limited? 

 

MR SAVAGE:   Correct. 10 

 

MS LIMMER:   You have provided a brief of evidence in this matter? 

 

MR SAVAGE:   Yes. 

 15 

MS LIMMER:   You are authorised to give that evidence on behalf of Fulton 

Hogan? 

 

MR SAVAGE:   Correct.   

 20 

MS LIMMER:   Do you have any corrections you wish to make to that brief? 

 

MR SAVAGE:   No. 

 

MS LIMMER:   Do you confirm it is true and correct to the best of your 25 

knowledge? 

 

MR SAVAGE:   Yes. 

 

MS LIMMER:   I understand you have prepared a summary statement for the 30 

Panel, if you could perhaps read that out and remain to answer any 

questions. 

 

MR SAVAGE:   Thank you.  The Pound Road Quarry has been supplying high 

quality, low cost alluvial aggregates to the Christchurch market for 35 

over 60 years, with material going into major projects such as the 

airport runways and taxiways, Blenheim Road, Riccarton Road, the 

original and then the extended Southern Motorway, multiple stadia, and 

more recently into numerous city rebuild foundations and road 

reconstruction. 40 

 

 The proximity of this quarry to the city provided a level of resilience 

after the earthquakes, which large volumes of material for stop bank 

repairs and the filling of sink holes, while being able to provide the 

added efficiency of back loading hundreds of thousands of tonnes of 45 

liquefaction silts to a suitable location. 
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 Pound Road Quarry operates under a number of resource consents, 

undertakes visual inspections of every incoming load and has ground 

water monitoring.  We have a number of visits from compliance staff, 

from both the Christchurch City Council and Environment Canterbury 5 

and undertake our own internal auditing, ensuring a robust compliance 

history. 

 

 For all intents and purposes, this quarry has been exhausted of insitu 

material and therefore the past 15 years we have purchased and 10 

consented extraction only sites to import raw feed to process at Pound 

Road, providing that consistent source of clean fill disposal and 

aggregate products for our customers as close to market as possible. 

 

  [10.45 am] 15 

 

 Fulton Hogan’s business planning has never envisaged the closure of 

the site until the notification of this current plan.  Pound Road is a site 

of strategic importance for our Christchurch business, in addition to 

aggregate processing we hold consents for commercial clean fill 20 

operation, the recycling of hard fill and green waste, and sand drying 

and bagging.   We would envisage these activities all occurring into the 

future even if a raw feed of gravel to be processed was not available. 

 

 Despite around 80 percent of clean fill material coming in trucks that 25 

also collect a processed product, we believe there would still be a 

market in the provision of clean fill disposal only at Pound Road as it 

provides a quick, efficient trip from the centre, south-west and east of 

the city.   

 30 

 The land swap with Templeton Golf Club is highly complex and even 

to date an exceedingly expensive process.  Currently it is likely this 

project will be significantly more expensive on a per tonne basis, per 

tonne of aggregate that is, than a greenfield development.  We went 

into it at the invitation of the club with our eyes open to this, but 35 

consider the opportunity it presented was too good to ignore. 

 

 For us some of the complexity lies in its necessity to keep a busy 

commercial aggregate processing, clean filling and recycling site 

operational in tandem with the provision of 18 holes of golf we have 40 

committed to the membership while these sites are progressively 

swapped.  A process we believe can be completed in three years.   

 

 It is correct we all derive revenue from the extraction, processing and 

selling of the material under the current course, but this is only one 45 

component of an exciting prospect where we can show industry 
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leading, world class rehabilitation providing a community asset rather 

than a sheep paddock.  This would not be possible without the revenue 

derived from extraction next door. 

 

 Fulton Hogan believes in building communities, and this project fits 5 

perfectly with that motto.  Fulton Hogan remains absolutely committed 

to this project and has in good faith met with many stakeholders over 

the past five years, including the community and Sarah Hartnett, often 

and multiple times, keeping an open door to those wanting to carry on 

discussions.  The Templeton Golf Club staff and board have remained 10 

supportive and engaged in the project over the time it has taken so far.   

 

 We understood from the outset that ecological issues, and what we 

subsequently learnt was the concept of biodiversity offsetting would be 

important.  We sought expert advice early on and had to be comfortable 15 

ourselves that there was a feasible net gain in biodiversity before 

proceeding, as otherwise the project would not be viable.   

 

 As a part of this process we commenced a significant programme of 

propagating plants from seed collected on the course, we now have 20 

many native trees and plants in nurseries.   

 

 We want to find a way to do something innovative and industry leading 

on these sites, hence we have engaged in a number of experts, some 

working on this for several years now to advise us on the effects on the 25 

project and what we would need to overcome any of these.   

 

 We believe this rezoning proposal has the potential to promote industry 

leading rehabilitation while providing a more valuable asset to the 

membership, the city and the community as a whole through the 30 

provision of essential building materials, a nationally significant golf 

course and best practice biodiversity offsets.   

 

SJH:   Thank you.   Ms Ash? 

 35 

<CROSS-EXAMINATION BY MS ASH [10.48 am] 

 

MS ASH:   Good morning, Mr Savage. 

 

MR SAVAGE:   Morning. 40 

 

MS ASH:   Now, you describe in your evidence the current activities at the 

Pound Road Quarry and there is a lot of processing of material at that 

site, is there not? 

 45 

MR SAVAGE:   Yes, that is correct.   
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MS ASH:   You also describe the location of the processing and it is essentially 

in the central part of your site? 

 

MR SAVAGE:   In the main, yes. 5 

 

MS ASH:   You go on to describe the future of the quarry if the rezoning does 

not take place and you outline a range of options for Fulton Hogan.  

Now, the first of those is to purchase land within five kilometres of the 

site? 10 

 

MR SAVAGE:   Correct. 

 

MS ASH:   You talk about trucking the material on and you say that there is 

quite a lot of land around that is not desirable for residential, because it 15 

is under the airport, so that is an option for Fulton Hogan? 

 

MR SAVAGE:   Yes, correct.   

 

MS ASH:   You say that the location of the quarry makes it a very efficient 20 

site, Pound Road, does it not? 

 

MR SAVAGE:   In terms of transport to the city, yes. 

 

MS ASH:   So in your evidence you say that Fulton Hogan has done modelling 25 

and internal projections to say that if the zoning does not take place you 

have got 25 years of processing available on the Pound Road site, that 

is correct? 

 

MR SAVAGE:   That was around the viability of the site, we believe has 30 

around a 25 year life from now. 

 

MS ASH:   With processing and clean fill? 

 

MR SAVAGE:   Yes, that is correct.   35 

 

MS ASH:   That takes it out to 2040? 

 

MR SAVAGE:   Yes. 

 40 

MS ASH:   Thank you. 

 

SJH:   Thank you.  Ms Dawson? 

 

45 
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  [10.50 am] 

 

MS DAWSON:   Thank you, Mr Savage.  You say in a couple of paragraphs 

that you have had initial meetings and then ongoing meetings at least 

since 2013 with Council staff and perhaps even with councillors.  What 5 

has been the general tone or theme of that feedback either from staff or 

if you have had any discussions with councillors themselves? 

 

MR SAVAGE:   Well, it is quite wide and varied to be honest, given the nature 

of the proposal.  We had some very positive feedback from senior 10 

management within the Council in terms of pursuing the exchange and 

then we have dealt with sort of individual issues associated with the 

projects, and there has been the indication that it is quite complex is 

probably the consistent theme that we have had back from the City 

Council.  But they have been willing to engage and we have looked at a 15 

variety of opportunities to try and pursue the project but I guess we do 

come back to the complexity. 

 

MS DAWSON:   But would your impression be complexity, still things to 

work through rather than a “No, and we will block this”? 20 

 

MR SAVAGE:   Well, the feedback we have had from the sort of senior 

manager director level and above in the City Council has been 

relatively positive.  I haven’t spoken specifically to councillors 

regarding this project, so I cannot comment on that.  In terms of staff 25 

we have had some positive engagement with staff more subsequently it 

seems it is more negative in terms of submissions and this process. 

 

MS DAWSON:   Once we have sort of got into this process? 

 30 

MR SAVAGE:   Yes. 

 

MS DAWSON:   All right, thank you very much.  That is all from me. 

 

SJH:   Thank you.  Mr Neill? 35 

 

MR NEILL:   Just two questions.  My first question is if this were to occur no 

matter how what is the lifespan of the area that you would be taking 

over? 

 40 

MR SAVAGE:   The course itself is somewhere in the order of 15 years but 

depending on demand. 

 

MR NEILL:   And, secondly, would much of that material be actually 

processed with the existing plant on the existing site somewhere, I 45 

don’t know, but wherever the plant is? 
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MR SAVAGE:   The proposal currently is in a staged approach so the initial 

extraction from the Golf Course itself, the material would be carted 

internally at below ground level, 10 metres below ground level, to the 

current processing plant at Pound Road until such time there was room 5 

on the Templeton Golf Course site to move that plant onto the location 

itself.  There wouldn’t be the necessity to move that material on an 

external roading network. 

 

MR NEILL:   And my final couple of questions really relates to process and I 10 

am not sure if you are the right person to ask and you can say “No, that 

is an expert that is coming up”. 

 

 What I am interested in is, if there were the ability to do what you are 

doing and it was done, how does one ensure that things like offset 15 

programmes and the like are included in the rules to achieve it?  I mean 

once you have got the ability to zone the way you would like it how do 

we ensure that all of the protections that you say at the present time 

ecologically and offsets and all of that are in fact achieved or rather 

than through a resource consent process? 20 

 

MR SAVAGE:   Well, my understanding, and I could defer to the experts, but 

my broad understanding is it is a multiple stage process so hence the 

deferrals.  If we are not successful in terms of the consent which would 

deal with the biodiversity offsets and have conditions and bonding 25 

associated with that to provide that certainty, then the deferral would 

fall away on this zoning.   

 

MR NEILL:   Thank you.   

 30 

SJH:   Mr Willis? 

 

MR WILLIS:   Yes, thank you, Mr Savage, and look thank you for evidence, it 

did fill some gaps in my knowledge and understanding of the 

practicalities so thank you.  I do have two or three questions for you.   35 

 

 The first one really is about the issue that has been raised already in 

legal submissions and it is about I guess the urgency with which this 

needs to be dealt with here, in terms of dealing with it in this process 

versus another planning process that might allow it to be dealt with a 40 

few years down the track.   

 

  [10.55 am] 

 

 So I am interested in what Ms Ash asked you about the 25 year point 45 

that is in your evidence but what is the processing capacity in terms of 
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how the quarry operates now in getting its aggregate from Roberts 

Road and the other adjacent quarries, what is the current life of those 

aggregate supplies? 

 

MR SAVAGE:   Yes, sorry, the current life of raw feed that we have in front of 5 

us, consented, is five to seven years. 

 

MR WILLIS:   Okay, and that is based on what sort of annual production, is it 

about a 700,000 tonne a year? 

 10 

MR SAVAGE:   six to seven hundred thousand tonnes a year. 

 

MR WILLIS:   So you said five to seven years, didn’t you? 

 

MR SAVAGE:   That is correct. 15 

 

MR WILLIS:   And I did notice also in your evidence you talked about a new 

plant being put in, a processing plant? 

 

MR SAVAGE:   Yes. 20 

 

MR WILLIS:   Is that contingent on the Golf Course proposal coming through? 

 

MR SAVAGE:   No. 

 25 

MR WILLIS:   That is separate? 

 

MR SAVAGE:   That is separate. 

 

MR WILLIS:   So I think you are going to move it, you plan to construct it on 30 

the current site and then move it or does it depend on timing? 

 

MR SAVAGE:   Yes, the plant that we are constructing we are constructing 

with this project in mind in that it is constructed on skids so it can be 

moved slightly more simply, it is still a complicated process but 35 

slightly more simply than a totally fixed plant. 

 

MR WILLIS:   Okay.  And so with that plant operating at your optimal 

capacity, that comes back to your 15 year life of the Templeton site 

would be 15 years there, so all up you would have roughly 20 plus, 20 40 

to 22 years supply on that site? 

 

MR SAVAGE:   That is correct and we still are and have, as during part of this 

process, you know, we have been working on the Templeton Golf 

Course proposal or I have for five years and in that time we have 45 

purchased both Barters Road and Roberts Road and consented those for 
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extraction and my purchase subsequent blocks to provide in the 

interim. 

 

MR WILLIS:   Yes, okay.  And so in terms of the processing laying out before 

you now in your Gantt chart, what is your expectation for when this 5 

would start, this project if it was to get the go ahead? 

 

MR SAVAGE:   In terms of physical construction? 

 

MR WILLIS:   In terms of, yes. 10 

 

MR SAVAGE:   The reality is we are geared up so, you know, as soon as all of 

those three hurdles were passed we could commence straightaway.  My 

understanding is that is probably still a couple of years which is fine in 

terms of our business planning. 15 

 

MR WILLIS:   And in terms of your supply at the site it wouldn’t constrain 

you operationally if it was pushed out to five years potentially, or you 

might be getting nervous at that point presumably? 

 20 

MR SAVAGE:   That is right, we would be getting quite nervous.  I mean we 

have the five to seven years provision at Roberts Road, we will look for 

other aggregate supplies in the meantime but the longer we leave it the 

more pressure we get to do something else with that site.   

 25 

MR WILLIS:   But is it fair to say that, you know, with the investment you are 

putting into the new plant that you would be reasonably confident; you 

must have some high degree of confidence that you will find, you will 

have access to resources to keep that kit going? 

 30 

MR SAVAGE:   Yes. 

 

MR WILLIS:   Look, thank you very much. 

 

SJH:   If this did get the go ahead would your overall production increase? 35 

 

MR SAVAGE:   No, production would stay the same. 

 

SJH:   Now, we have heard a lot about the pros and cons of the effects of this 

going ahead in relation to the Golf Course and the immediate environs, 40 

but what would be the wider effects if this went ahead, positive and 

negative?  In other words you are going to have the same number of 

trucks still going out? 

 

MR SAVAGE:   That is correct. 45 
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SJH:   Would you have the same number coming in or what would be the 

situation? 

 

MR SAVAGE:   Our projections are that our movements in terms of out and in 

would be reasonably similar.  The only difference is currently we 5 

import the raw feed from those other currently Barters Road and 

Roberts Road, so those would drop off as you would be able to cart 

internally.  So the traffic movements do drop somewhat. 

 

SJH:   So as that resource tailed off what would be the level of traffic in drop 10 

off? 

 

MR SAVAGE:   If we move from extraction from Barters and Roberts to 

within the Golf Course itself and internal that is around a hundred 

movements per day. 15 

 

SJH:   And how many residential units does the incoming traffic pass from 

those other two sites? 

 

MR SAVAGE:   Currently from Barters Road I believe there is a house or 20 

maybe two houses owned by the City Council, which it pasts, I am not 

sure of their occupancy, there is a number of them there that are empty, 

there are two houses as it comes up Hasketts Road and when we start 

carting from Roberts Road to Pound Road, there is one house 

diagonally across from the intersection itself. 25 

 

SJH: All right, thank you, anything arising. 

 

MS ASH:   No, sir. 

 30 

SJH:   Ms Limmer? 

 

MS LIMMER:   No sir. 

 

SJH:   Thank you, Mr Savage, you may stand down.  Yes, Ms Limmer. 35 

 

<THE WITNESS WITHDREW [11.00 am] 

 

MS LIMMER:    Sir, Mr Field. 

 40 
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<WILLIAM HEMMING FIELD, affirmed [11.00 am] 
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<EXAMINATION BY MS LIMMER [11.00 am] 

 

MS LIMMER:   Can you confirm please your full name is William Hemming 

Field? 

 5 

MR FIELD:   That is correct. 

 

MS LIMMER:  And you are a principal and landscape architect at Boffa 

Miskell? 

 10 

MR FIELD:   That is correct. 

 

MS LIMMER:   You have prepared two statements of evidence in relation to 

the Fulton Hogan submission? 

 15 

MR FIELD:   That is correct. 

 

MS LIMMER:   And do you have the qualifications and experience set out in 

that evidence? 

 20 

MR FIELD:   That is correct, yes. 

 

MS LIMMER:   Do you have any corrections you wish to make to that 

evidence? 

 25 

MR FIELD:   I have two corrections.  The first correction is in relation to 

paragraph 3, I would just like qualify - - - 

 

SJH:   Is this the evidence-in-chief? 

 30 

MR FIELD:   In the evidence-in-chief, that is correct. 

 

SJH:   Thank you. 

 

MR FIELD:   Paragraph 3 where I would just like to qualify the last sentence 35 

and say that, “while I continue to support views contained in my 

previous statements of evidence, the matters I have covered in my 

evidence are unrelated to the matters covered in the previous statements 

of evidence, except in relation to matters, rural character and amenity 

in my evidence for Calder Stewart.” 40 

 

 The second correction is in relation to paragraph 57 in my evidence-in-

chief - - - 

 

SJH:   Just pause a moment.  57? 45 
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MR FIELD:   Yes.  Where I have said the 15 hectares of visually screened, the 

remaining processing plant would be locate approximately 200 to 300 

metres from the nearest site boundaries to the south and over 700 

metres from the Harnett property…”  Where I have said “property”, 

that should read house. 5 

 

SJH:   Thank you. 

 

MS LIMMER:   Thank you, Mr Field, with those corrections, do you confirm 

the evidence is true and correct to the best of your knowledge? 10 

 

MR FIELD:   I do. 

 

MS LIMMER:   I understand you have prepared a highlights package, could 

you please read that and remain to answer any questions. 15 

 

MR FIELD:   Yes.  The overall internal appearance of the approximately 53 

hectare Templeton Golf Course site, is of well maintained, attractive, 

picturesque setting for the recreational activity of golf.  This site is an 

area well defined by boundary vegetation. 20 

 

 This planting ranges from a forestry patch and plantings along the 

southern boundary, a public frontage to Pound Road and specimen 

trees with open view, a well maintained golf course, mature pines with 

sections of under planting and open views along Hasketts Road. 25 

 

 The Pound Road quarry site is approximately 83 hectares in size, and is 

located immediately north of the golf course.  Internally, this site is an 

active working quarry with extensive areas of ground excavation and 

machinery operating.  From the surrounding public roads and 30 

properties, this unattractive landscape character is currently visually 

screened by boundary plantings and bunds. 

 

 These two sites are located in the north-western peri-urban fringe of 

Christchurch City which retains a reasonably open character with 35 

fields, shelter belts, as well as mixed commercial, Industrial, 

recreational and semi rural land uses and landscape characteristics. 

 

 To the south of the Templeton Golf Course site are some rural 

residential dwellings.  These properties are visually separated from the 40 

golf course site by boundary forestry plantings. 

 

 In terms of the submission proposal, I prepared the outlying 

development plan for the Templeton Golf Course site, key elements of 

this include, retention of the existing perimeter vegetation within 20 45 

and 30 metre setbacks, screen planting in the form of indigenous native 
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species, four stage sequencing of quarrying and a central location for a 

processing plant, a list of recommended landscape requirements. 

 

 It is my opinion that it is appropriate to retain existing boundary 

vegetation as part of maintaining the landscape amenity of the area.  5 

The proposed new golf course on Pound Road quarry site, is 

anticipated to have a landscape character of golf fairways, ecological 

plantings of grasslands indigenous to the Canterbury Plains as 

described in the evidence of David Moore. 

 10 

 In my evidence –in-chief, I identified the potential adverse landscape 

effects of the Fulton Hogan submission proposal to B. 

 

  [11.05 am] 

 15 

 The temporary loss of high amenity on the golf course landscape, when 

viewed from the open Pound Road frontage, the potential loss of 

landscape amenity within the golf course area for users, loss of 

established trees within the site, and the perception of physical 

encroachment of the quarrying, of quarrying activities towards the area 20 

of rural residential properties to the south. 

 

 The provisions in the ODP have been developed and mitigate these 

potential adverse landscape effects from beyond the site.   I have also 

recommended that all existing screen planting and bunds around the 25 

Pound Road quarry site be retained until completion of the gold course. 

 

 This is to ensure that visibility of the golf course site quarry activities 

and golf course construction, are screened from surrounding public 

roads.  I understand that this is part of a package put forward by 30 

Mr Crystal. 

 

 In summary, the Fulton Hogan proposal would, in my opinion, provide 

a better landscape outcome than the proposal under the current version 

of the Replacement Plan for the following reasons. 35 

 

 The proposal would provide for an improved high quality golf course 

with a special indigenous landscape character, the creation of 

biodiversity conservation area or areas, associated recreation amenity 

landscape treatments and rehabilitation of the quarrying on the 40 

Templeton Golf Course site. 

 

 The loss of existing landscape amenity on the golf course site, would 

be offset in time by the potential landscape amenity gains of the new 

comprehensively designed larger golf course, and potentially other 45 

recreation landscape amenity. 
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 The potential effects on nearby neighbouring properties would be 

effectively managed through setbacks and landscaper screening 

provided for in the ODP.  The process of transition from existing golf 

course to new golf course through a series of stages is likely to have 5 

adverse landscape amenity effects, but limited to users of the golf 

course.  I understand that the golf club supports this proposal. 

 

 And finally, in response to evidence prepared by Ms Harnett about 

concerns relating to planting survival, I further recommend that a 10 

requirement for a landscape and ecological management plan for 

setback areas be prepared and should be added to the ODP. 

 

 Thank you. 

 15 

SJH:   Thank you.  Ms Ash. 

 

<CROSS-EXAMINATION BY MS ASH [11.0 am] 

 

MS ASH:   Good morning Mr Field. 20 

 

MR FIELD:   Good morning. 

 

MS ASH:   In your evidence at page 6, you present some photos of golf 

courses from expired quarries, and there is quite a few mature trees in 25 

those photos, aren’t there? 

 

MR FIELD:   Yes, there are in some of those photos, that is correct. 

 

MS ASH:   And are they a contributor to visual amenity in your view? 30 

 

MR FIELD:   Yes, they are. 

 

MS ASH:   If the Fulton proposal goes ahead, there would not be any mature 

trees on the new golf course for a considerable time, would there? 35 

 

MR FIELD:   That is likely to be correct, although I consider there would be 

comprehensive landscape character created as part of the golf course. 

 

MS ASH:   And in terms of the amenity that is currently in the area, you have 40 

got photos of the existing golf course, there are very attractive views, 

are there not, around into the golf course from Pound Road and 

Hasketts Road? 

 

MR FIELD:   That is correct. 45 
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MS ASH:   That are in your photos.  And at the moment most of the mature 

trees other than shelter belts are actually on the golf course in that area? 

 

MR FIELD:   In the broader area, in terms of specimen trees, that is correct, 

that is part of the golf course character, yes. 5 

 

MS ASH:   So in your paragraph, and you have just reaffirmed it, you are 

saying that, at paragraph 49, you state that the proposed new golf 

course would be an improved landscape outcome? 

 10 

MR FIELD:   Yes, that is correct in my opinion. 

 

MS ASH:   And you do not specify a timeframe for that? 

 

MR FIELD:   In terms of when the new tree planting and so forth would 15 

establish?  The way I envisage the – because we are talking about a dry 

grasslands indigenous landscape, my understanding of that concept as it 

has been presented as part of the submission, is that that is about 

creating an open land – it would have an open character, it would have 

trees, they would not be the same species that are on the existing golf 20 

course site, they would be species indigenous to the Canterbury Plains, 

and what I consider from a landscape outcome point of view to be an 

improved outcome, is that the site would have a more comprehensive, 

more characterful and more, shall we say, located in terms of sense of 

place character than the existing site. 25 

 

MS ASH:   And in terms of the degree of difficulty in establishing that, you 

would expect that there is a certain level of uncertainty ultimately, 

about the landscape outcome here, do you accept that? 

 30 

  [11.10 am] 

 

MR FIELD:   At this point in time, in terms of the exact plan of how that is 

going to work, it hasn’t been designed, so there is that uncertainty in 

terms of what that will look like.  Although the stages that are to be 35 

gone through, should the deferred zoning be included in the 

replacement plan, there is a process of preparing that design exercise 

which in my opinion is quite rigorous and it requires quite high levels 

of landscape design to be achieved as part of that process, so while 

there is uncertainty exactly of what would happen, I think the process 40 

itself provides for preparing a good outcome.   

 

MS ASH:   So when you have used the word “would be” an improved 

landscape outcome, it could be the term “could be” as well, couldn’t it?  

Rather than “would”? 45 
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MR FIELD:   Possibly.  But I think in terms of the submission itself and the 

evidence that I have read as part of the proposal, I think it is more 

likely to be than not. 

 

MS ASH:   Thank you, Mr Field. 5 

 

SJH:   Ms Dawson? 

 

MS DAWSON:   In the existing quarry zone there are some visual screening 

rules.  How would the outcomes you have recommended with the use 10 

of this outline development plan compare with the outcomes that might 

be achieved through the implementation of the existing quarry zone 

landscape screening rules? 

 

MR FIELD:   There are options within the existing rules in terms of visual 15 

screening.  There is a bunding option which is a 20 metre wide setback 

required for that, then there is a 10 metre required setback if existing 

vegetation is retained, and then there is a shelter belt proposal as a third 

option.   

 20 

 So those last two options would be 10 metre wide setbacks, whereas 

under the ODP we are talking about 20 metre wide setbacks on Pound 

Road and Hasketts Road.  Within that setback we are proposing to 

retain existing trees along those boundaries, and also having a lower – 

because those trees are on the whole specimen trees with a clear 25 

visibility beneath them, we are proposing also a five metre wide strip of 

native planting in behind those and the purpose of that is to retain a 

degree of the existing character from the public roads when passing the 

site.   

 30 

 On the southern boundary we are proposing a 30 metre wide setback 

area and that is to accommodate what is, in parts, already a strip of 

about 30 metre wide forestry planting.  There is a large patch next to 

the Harnett property on the corner by Pound Road there.   

 35 

 There is, I have acknowledged in my evidence, that there is, with all 

planting, the risk of damage from wind, and so by having a 30 metre 

wide strip there it decreases that risk, and also by having then a five 

metre wide planting strip on the quarry side – or on the far side, if you 

like – of that setback area, it also provides for some wind protection for 40 

those forestry trees, but also because those are forestry trees and they 

have been limbed up in the past, there is the potential to get views 

through underneath them so that native planting provides a screening 

effect.   

 45 
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 On the north side we have suggested where there is the stage 1 area of 

the quarry, there is, as Mr Savage has pointed out, there is an access 

route proposed to the existing processing plant.  So on the outlined 

development plan there are two options there.  One is to have a bund 

and planting to, if you like, screen that breakthrough point, but where 5 

the ground level is the same as the existing level, to fall back to the 

visual screening provisions in the plan on that boundary. 

 

 So really, the provisions in the ODP go over and above in my opinion, 

the screening rules, on the whole, and they have been designed in terms 10 

of the cross-sections on the outlined development plan to be specific to 

the actual boundaries that they are addressing.. 

 

MS DAWSON:   So from Mr Crystal’s point of view, you would anticipate 

that all the things that you have shown in this ODP and any other 15 

recommendations you have put within evidence, would be cemented in 

through standards or rules in the plan as opposed to conditions on a 

consent, because this is the plan provisions. 

 

  [11.15 am] 20 

 

MR FIELD:   Correct.  Yes.   

 

MS DAWSON:   So have you acted and worked on any resource consent 

applications for quarries in the Christchurch area, in recent years? 25 

 

MR FIELD:   No.  Not resource, no, I haven’t. 

 

MS DAWSON:   All right.  So if you had, or in similar, if this was going 

through a resource consent application and you have say the flexibility 30 

of right of suggesting conditions to put on that consent, would you be 

suggesting anything differently, in any different way, than you have 

here in order to have put it into a plan? 

 

MR FIELD:   As part of a resource consent?   35 

 

MS DAWSON:   Mm. 

 

MR FIELD:   I think you might drill down into a little bit more detail in places, 

such as the entrance roads, those sorts of areas.  But not really.  I think 40 

the outlined development plan, in combination with the rehabilitation 

plan which comes also as part of the package later on, I think that 

covers all the effects on the whole.  Yes. 

 

MS DAWSON:   And in your rebuttal you talked about, in terms of Ms 45 

Harnett’s concerns, a landscape and ecological management plan for 
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these setback strips that you have just been describing.  So is that 

another requirement that you would want to see cemented into the 

rules? 

 

MR FIELD:   I think that would be a prudent thing to put into the – on the 5 

outlined development plan there is a list of requirements that have been 

added to the plan.  I imagined, and there may be another planning 

mechanism for this, but I imagined that that could be added to that list 

as part of the outlined development plan.  And possibly reinforced 

through a rule somewhere else.   10 

 

MS DAWSON:   Is that where you have got a set of notes or something? 

 

MR FIELD:   That is correct, yes.   

 15 

MS DAWSON:   Which would need to be somehow or other put into a rule in 

order to ensure it was implemented.   

 

MR FIELD:   Yes, that is correct.   

 20 

MS DAWSON:   Yes, all right.  Thank you very much.   

 

SJH:   Thank you.  Mr Neill? 

 

MR NEILL:   No, no questions. 25 

 

SJH:   Mr Willis? 

 

MR WILLIS:   Just one arising from your response to Commissioner Dawson 

actually.   30 

 

 So in her question about whether you would expect any further 

information if you were doing this in a resource consent context, did I 

understand you correctly to say that you wouldn’t expect to have a full 

landscape plan of the new golf course development to assess the 35 

comparative landscape? 

 

MR FIELD:   As part of the quarry?  If that was going, yes, well I am slightly 

out of my depth in terms of how that would work as a process on two 

different sites, whether it would be one application or two. 40 

 

 So if it was – I was referring to the golf course site as one application, 

but if there was a separate application as part of a resource consent for 

the quarry site; yes, I would expect there would be a golf course design 

for that as part of a resource consent.  But I think because there is the 45 

requirement for the rehabilitation plan also, and I think if I am correct 
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in terms of the criteria for the rehabilitation plans, there is a point about 

achieving certain objectives and so forth, and it may be that, as part of a 

rehabilitation plan for that site the golf course strategy is actually tied 

into that.  

 5 

MR WILLIS:   And would you, as a landscape adviser, would you expect to be 

involved in that rehabilitation plan from a landscape point of view? 

 

MR FIELD:   Yes, I think a landscape architect would be useful in terms of 

preparing a rehabilitation plan. 10 

 

MR WILLIS:   Okay.  And look, I just had one other kind of minor, and I think 

I know the answer but if I can confirm it – your useful figure 2 diagram 

where you provide the cross-sections across the boundaries - - -  

 15 

MR FIELD:   Yes. 

 

MR WILLIS:   - - - and you show the planting and then the slope effectively 

down to the quarry itself – and I am sure that is indicative I expect – 

but my question really was the batter slope that they would have to 20 

achieve at final rehabilitation in 15 years’ time, you are assuming that 

would occur from the top of that slope in towards the quarry, it would 

not be taken as part of the somewhat now broader than normal front 

yard or setback if you like?   

 25 

 Landscaping wouldn’t be sacrificed under this proposal for that sort of 

thing, is the short question? 

 

MR FIELD:   No.  Well one of the reasons why we have a five metre clear area 

in the cross-section was because it is anticipated that this boundary 30 

planting would go in first and the quarrying would be way over. 

 

MR WILLIS:   Yes. 

 

MR FIELD:   And that would move towards these boundaries.  So that five 35 

metre strip, although it provides for access and maintenance and all 

those sorts of things, it also protects the root zone of those plantings.  

So, no, that would be on out – that would be on the outside of the 

setback. 

 40 

  [11.20 am] 

 

MR WILLIS:   So the final extent of your five metres towards the right hand 

side of the page is the protected area effectively - - -  

 45 

MR FIELD:   That is right. 
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MR WILLIS:   - - - in perpetuity, yes. 

 

MR FIELD:   That is right. 

 5 

MR WILLIS:   Thank you.   

 

SJH:   Mr Field, from your evidence the plan is for a completely different look 

for this golf course, more indigenous vegetation, more in keeping with 

the original state of the plains? 10 

 

MR FIELD:   That is correct, yes. 

 

SJH:   So going back to question Ms Ash asked you, the uncertainty I thought 

she was referring to and I want to ask you about is the evidence we 15 

heard earlier about, there is a level of uncertainty although the plants 

had been propagated from seeds and that, and actually establishing in 

the new state, what uncertainty do you see about establishing this 

vegetation in that manner? 

 20 

MR FIELD:   I think it is really the uncertainty in my mind is, if there is one, is 

– but I think it is manageable – is really around the establishment of 

plants and successful establishment of plants.  But I do not see a lot of 

risk in that, if it is well managed, and I anticipate that there would be a 

management plan for the golf course, given the amount of investment 25 

that will be going into it, but it is that, getting plants established, the 

having enough topsoil, irrigation during the establishment period. 

 

 But having said that, given that these plants propose to be plants that 

are indigenous to the Canterbury plains, it is the habitat that they have 30 

adapted to, so they are probably the best species to be trying to 

establish that with. 

 

SJH:   But you would not be adverse to a rule that in some manner was quite 

prescriptive around the establishment and maintenance - - -  35 

 

MR FIELD:   No. 

 

SJH:   - - - of that? 

 40 

MR FIELD:   No. 

 

SJH:   Right, thank you. 

 

 Ms Ash, anything arise? 45 
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MS ASH:   No, sir. 

 

SJH:   Ms Limmer? 

 

MS LIMMER:   No, sir. 5 

 

SJH:   Thank you, Mr Field, you may stand down and you may be excused if 

you will. 

 

MR FIELD:   Thank you. 10 

 

<THE WITNESS WITHDREW [11.22 am] 

 

SJH:   Yes, thank you, Ms Limmer. 

 15 

MS LIMMER:   Dr Roper-Lindsay. 
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<JUDITH ROPER-LINDSAY, affirmed [11.22 am] 
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MS DAWSON:   I would just like to put on the record that I worked with Dr 

Roper-Lindsay at Boffa Miskell before both she and I left Boffa 

Miskell in the last few years, thank you. 

 

SJH:   Thank you. 5 

 

<EXAMINATION BY MS LIMMER [11.23 am] 

 

MS LIMMER:   Thank you, do you confirm your full name is Judith Roper-

Lindsay? 10 

 

DR ROPER-LINDSAY:   Yes. 

 

MS LIMMER:   And you area a self-employed ecological consultant? 

 15 

DR ROPER-LINDSAY:   That is correct. 

 

MS LIMMER:   And you have prepared two briefs of evidence in this matter – 

sorry, one. 

 20 

DR ROPER-LINDSAY:   One. 

 

MS LIMMER:   Sorry. 

 

DR ROPER-LINDSAY:   Just one thank you, yes. 25 

 

MS LIMMER:   And do you have the qualifications and experience set out in 

that evidence? 

 

DR ROPER-LINDSAY:   Yes. 30 

 

MS LIMMER:   Do you have any corrections you wish to make to that brief? 

 

DR ROPER-LINDSAY:   Yes, I do have two corrections.  The first is in the 

text in my evidence-in-chief, paragraph 65. 35 

 

SJH:   Yes. 

 

DR ROPER-LINDSAY:   On the last line, after the word “threatened”, 

“nationally threatened”, insert “or At Risk” and that should be capital 40 

A/capital R, “At Risk”. 

 

SJH:   Thank you. 
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DR ROPER-LINDSAY:   And the second one is to figure 4, the title of figure 

4, and the title that should read, “Indicative Distribution of Plants of 

Interest” and “of interest” could be in quotation marks. 

 

SJH:   Thank you. 5 

 

MS LIMMER:   Thank you, Dr Roper-Lindsay, and with those corrections do 

you confirm your evidence to be true and correct to the best of your 

knowledge? 

 10 

SJH:   Yes. 

 

MS LIMMER:   Now these two matters that have arisen during questioning of 

Dr Partridge last week that I wish to ask you about, in your evidence 

you say you commence work on the project in November 2011 and Dr 15 

Partridge said you visited the site with him in 2009, do you have any 

comment to make on that? 

 

DR ROPER-LINDSAY:   I think Dr Partridge was mistaken in his memory.  I 

was not contracted to work on this project until actually October 2011, 20 

at that time I was working with Boffa Miskell Ltd. 

 

  [11.25 am] 

 

MS LIMMER:   And Commissioner Dawson asked Dr Partridge if the Council 25 

had abundance records and he said it did back to 1993, do you have any 

comment on that 

 

DR ROPER-LINDSAY:   I mean I had a site visit with Dr Partridge on 7 

March 2012 and I am sure of that because I did write a memo and a sort 30 

of scoping report which went to Fulton Hogan dated then, and I know I 

had some conversations with Council staff, Dr Partridge and I believe 

Ms Liz Garson prior to that, and in that memo I actually recorded the 

fact that early mapped information had been lost in City Council 

changes to the GIS systems, which was what both Dr Partridge and Ms 35 

Garson had reported to me. 

 

 And I understand from talking with Kate McCoombs (ph 0.58) who is 

Dr Partridge’s predecessor that her information was in that database, so 

it is unclear as to how, I have not investigate any further but there does 40 

seem to be some uncertainty about continuity of data. 

 

MS LIMMER:   Thank you Dr Roper-Lindsay.  I understand you have 

prepared a brief summary of your evidence, if you could read that to 

the Panel please and remain to answer any questions. 45 
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DR ROPER-LINDSAY:   Thank you. 

 

 My evidence addresses the biodiversity values at Templeton Golf 

Course, TGC,  and the potential for biodiversity gain, if the vegetation 

were to be cleared for quarrying. 5 

 

 In my opinion, enough said in relation to biodiversity lost at TGC 

would need to achieve net gain of biodiversity values through long 

term protection and conservation management of an area or areas that 

otherwise threatened biodiversity. 10 

 

 To do this, offset design would need to take into account a wide range 

of matters, including opportunities for restoration and integrated 

management across sites, stakeholder involvement in management, 

feasibility of restoration techniques, risks associated with conservation 15 

management, costs and skills available. 

 

 I have been involved in developing an impact management package of 

the Fulton Hogan proposal for many years.  My evidence brings 

together inputs from professionals and stakeholders and concludes that 20 

there is an opportunity here for actions to be taken which will benefit 

local and regional conversation priorities in the ecological district, 

while the vegetation clearance at TGC occurs. 

 

 Biodiversity offsetting would take a holistic approach by encompassing 25 

a range of plants, animals and habitats.  I do not pretend it would be 

easy to put together the necessary package, but after approximately five 

years of working on this project I am satisfied that a viable proposal 

can be made. 

 30 

 As a result of detailed work carried out through Fulton Hogan's interest 

in the site, more is known about indigenous plant and animal species 

here – that is at TGC – than had previously been recorded and the more 

is known about their abundance and condition. 

 35 

 However, it remains my view that there has been a decline in values 

over the years, a view that I understand through expert conferencing is 

shared by the Council experts.  The difference of opinion remains only 

as to whether the decline has been ongoing or attributed to largely to 

one time period. 40 

 

 I consider that the biodiversity values of the golf course are high, 

Templeton Golf Course is part of a site of ecological significance in the 

proposed Recovery District Plan. 

 45 
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 The golf course supports a number of small leafed kowhai trees and 

(INDISTINCT 3.42) kowhai shrubs, the latter are considered locally 

rear and both species are part of the assemblage of valued indigenous 

plants at the site. 

 5 

 Detailed investigations at the site over the time I have been involved 

have mapped patches of indigenous plants and cover of some 

individual species to determine as accurately as possible the extent of 

indigenous plant cover at the site.  This is important when considering 

the viability of the remaining vegetation in determining what extent and 10 

degree of offsetting would be required to achieve a net gain in values. 

 

 Regular golf course management practices include pesticide and 

herbicide spraying, irrigation and mowing.  As needed fallen trees are 

cleared and minor earthworks are carried out, I have seen these last two 15 

activities affect vegetation over the period I have been visiting the site, 

including as recently as early November. 

 

 There is no recent regeneration of tree and shrub species and the 

ongoing survival of the other unusual indigenous species will continue 20 

to be affected by golf course management.  This we agreed at expert 

conferencing at our paragraph 6.1. 

 

 In my opinion, an effective change would require a move to both 

protection and enhancement of values, given what I know about the 25 

vegetation present this is likely to be difficult given the scattered nature 

of the plants and animals, the limited space for modifying the costs, and 

costs I expect would be involved.   

 

  [11.30 am] 30 

 

 The impact assessment process I have overseen to address clearance of 

indigenous vegetation for quarrying has considered avoidance, remedy, 

mitigation, which itself includes a range of impact management 

actions, offsetting, compensation and other supporting actions in 35 

accordance with good practice.  Propagation of indigenous plants 

translocation of indigenous fauna and preparation of management plans 

are important features, while two key components are translocation of 

the indigenous plants and biodiversity offsetting. 

 40 

 Translocation of indigenous plants from the golf course.  All the 

potential receptor sites for these plants have not yet been identified, 

however I have recommended that an area be provided within the 

proposed new golf course for development of land form, soils and 

vegetation patterns similar to those that detected at TGC.  I have 45 

provisionally called this the biodiversity conservation area or BCA.   
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 The role of the BCA is to provide a protected, carefully managed area 

within which the species that are found at TGC can be grown, managed 

and protected as close as possible to their source.  It is not intended to 

create something better than what is lost, rather something that can 5 

supplement the other management impact management proposals.   

 

 Biodiversity offset design will be the main component of the proposed 

impact management package.  Design of an offset is a complex and 

time consuming process.  International and national guidance sets out 10 

principles, methods, consultation and tools aimed “to achieve no net 

loss and preferably net gain of biodiversity on the ground”, as noted in 

the biodiversity offset programme.   

 

 Good practice recognises that the nature and scale of offset effort 15 

should be proportional to the biodiversity values being lost and the 

proposal for loss at TGC would recognise the higher biodiversity 

values there.  The Regional Policy Statement and the PRDP both 

provide for biodiversity offsetting to be considered including in a site 

of significance and a site containing national priorities for protection. 20 

 

 Thank you. 

 

SJH:   Thank you.  Ms Ash. 

 25 

<CROSS-EXAMINATION BY MS ASH [11.32 am] 

 

MS ASH:   Good morning.  Now, just picking up on the first point that 

Ms Limmer made, you have acknowledged going out to the site with 

Dr Partridge once you were engaged with Fulton Hogan. 30 

 

DR ROPER-LINDSAY:   Yes. 

 

MS ASH:   Had you ever visited the golf course site before that? 

 35 

DR ROPER-LINDSAY:   I played golf there many years ago and I had visited 

it – yes, I had visited between being contracted by Fulton Hogan and 

going out with Dr Partridge, yes. 

 

MS ASH:   So had you ever asked Dr Partridge to take you to the site to see the 40 

rare species? 

 

DR ROPER-LINDSAY:   That was the visit, 7 March was the visit for him to 

take me to what he remembered of the site to talk about it.  I mean, I 

knew, prior to that I had had a site visit with Carol Jenson, who is a dry 45 

land botanist, and we had found some plants there that had been 
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recorded and I was visiting again in March with Dr Partridge to get his 

view of the site and his recollections.   

 

MS ASH:   His recollection is that it was earlier than 2011? 

 5 

DR ROPER-LINDSAY:   No, sorry, at that point he did not say he had ever 

been out there with me before.  That was my first ever visit to 

Templeton with Dr Partridge. 

 

MS ASH:   In 2011? 10 

 

DR ROPER-LINDSAY:   Sorry, it was 2012 actually when we went out. 

 

MS ASH:   Right.  So in terms of the protected species on the site, you 

recognise in your evidence, do you not, the importance of the site? 15 

 

DR ROPER-LINDSAY:   Yes. 

 

MS ASH:   You recognise too in your evidence the importance of protecting 

this in both the Regional Policy Statement and in the District Plan? 20 

 

DR ROPER-LINDSAY:   Providing for the protection, yes. 

 

MS ASH:   It actually requires recognising and protecting it, as priorities, 

doesn’t it, in the plan? 25 

 

DR ROPER-LINDSAY:   The RPS or the - - - 

 

MS ASH:   Both of them actually. 

 30 

DR ROPER-LINDSAY:   It provides for protection of sites of ecological 

significance, yes. 

 

MS ASH:   When, in the RPS, it is referring to offsetting, it talks in the first 

instance about avoiding, does it not? 35 

 

DR ROPER-LINDSAY:   Yes, well, before you get to offsetting you go 

through the impact assessment hierarchy, the mitigation hierarchy. 

 

MS ASH:   Yes, and so the first priority would be to avoid effects? 40 

 

DR ROPER-LINDSAY:   Yes. 

 

MS ASH:   You would accept that? 

 45 

DR ROPER-LINDSAY:   Yes. 
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MS ASH:   So in terms of this environment, I think everyone accepts that it is a 

threat category one, do they not, there is no dispute on that? 

 

  [11.35 am] 5 

 

DR ROPER-LINDSAY:   Threat category one? 

 

MS ASH:   Well, it is a high threat category, this is an unusually rare species? 

 10 

DR ROPER-LINDSAY:   It is a then threatened category, yes. 

 

MS ASH:   Yes, and once upon a time that environment - - - 

 

DR ROPER-LINDSAY:   Sorry, some of the vegetation on that site is at less 15 

category. 

 

MS ASH:   Well, the SES that we are talking about? 

 

DR ROPER-LINDSAY:   Yes. 20 

 

MS ASH:   That environment was once very common the plains? 

 

DR ROPER-LINDSAY:   That is my understanding, yes. 

 25 

MS ASH:   Would you accept that given the rarity of the vegetation, all 

remnants have value? 

 

DR ROPER-LINDSAY:   Yes. 

 30 

MS ASH:   From an ecological perspective, would you accept that it would be 

less risky to preserve and improve the indigenous biodiversity on the 

golf course rather than attempt to recreate it somewhere else? 

 

DR ROPER-LINDSAY:   There are two things to that.  One is in situ 35 

protection and conservation management of any indigenous area is 

preferable.  The second part is that we are not trying to create – this 

proposal does not talk about creating another place, you cannot recreate 

a historic land form.   

 40 

MS ASH:   But you are going to try, in your biodiversity conservation area, 

you will try to establish something similar as I understand? 

 

DR ROPER-LINDSAY:   In the biodiversity conservation area, but not in the 

offsetting area.   45 
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MS ASH:   No.  But do you accept that if the Templeton Golf Course stays as a 

golf course then there are matters that the Council can do to ensure that 

this area is protected and enhanced? 

 

DR ROPER-LINDSAY:   There are things that could be done, but whether the 5 

Council does them or whether the owners do them, just as in every site 

of ecological significance in the city. 

 

MS ASH:   Yes, and we have heard in the legal submissions this morning that 

it cannot happen in the lease there, and that is a matter of a legal 10 

submission rather than to this witness, but if hypothetically the Council 

could do something then my understanding is it would be less risky to 

preserve it where it is at the moment? 

 

DR ROPER-LINDSAY:   Less risky?  I am not sure that the idea of risk 15 

actually comes into the management of an insitu versus a – the 

alternative to managing insitu is the offset, which is managing a similar 

place, protecting it and enhancing it, so it is doing what you would do 

at Templeton on a site or other sites, so I do not think that risk is 

actually – ecologically it is not a risk. 20 

 

MS ASH:   Well, if I rephrase that, if you kept the golf course then you would 

not actually need to do that at all, you would not need an offset? 

 

DR ROPER-LINDSAY:   I see what you mean, yes, okay. 25 

 

MS ASH:   Just in terms of the biodiversity conservation area that you are 

suggesting, growing indigenous species in the quarry pit has not been 

attempted yet, has it? 

 30 

DR ROPER-LINDSAY:   No, trials are underway, but in a nursery situation. 

 

MS ASH:   So in terms of the timing for that, how long are you anticipating the 

trials? 

 35 

DR ROPER-LINDSAY:   The trials will go on until – it should be the work has 

been consented and work be started. 

 

MS ASH:   So how long do you think it would take to develop the biodiversity 

conservation area? 40 

 

DR ROPER-LINDSAY:   Physically on the ground, my understanding is it will 

be done in stages as part of the golf course development. 

 

MS ASH:   Thank you, sir. 45 
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SJH:   Thank you.  Ms Dawson? 

 

MS DAWSON:   Thank you, Dr Roper-Lindsay.  I am quite unclear still about 

the relationship of the BCA, the one hectare biodiversity conservation 

area within the golf course, which is put in a proposition to us, versus 5 

biodiversity offset areas, which I understand from your evidence you 

are still looking to confirm sites elsewhere.  So just explain to us what 

the situation is, because it is unclear.   

 

DR ROPER-LINDSAY:   Yes, first of all I think the biodiversity conservation 10 

area has perhaps been raised in importance, partly because of this plan 

processing needing a zone and within that zone wishing to indicate that 

there will be some work done on the new golf course, whereas in fact I 

see the offset being more important.  As part of impact assessment, you 

obviously avoid, remedy, mitigate.  Impact management, to manage the 15 

losses, includes a number of steps and I have listed some of them in my 

evidence, if I may.  One of them is translocating plants and animals out 

of the site before the bulldozers move in to clear the golf course, so 

some of the plants would be taken to other places, as many of the 

plants, in fact, we can physically move, the indigenous plants. 20 

 

  [11.40 am] 

 

 In wishing to translocate them, we have to have a home for them, and 

this, I agree with Dr Partridge in his evidence that one of the added 25 

values of Templeton Golf Course dryland site is that it is set some 

distance from the other sites of value which are much nearer to the 

Waimakariri River and McLeans Island.  That means that should there 

be fire, which we have had a number of fires over the years, should fire 

sweep through, or disease, or anything, sweep through that area, you 30 

have this little refuge or lifeboat as Dr Partridge called it, over here. 

 

 So I felt it was very important that the plants that are at Templeton, 

with their genetics particularly, and their adaptation to that site, should 

be kept as close as possible, when they are translocated, to Templeton 35 

Golf Course.  The obvious closest place where they can be managed 

and cared for and grown on is within the new golf course.  The new 

golf course is going to have a landscape and a character of the plains 

landscape, as I have heard from Mr Field, and we will hear from Mr 

Moore later this afternoon.  So that became a natural place, to me, to 40 

locate. 

 

 We had to give it a name, just set aside an area and call it this 

biodiversity conversation area.  It will be an area in which the plants 

that currently grown on Templeton Golf Course, will be put.  The 45 

offset, so having set aside that as – I don’t like to call it an ecological 
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garden, but it will be a cared for, managed environment with landforms 

and soils created. 

 

 The offset is to compensate for the losses that cannot be avoided, and 

that is simply the loss of those plants living in the place they are now, 5 

and have lived on historic soils with the fungi, the mycorrhiza, 

whatever in the soil structure, and perhaps in the groupings they are; 

that cannot be avoided.  You can move the plants but you cannot move 

the total package. 

 10 

 Offsetting is a process which is being developed internationally and 

nationally with guidance, to identify places that are similar, as like as 

you can, people talk about like-for-like, to protect them because they 

are under threat.  We have a number of areas of private land with this 

sort of vegetation on it, mostly in Selwyn district, but further afield on 15 

the Canterbury plans, to achieve protection and to add to the area 

because we are losing an area in Templeton, by enhancement, perhaps 

some weed control to get rid of some of the aggressive weeds: broom, 

gorse, and planting similar plants, generally managing that area for 

conservation purposes. 20 

 

 So it is not creating anything new, it is simply protecting what is there, 

enhancing, and managing in order to increase and compensate for the 

loss that is at Templeton.  Does that answer your question? 

 25 

MS DAWSON:   Yes, I think that is clear but I just want to recap so that I am 

clear.  We are being told by Ms Limmer that there is a valid proposal, 

an offset proposition on offer and that it is a viable proposition.  There 

is a good likelihood of something being consented in terms of the 

offsets or the mitigation package required to compensate for the loss of 30 

the plants on the golf course.  And so you are saying we need to look at 

two aspects at least.  One is that the plants that are there would have a 

home, and that home would be on the golf course? 

 

DR ROPER-LINDSAY:   Whatever homes may be - - - 35 

 

MS DAWSON:   One of the homes, but a home, because they could be on the 

golf course.  But that, because it would be a managed, cared, and as Dr 

Partridge said, “garden” – but that would not be sufficient to meet the 

guidelines for biodiversity offsets because there would still be a loss. 40 

 

DR ROPER-LINDSAY:   That is right. 

 

  [11.45 am] 

 45 
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MS DAWSON:   So in order to compensate for the remaining loss, or offset 

that remaining loss, some places need to be found that then have to be 

private land, because they cannot already be protected, then they have 

to be protected and enhanced.  And where those places are or might be 

is not before us at the moment? 5 

 

DR ROPER-LINDSAY:   That is correct.  That will be part of – when people 

talk about biodiversity offset design, it is not design as in a LiDAR map 

(ph 0.25), it is actually the whole process of the package, the 

management, the choice of site, the process to choose the site to get 10 

stakeholder involvement. 

 

MS DAWSON:   But in terms of us being as sure as we need to be to agree to 

this rezoning proposal, that part of the likely offset proposal that would 

still need to be consented, the details are not before us at the moment. 15 

 

DR ROPER-LINDSAY:   That is correct.  It is a work in progress or 

development. 

 

MS DAWSON:   All right, thank you.  That is good, it just was not clear to us 20 

at all from the combined evidences from Fulton Hogan, but thank you 

for clarifying that.  So what Ms Ash put to you, and it is my question 

too: What are the risks in ecological terms, of acting now, of us 

agreeing to this zoning proposal?  This site becomes a quarry zone, the 

other site maybe becomes an open space zone, before the vegetation 25 

clearance and offset matters are sorted out.  What are the residual risks 

that are floating around in terms of whether or not the ecological 

enhancement or benefits that you say may or may not be achieved? 

 

DR ROPER-LINDSAY:   If I can just go to the other side of risk, protection 30 

against the risk, is the fact that it has to go through a resource consent.  

The details will be presented, the resource consent application will be 

backed or supported by this biodiversity offset and other aspects of 

mitigation like lizard trapping, how that will happen.  The new golf 

course design is a design of a BCA.  By the time the resource consent 35 

for clearance of indigenous vegetation from the golf course is 

presented, my understand is that it would have to have the complete 

impact mitigation package included, design offsets.  And some 

certainty, I would assume, about the actual ownership, legal status of 

the land to be managed.  That is my understanding of Tukituki 40 

Ruataniwha.  That had a huge impact mitigation package and other 

parcels. 

 

MS DAWSON:   So by the time the application gets made and if it is granted, 

all those details that are not before us yet would need to be part of the 45 

application? 
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DR ROPER-LINDSAY:   Yes, and they would have to be part of it, yes. 

 

MS DAWSON:   Then in a policy sense, and Ms Ash put to you a policy in the 

regional policy statement and I have not got my head yet around how 5 

those are translated into this plans policies about, for example, offsets 

only compensating for residual adverse effects that cannot otherwise be 

avoided, remedied, or mitigated, those sorts of questions of is this an 

appropriate matter to use the offset for, you see those as part of that 

resource consent? 10 

 

DR ROPER-LINDSAY:   Yes, because both the RPS and the PWR chapter 9 

both provide for offsetting and they set out, either through appendices 

or through the policies themselves, they are quite clear criteria or 

standards, or whatever the appropriate term is.  The district draws from 15 

the RPS and the RPS draws from New Zealand national guidance 

produced by Department of Conservation, MFE, and that in turn draws 

from international guidance. 

 

 So there is a sort of chain or a hierarchy of criteria.  And Fulton Hogan 20 

agreed to follow those principals and I just think that they would have 

to meet all the – there is some consistency being developed from 

international through to the district plan, and they provide for offsetting 

as a way of, I guess it is a resource balancing or countering.   

 25 

MS DAWSON:   In terms of the values you are talking to us about, how and 

whether they are managed through an offset process is all dependent on 

the outcome of that resource process. 

 

  [11.50 am] 30 

 

DR ROPER-LINDSAY:   Yes. 

 

MS DAWSON:   Ms Ash also put to you and I am not sure if you answered it, 

if you put to the side whether or not it is possible for the Council to do 35 

this, if the golf course was manage – could the golf course be managed 

to better protect the indigenous plant communities and the ecological 

values on that golf course, and still be a golf course? 

 

DR ROPER-LINDSAY:   I am an ecologist first and a recreational golfer 40 

second, and I am not familiar with everyday details of golf course 

management of that at Templeton.  Other experts will be talking to you 

later about this, but my feeling is that these plants are scattered right 

across the course, right across the rough parts of the course, they are 

not on the nice green fairways; to protect them would need some quite 45 

site specific attention like marking them or not mowing them in some 
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way regularly, I think it would be very difficult.  The course that exists, 

it is a tight – it is tight as there is not a lot of room to move the golf 

course layout around and I think it would be quite expensive.  But in 

terms of golf course management, that is my opinion and not so much 

in ecologist; it is a combination of knowing golf and ecology. 5 

 

MS DAWSON:   Whereas in the proposed golf course, although they are 

looking at have ecological values as part of that - - - 

 

DR ROPER-LINDSAY:   Yes.  First of all there is a lot more space and it has 10 

been designed from the beginning, I think that is the important 

difference, is the space and the design and the management planning 

right from the beginning to take these into account and to work around 

them which is what is happening in new golf courses in other places. 

 15 

MS DAWSON:   All right, that is all my questions thank you.    

 

SJH:   Thank you, Mr Neill? 

 

MR NEILL:    I only have one question.  Ms Bradburnd in her rebuttal 20 

evidence indicated that she acknowledged that the proposed rezoning is 

capable of being appropriately managed by zone rules and 

subsequently consenting processes with the exception of ecological and 

rehabilitation effects. 

 25 

 As an ecological consultant, are you absolutely satisfied that the 

ecological effects can be appropriately addressed if we were to create 

the ecological garden or however you might like to describe it, in a 

place different from which it is in now? 

 30 

DR ROPER-LINDSAY:   Sorry, do you mean in terms of ecology or in terms 

of having rules and conditions that make that happen? 

 

MR NEILL:   No, in terms of the reestablishment of something that is as good 

as or better because it is an offset? 35 

 

DR ROPER-LINDSAY:   The golf course – the BCA on the golf course is not 

supposed to be as good as or better than anything on the new golf 

course and the existing golf course, it is really shall we say a repository 

or a recreated landscape in which the plants that are on the golf course 40 

can be grown, but it is impossible to recreate the history of the soil that 

is beneath it, you can get the sort of fine sands on the top and then the 

larger gravels below and you can put in the soil from the golf course, 

but you cannot sort of rebuild history.  

 45 
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 I think it is possible, I am satisfied that it is possible to put together 

those components and call it an ecological garden, and at some time 

there maybe opportunities to bring in lizards and the invertebrates that 

are living on there, the moss and the butterflies that are living on those 

plants now, both at Templeton and elsewhere, and it could become 5 

quite a large feature there. 

 

MR NEILL:   Thank you, thank you, sir. 

 

SJH:   Thank you.  Mr Willis? 10 

 

MR WILLIS:   I do have a couple of questions. You answered most of my 

questions thank you, and I think been clear about the offset versus the 

conservation area is really important and you cleared that up. 

 15 

DR ROPER-LINDSAY:   Thank you. 

 

MR WILLIS:   Two questions I suppose, the first one is really just about your 

understanding of the cause of, of the decline – if there is a cause, is 

there a decline, and I know there is some debate about that, but let’s 20 

assume that there is; what is your view of why that has happened or 

happening? 

 

  [11.55 am] 

 25 

DR ROPER-LINDSAY:   I think actually, in our expert conferencing we all 

agreed there is a decline - - - 

 

MR WILLIS:   The cause of it though - - - 

 30 

DR ROPER-LINDSAY:   Because no-one has counted or measured so the 

actual extent of that decline is hard to record.  I think it probably started 

when the first horses or the first cows and sheep were put on in the 

early 1900s, that would have grazed out some of the original 

vegetation. 35 

 

 As a golf course, as we have put in place, obviously some earthworks 

would have led to some decline, some removal and then as I have 

noted, golf course management which includes pesticides, focuses on 

the fairway but there is some drift, that would have removed areas and 40 

some of the pesticides are designed to get rid of invertebrates on the 

golf course, but they will obviously get rid of invertebrates on the 

indigenous vegetation too. 

 



 Page 572 

  

Ch17: Rural (Part) Commenced 16.11.15 

 Irrigation, adding water to the fairways, again that spreads onto – just 

the nature of sprinklers and drift onto other trees.  General golf course 

management - - - 

 

MR WILLIS:   But that sort of management has presumably been going on for 5 

quite some time on that course, - - - 

 

DR ROPER-LINDSAY:   Yes. 

 

MR WILLIS:   - - - and yet we are still, in your opinion, going to see - - -.  10 

Under a business as usual scenario, what would we look like in 10 

years’ time? 

 

DR ROPER-LINDSAY:   I would not like – okay, (INDISTINCT 1.32).  The 

kowhai will die eventually because they are getting older, I am not 15 

saying when or how many, and there are no young kowhai trees 

coming up underneath because of the mowing, the spraying, the nature 

of spraying is – recreational golfers like to be able to hit the ball 

everywhere and they do not like lots of trees coming up underneath.  So 

the kowhai will die. 20 

 

 There is no research that I know of that says how many plants of 

(INDISTINCT 2.05) you need to keep the population going, but there 

is evidence from all plants that they gradually whittle away until you 

have not got enough to keep the population going. 25 

 

 These plants may go on for quite a long time but some of them – we 

have actually only found in one place and it only needs a golfer with an 

errant hardwood and it has gone. 

 30 

MR WILLIS:   Okay.  Just one final question for me which is – now you 

referred to other sections of the Plan where biodiversity offset is 

provided for and there is detail around what that means and criteria and 

things as you mention, I guess my question is, and this maybe a 

question you do not want to answer and  can put it to the planners but is 35 

there anything that needs to be in this chapter of the Plan to specifically 

address this issue that is not addressed in the generic provisions of the 

other sections, regarding offsetting in particular? 

 

DR ROPER-LINDSAY:   Yes, I think I might- - - 40 

 

MR WILLIS:   That is fine, thank you, that’s fine, thank you. 

 

SJH:   Doctor, you recall Mr Neill’s question about being absolutely satisfied, 

which I imagine equates with certainty.  In your area of work and what 45 

the question is related to, is there any such thing as certainty? 
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DR ROPER-LINDSAY:   No. 

 

SJH:   Now that leads on to questions from both Ms Dawson and Ms Ash.  

Assuming your recommendations of areas set aside and the conditions 5 

you put with them, given at the moment you have only propagated in a 

nursery, what is your confidence around establishment of an area of 

these endangered plants? 

 

DR ROPER-LINDSAY:   I am confident in the skills – well, first – the nursery 10 

is trialling establishment now, this is what is the plan for this year, is to 

actually take things and put them into gravels and see how they go, 

possibly at the Pound Road quarry itself and possibly just only in 

gravels brought into the nursery.  

 15 

 I am confident in the skills of the nursery that is working with Fulton 

Hogan at the moment, and I am confident in the skills of quite a wide 

range of expertise we have got, Christchurch people who have done 

this sort of work and have worked to re-establish things. 

 20 

 There are projects going on near Timaru and actually just in 

Prebbleton, they are working on gravel and gravel pits –I don’t know – 

on the converse side there are natural disasters, there is disease, there is 

fire, climate change even, but I am confident that with sufficient 

financial that I get plant and people resources that this work can be 25 

carried out and achieved.   

 

  [12.00 pm] 

 

SJH:   At the resource consent stage you would expect that Fulton Hogan 30 

would need to demonstrate the success of trials outside of the nursery? 

 

DR ROPER-LINDSAY:   Yes.  Well, I mean it is not going to be completed in 

the time - - - 

 35 

SJH:   Well, in similar ground conditions. 

 

DR ROPER-LINDSAY:   - - - given the time available, yes. 

 

SJH:   One final question, this land was given an ecological heritage site in the 40 

1995 plan, are you aware of anything the City Council has done to 

enhance the protection of this site over the life of the plan?  If you 

cannot answer, just say so. 

 

DR ROPER-LINDSAY:   I am not aware of anything, no. 45 

 



 Page 574 

  

Ch17: Rural (Part) Commenced 16.11.15 

SJH:   Thank you.  Anything arising, Ms Ash? 

 

MS ASH:   No, sir. 

 

SJH:   Ms Limmer? 5 

 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, you may stand down and you may be excused if you wish.  

We will take a 10 minute adjournment, thank you. 10 

 

<THE WITNESS WITHDREW [12.01 pm] 

 

ADJOURNED [12.01 pm] 

 15 

RESUMED [12.18 pm] 

 

SJH:   Yes, thank you.  Thank you, Ms Limmer? 

 

MS LIMMER:   Thank you, sir.  Mr Bligh. 20 
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<KEVIN MICHAEL BLIGH, sworn [12.19 pm] 
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<EXAMINATION BY MS LIMMER [12.19 pm] 

 

MS LIMMER:   Do you confirm your full name is Kevin Michael Bligh? 

 

MR BLIGH:   Yes, it is. 5 

 

MS LIMMER:   You are a senior planner at Golder Associates? 

 

MR BLIGH:   That is correct.   

 10 

MS LIMMER:   You have prepared one brief of evidence in this matter? 

 

MR BLIGH:   I have. 

 

MS LIMMER:   Do you have the qualifications and experience set out in that 15 

evidence? 

 

MR BLIGH:   I do. 

 

MS LIMMER:   Do you have any corrections you wish to make to that brief? 20 

 

MR BLIGH:   No, I do not. 

 

MS LIMMER:   Do you confirm it to be true and correct to the best of your 

knowledge? 25 

 

MR BLIGH:   Yes, I do. 

 

MS LIMMER:   I understand, Mr Bligh, you have prepared a short highlights 

package, could you read that please and remain to answer any 30 

questions. 

 

MR BLIGH:   Yes, thank you.  I have had extensive involvement with 

quarrying, both within a quarry firm and subsequently as a planning 

consultant, particularly in Christchurch in recent times.  I have also 35 

previously been involved in quarrying activities from a Council planner 

perspective when I worked at, what was then, the Rodney District 

Council. 

 

  [12.20 pm] 40 

 

 My evidence includes an inventory of the resource consents that relate 

to the existing Pound Road Quarry site and my assessment of the types 

of activities that might realistically persist on the Pound Road site in 

light of the resource consents.  I am familiar with the site and the range 45 
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of activities that take place on the site.  I have set out a summary of 

these consents in table 1 of my evidence. 

 

 These consents, combined with the provisions of the Rural Quarry 

Zone, provide for the substantial quarrying operations and related 5 

activity that currently takes place on the site and has been established 

over many years at the site.   

 

 In paragraphs 35-44 I have set out what I consider to be the core 

activities that are realistically likely to continue to occur on the site post 10 

completion of quarrying.  This includes the processing, storage and 

distribution of aggregates sourced from consented offsite locations such 

as Barters and Roberts Road Quarries, is also includes backfilling and 

site rehabilitation, including the processing of green waste.   

 15 

 Other ancillary activities, as I have set out in paragraph 44 of my 

evidence, would also be likely to continue to support the ongoing 

operation and management of effects associated with those core 

activities.   

 20 

 As I have discussed in paragraph 46, it is not uncommon for quarry 

sites to continue to be utilised in some form where the extractable 

aggregate resource is nearing exhaustion or is exhausted, this can 

involve a range of activities including importation, processing and sale 

of imported aggregate, together with ongoing back filling and site 25 

rehabilitation activities.  Examples of this that I have been involved 

with include Three Kings Quarry and Wiri North Quarry in Auckland. 

 

 The Barters Road and Roberts Road Quarries, which I was involved in 

preparing the applications for, sought consent explicitly on the basis 30 

that the material would be processed at Pound Road, including 

approval for processing should it be considered necessary. 

 

 Thank you. 

 35 

SJH:  Thank you.  Ms Ash? 

 

<CROSS-EXAMINATION BY MS ASH [12.22 pm] 

 

MS ASH:   Good afternoon, Mr Bligh. 40 

 

MR BLIGH:   Good afternoon. 

 

MS ASH:   Now, you refer to two consents and you attach them to your 

evidence, those were for non-complying activities, correct? 45 
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MR BLIGH:   That is correct. 

 

MS ASH:   Processing on site was specifically referred to as not part of those 

two applications, is that correct? 

 5 

MR BLIGH:   That is correct, those two, Barters Road and Roberts Road did 

not include on site processing of aggregates.   

 

MS ASH:   Now, those two consents were granted non-notified, were they not? 

 10 

MR BLIGH:   That is correct. 

 

MS ASH:   So the non-complying activity status did not defer Fulton Hogan 

from seeking consents for these quarries, did it? 

 15 

MR BLIGH:   Fulton Hogan sought the consents, that is correct. 

 

MS ASH:   Would you accept that discretionary activities are more permissive 

than non-complying activities generally? 

 20 

MR BLIGH:   There are obviously additional tests for a non-complying activity 

under the RMA. 

 

MS ASH:   Presumably you are aware that under the Council’s proposal 

quarrying would become a discretionary activity outside of the Quarry 25 

Zone? 

 

MR BLIGH:   Yes, that is correct, as I understand it. 

 

MS ASH:   There is a specific policy in support of quarrying in these rural 30 

provisions? 

 

MR BLIGH:   As I understand it, yes. 

 

MS ASH:   And the Council’s position is that it wants processing once it is 35 

more than 50 percent of imported material would be discretionary as 

well, wouldn’t it? 

 

MR BLIGH:   That is my understanding. 

 40 

MS ASH:   Now, the two consent conditions that you have annexed have a 

detailed consideration of the effects of the applications, have they not? 

 

MR BLIGH:   Yes, they do. 

 45 
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MS ASH:   They have actually got a whole range of conditions tailored to 

those specific sites, have they not? 

 

MR BLIGH:   Yes, both consents are subject to a number of conditions. 

 5 

MS ASH:   Those include rehabilitation conditions for each quarry site? 

 

MR BLIGH:   Yes, both sites have conditions relating to rehabilitation. 

 

MS ASH:   So do you accept generally that these resource consents reflect the 10 

fact that having conditions like this is an effective way of managing 

effects? 

 

MR BLIGH:   The conditions for the resource consents obviously address the 

effects of the activity itself, yes. 15 

 

MS ASH:   They can manage effects? 

 

MR BLIGH:   Yes, I think the conditions are appropriate for the consents that 

have been granted. 20 

 

  [12.25 pm] 

 

MS ASH:   Just noting conditions 23 on the Roberts Road consent, and 

condition 27 on the Barters Road consent; they refer to the highest 25 

recorded ground water, do they not? 

 

MR BLIGH:   Sorry, Ms Ash, could you please repeat those conditions? 

 

SJH:   Page 36 of the Roberts one first. 30 

 

MS ASH:   Condition 23? 

 

SJH:   The last sentence of 23. 

 35 

MR BLIGH:   Yes. 

 

MS ASH:   Just to confirm, the Barters Road condition 27 refers to highest 

recorded ground water? 

 40 

MR BLIGH:   Yes, it does. 

 

MS ASH:   Those conditions were based on the operative plan provisions, 

correct? 

 45 
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MR BLIGH:   Those conditions were imposed as a means of addressing 

adverse effects, I think in terms of whether you consider what they 

were based on, I think. 

 

MS ASH:   Yes, and are you aware of any – you are about to, I understand 5 

Fulton Hogan is about to embark on the consent for, I think it is 

Roberts Road, they are about to start next year, as I understand, are you 

aware of any issue with complying with a condition like highest 

recorded ground water? 

 10 

MR BLIGH:   As I understand it the Roberts Road consents have commenced 

in so far as that site preparation works have started, my understanding 

is that substantive extraction is yet to start, from a recent visit to the 

site. 

 15 

MS ASH:   Thank you.  Now, the potential effects from a quarry changing 

from an extractive quarry to a processing quarry are going to vary 

depending on the nature of the operation and its location, do you accept 

that? 

 20 

MR BLIGH:   In terms of an extractive quarry no longer having extraction on 

site, there would be some change in effects which could vary from 

quarry to quarry, depending on where those excavation areas are. 

 

MS ASH:   Thank you, Mr Bligh. 25 

 

SJH:   Thank you.  Ms Dawson? 

 

MS DAWSON:   Thank you, Mr Bligh.  Are you familiar with the standards 

for permitted quarrying in the Quarry Zone? 30 

 

MR BLIGH:   Yes, I am. 

 

MS DAWSON:   In the proposed Quarry Zone, in the proposed plan?  

 35 

MR BLIGH:   Yes, Commissioner, and I have a copy here. 

 

MS DAWSON:   So have you compared the sorts of matters that are covered 

by conditions in these two relatively recent consents that Fulton Hogan 

has obtained, against the matters that are covered by standards for 40 

permitted activity quarrying in the Quarry Zone, and if so, is there any 

difference? I mean are the matters that are covered by conditions, that 

would normally be covered by conditions in this sort of consent 

process, that are not covered by the permitted activity standards? 

 45 
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MR BLIGH:   I think there is, I guess, quite a degree of alignment in the 

consideration there in terms of the conditions that apply to both Barters 

Road and Roberts Road Quarries.  My understanding is the officers did 

look to some extent to what was in the operative plan at the time for 

some guidance in terms of what was actually the Rural Quarry Zone. 5 

 

MS DAWSON:   We are talking about this proposed plan now? 

 

MR BLIGH:   No, sorry, I was talking about the operative there. 

 10 

MS DAWSON:   Okay, all right.  So these two quarries have been consented, I 

know they are under the operative plan, but they are recent consents 

and they have got lots of conditions, and I have not gone through them 

all, but I could, but we are being asked to – and most new quarries in 

the Rural Zone from now on will need to go through a consents 15 

approval, a consents process, they are not going to be – well, at the 

moment it is not proposed that they go through a plan change process 

and have themselves zoned Quarry Zone and then be permitted. 

 

  [12.30 pm] 20 

 

MR BLIGH:   Correct. 

 

MS DAWSON:   So this proposal for the Templeton Golf Course is a bit 

different in that respect in that apart from one remaining area that has 25 

not been developed in the existing Quarry Zones this will be the only 

new area of Quarry Zone.  So any new quarry in that will be permitted 

and its affects will be managed through standards.   

 

 So what I am asking you is have you done a comparison of the 30 

standards in the new proposed Quarry Zone with the matters that are 

normally covered and you have put to us that are covered by conditions 

to confirm whether they are consistent, there are differences? 

 

MR BLIGH:   I haven’t done a direct comparison of those consents against the 35 

proposed plan, no. 

 

MS DAWSON:   That is fine, all right.  Thank you, no more questions. 

 

SJH:   Thank you.  Mr Neill? 40 

 

MR NEILL:   No questions. 

 

SJH:   Mr Willis? 

 45 
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MR WILLIS:   Just one question, Mr Bligh.  You have included in your brief 

evidence a quote from the officer’s report on the Roberts Road consent 

and clearly pointing out that the issue of whether it was going to extend 

the Pound Road quarry site was a material consideration and in fact I 

assume that is why it led to fixed terms on those land use consents?  5 

The seven and eight years that has been given, is that right? 

 

MR BLIGH:   Yes, both consents have a limited timeframe, seven and eight 

year,  correct. 

 10 

MR WILLIS:   Yes, which is reasonably unusual for a land use consent.  I 

assume that is related to this issue of not wanting to extend the life of 

the Pound Road quarry, am I right in making that link? 

 

MR BLIGH:   Not as such.  I guess one of the key considerations in the 15 

preparation of these applications and I guess I would say probably in 

the processing was that these sites are of a confined size so the 

extraction from those sites was going to be for a confined time period 

and one matter that was given consideration to was what would be an 

appropriate timeframe to seek, to allow those to be extracted over. 20 

 

MR WILLIS:   I see, so it was to do with the resource and the time it would 

take to extract and exploit them? 

 

MR BLIGH:   The resource available and the demand. 25 

 

MR WILLIS:   So the sort of policy consideration which underpins the earlier 

point I was making, which is reflected in your paragraph 31 here, 

clearly it didn’t constrain the granting of those consents at that time but 

is it your evidence that that is not a material consideration or it is not a 30 

consideration that should be taken forward?  The particular provision I 

think it is in policy 11G which talks about not leading to an 

unreasonable extension in time or some such words, which clearly had 

a bearing on this consent and there is some debate as to whether that 

should continue as a policy and I am wondering if you had a view on 35 

it? 

 

MR BLIGH:   I guess in terms of the applications that have been granted it was 

a question that that definitely arose and it actually, in terms of Roberts 

Road, came from the commissioners who were determining the 40 

application and, as such, obviously a limited consent duration had some 

impact on I guess effects in terms of and certainty around those 

consents anyway, and the question was asked what it would do in terms 

of the life of the Pound Road quarry.  I am aware also it has been a 

question that has been raised in other consent applications in 45 
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Christchurch where there has been an extension outside of what was 

the Quarry Zone and what impact that would have. 

 

 And my understanding in those cases as well was that these extensions 

because of their I guess relatively small size, if I can call it that, 5 

compared to the quarries that the resource is going to, in those cases it 

hasn’t, it has been to some extent within the life of that in terms of 

carrying that consideration through.   

 

  [12.35 pm] 10 

 

 I mean I think it is a valid consideration.  I guess what I would say is 

that when you think of the existing quarry sites and you think of the 

infrastructure that is involved there and the mitigation measures that 

may already be in place in other consents that those activities are 15 

dependent on, such as the ones I have set out in terms of Pound Road in 

my evidence, those larger sites can offer a very useful location for 

processing aggregates sourced from elsewhere without obviously 

having had processing on some of those other sites. 

 20 

MR WILLIS:   Yes, I won’t take it much further but I guess I am saying the 

policy was there, clearly was taken into account, it didn’t have a 

material impact apart from potentially limiting the term of those 

consents which one could argue one of two ways I assume.  Either it 

wasn’t a major obstacle in terms of getting those quarries consented 25 

therefore maybe it is not problematic and the other argument is, “Well, 

it didn’t have any effect so do we need it at all?”  And I just wonder 

whether you had a view on that from a planning perspective 

particularly on the utility of that policy? 

 30 

MR BLIGH:   Yes, I guess I am conscious that those consents were sought on 

the basis of a limited timeframe to begin with and obviously if we were 

talking about out of zone quarries and a discretionary activity status, it 

is obviously something that could be considered.  To some extent 

personally I don’t know if the policy in itself is actually needed to 35 

address that but I guess that is - I think it is important that it is not 

something that is probably over emphasised in terms of existing sites 

and whether they continue to be used, I think we need to be careful in 

that regard. 

 40 

MR WILLIS:   Thank you, that is all I have. 

 

SJH:   Anything arising, Ms Ash? 

 

MS ASH:   No, sir. 45 
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SJH:   Anything arising or re-examination? 

 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, Mr Bligh, you may stand down and may be released if you 5 

wish. 

 

MR BLIGH:   Thank you, sir. 

 

<THE WITNESS WITHDREW [12.37 pm] 10 

 

MR LIMMER:   Thank you, sir, Mr Copeland. 
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<MICHAEL CAMPBELL COPELAND, sworn [12.37 pm] 
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<EXAMINATION BY MS LIMMER [12.38 pm] 

 

MS LIMMER:   Can you confirm your full name is Michael Campbell 

Copeland? 

 5 

MR COPELAND:   That is correct. 

 

MS LIMMER:   And you are a consulting economist at Brown Copeland and 

Co Limited? 

 10 

MR COPELAND:   That is correct. 

 

MS LIMMER:   You have provided a brief of evidence in regards to Fulton 

Hogan’s submissions? 

 15 

MR COPELAND:   Yes, I have. 

 

MS LIMMER:   And you have the qualifications and experience set out in that 

evidence? 

 20 

MR COPELAND:   That is correct. 

 

MS LIMMER:   Do you have any corrections you wish to make to that brief? 

 

MR COPELAND:   No, I do not. 25 

 

MS LIMMER:   Do you confirm its contents to be true and correct to the best 

of your knowledge? 

 

MR COPELAND:   I do. 30 

 

MS LIMMER:   I understand you have prepared a highlights package, 

Mr Copeland, can you read that out please and then stay to answer any 

questions. 

 35 

MR COPELAND:   The rezoning of the current Pound Road quarry site from 

Rural Quarry to Open Space zone and the rezoning of the current 

Templeton Golf Course site from Open Space zone to Rural Quarry 

Zone will in effect extend the life of the Pound Road quarry and 

facilitate construction of a new and improved golf course on the 40 

existing Pound Road quarry site.   

 

 These rezonings will enable people and communities to provide for 

their economic wellbeing and enhance economic efficiency by delaying 

increases in the delivered price of aggregates for large parts of 45 

Christchurch City and Selwyn District supplied by the existing Pound 
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Road quarry; reducing road accident, road congestion and road vehicle 

emission costs; providing improved golfing and possibly other 

recreational opportunities for Christchurch residents and enhancing 

Christchurch’s golf tourism offering thereby increasing tourism 

revenues, employment and incomes.  The rezoning will not lead to any 5 

economic externality costs. 

 

 The rezonings will contribute positively to Christchurch’s recovery 

including both the reinstatement and repair of existing infrastructure 

and buildings and the reversion of increased capacity to meet the future 10 

needs of the city.   

 

 I understand that equity of exchange is a matter for consideration under 

the Reserves Act.  I have evaluated the economic costs and benefits of 

the proposal as I would usually do for an RMA process.   15 

 

  [12.40 pm] 

 

 However since Mr Wedge for the Christchurch City Council has argued 

in his evidence that the proposed rezoning and land swap may not be 20 

equitable and that therefore the proposed land swap will not proceed, I 

have also given consideration to the equity implications of the rezoning 

proposed.  Also I address the suggestion that somehow the 

Christchurch City Council will be financially worse off and therefore 

the community of Christchurch City ratepayers’ economic wellbeing is 25 

reduced.  This is effectively an economic cost benefit assessment. 

 

 I am not concerned with who owns the land.  That seems to me 

peripheral to whether the rezoning and land swap is equitable.  At the 

present point in time the Council owns or at least is responsible for 30 

administering reserve land on behalf of the Crown while Fulton Hogan 

owns the quarry land. 

 

 The proposed rezoning retains the status quo except that the Templeton 

Golf Club gets a new better golf course and related facilities.  Fulton 35 

Hogan get aggregate resources and cost savings from a less expensive 

new alternative quarry establishment but must pay for the Templeton 

Golf Club’s new golf course and related facilities.  The Council gets 

the option of additional recreational reserves to utilise if it wishes, and 

Mr Wedge suggests it does not wish to and if that is the case so be it.  40 

The Council’s direct financial position and administration burden are 

unaltered apart from the Council need to monitor Fulton Hogan’s 

delivery on its part of the deal.   

 

 I understand the reserve exchange process must achieve equality and 45 

monetary payments may be part of that.  The Council may choose to 
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extract itself from administering the land but it could do that without 

the rezoning and land swap so that position is unchanged.  Central 

government will get royalties from the Templeton Golf Course site.  It 

may or may not get the same from aggregate quarried by Fulton Hogan 

or other quarry companies depending on who owns the gravel.  I 5 

understand it can be either privately or Crown owned and is often the 

former. 

 

 Christchurch City, including the Council, as a large aggregate user gets 

economic benefits from lower cost aggregate as described in my 10 

evidence.  Christchurch residents get improved golfing and possibly 

other recreational opportunities, see Mr Moore and Mr Greenaway’s 

evidence.  Christchurch City gets tourism related economic benefits 

from an export ready new golf course, see Mr Moore’s evidence. 

 15 

 So from my perspective the outcome is win-win-win for the Council, 

Fulton Hogan and Christchurch City residents and businesses 

generally.  It seems there is only the economics of envy ie a fear that 

even though the Council and Christchurch City win, Fulton Hogan’s 

win may be too big that cause Mr Wedge to suggest that what is being 20 

proposed is not equitable. 

 

 My view therefore is that having regard to economic considerations for 

all the parties the proposed rezoning is significantly positive and to the 

extent equity or an equitable outcome requires all parties to be better 25 

off than the status quo then I believe the outcome can be described as 

equitable. 

 

SJH:   Thank you.  Ms Ash? 

 30 

<CROSS-EXAMINATION BY MS ASH [12.43 pm] 

 

MS ASH:   Good afternoon, Mr Copeland.  Now, in terms of the economic 

analysis you did for the quarry aggregate, would you accept that many 

of the benefits of Fulton Hogan’s proposal could be realised if they 35 

bring in aggregate from areas quite close to the quarry as we heard 

earlier this morning? 

 

MR COPELAND:   Yes, but as I have said in my evidence-in-chief there are 

additional transport costs as compared to being able to quarry material 40 

right next to the processing plant. 

 

MS ASH:   Yes, in your paragraphs 34 and 35 you discuss all that, but the 

Quarry Operators Group, they are wanting support for process 

materials and doing it on a quarry site, aren’t they? 45 
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MR COPELAND:   Correct. 

 

MS ASH:   And in fact you support the position that they are going for? 

 

MR COPELAND:   Correct. 5 

 

MS ASH:   And in that evidence you don’t mention the costs of processing 

quarry material away from where it is sought, you didn’t do that, did 

you? 

 10 

MR COPELAND:   No, but at the present time, as I understand it, Fulton 

Hogan have two sources of supply near to that but each incremental 

source of supply will be further out.  So the further out those sources of 

imported materials are the more additional cost there will be involved 

in transport costs. 15 

 

  [12.45 pm] 

 

MS ASH:   But it was Mr Savage’s evidence this morning that there is material 

that can be sourced within five kilometres of Pound Road, that is in his 20 

evidence, do you accept that? 

 

MR COPELAND:   Could you show me his evidence which says that? 

 

MS ASH:   Yes, I will just to locate the right page if you will bear with me.  25 

Paragraph 66. 

 

MR COPELAND:   Could I have a copy of his evidence?  Thank you. 

 

 Well, the first line of that says that “Fulton Hogan will continue to 30 

pursue land parcels”.  So that is if they can achieve them and if they 

can get the quarries consented but that doesn’t, as I have had 

discussions with Mr Savage and he doesn’t tell me that he has secured 

those sites. 

 35 

MS ASH:   No, but he does say at paragraph 70, Mr Copeland, that he 

anticipates that the quarry can go for 25 years by bringing processing 

on if the rezoning doesn’t happen, that is what he says, isn’t it? 

 

MR COPELAND:   Certainly but, as I have said, it will be much cheaper to do 40 

it with material adjacent to it.  He wishes that to keep going, as I 

understand it he may need a discretionary consent for that, but 

supposing he is successful for that it seems to me that each extra 

increment he will need to go further out.  If he is unable to secure those 

small parcels or he is unable to keep a consent for importing material 45 

because he is over the 50 percent, the situation will be as described in 
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Mr English’s case that the substantive blocks are at some distance away 

where the processing would go and that led to the increased transport 

costs which I have described in my evidence-in-chief.   

 

MS ASH:   Well, if we move to the intangible effects in your evidence at 5 

paragraph 27 then.  You refer there to the difficulty of assessing 

intangible matters such as ecological effects, don’t you? 

 

MR COPELAND:   In an economic framework I do, yes. 

 10 

MS ASH:   And you say that other parties in this hearing for Fulton Hogan 

actually do that analysis and you are relying on that? 

 

MR COPELAND:   Well, I am not relying on them, I am simply pointing out 

that the extent of my evidence is coverage of economic factors.  Other 15 

people are putting up the extent of intangible effects.   

 

MS ASH:   All right.  Well, so you say in your paragraph 28 that, you know, 

there is uncertainty about monetising really the intangible factors? 

 20 

MR COPELAND:   Correct. 

 

MS ASH:   Are you aware of the considerable body of literature in terms of 

monetising ecosystems? 

 25 

MR COPELAND:   Some of it, yes. 

 

MS ASH:   And you refer in your section at paragraph 25 to the importance of 

section 5 and so you rely on that to do the balancing of economic 

effects for ecological - - - 30 

 

MR COPELAND:   Well, in section 5 I am providing a justification for me to 

be here and that the expression “economic wellbeing” I think has 

something to do with economics.   

 35 

MS ASH:   All right. 

 

MR COPELAND:   Now, part of that same expression are cultural effects and 

social effects.  Sometimes economic effects and social effects go hand 

in hand but in terms of cultural effects and in terms of ecological 40 

effects and so forth I am an out and out critic (ph 4.13) so I don’t claim 

to have any competency in those areas. 

 

MS ASH:   No, but I mean section 5 also talks about environmental effects, 

doesn’t it? 45 
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MR COPELAND:   Correct, and I certainly accept they are relevant. 

 

MS ASH:   Now, I would like to refer you first of all to section 6 of the Act 

and section C refers to the protection of areas of significant indigenous 

vegetation, do you accept that? 5 

 

MR COPELAND:   I accept that, yes. 

 

MS ASH:   And section 7 of the Act refers to the intrinsic value of ecosystems? 

 10 

MR COPELAND:   I accept that. 

 

MS ASH:   And the finite characteristics of natural and physical resources? 

 

MR COPELAND:   I accept that. 15 

 

MS ASH:   And we are all aware in this hearing, aren’t we, that there is an 

issue about a significant ecological site on the current golf course? 

 

  [12.50 pm] 20 

 

MR COPELAND:   I accept that. 

 

MS ASH:   So would you accept that one of the purposes of the Act is to 

recognise what we value? 25 

 

MR COPELAND:   I accept that. 

 

MS ASH:   So the matters in section 6 and 7 also record some matters that are 

important to society as a whole? 30 

 

MR COPELAND:   Correct.   

 

MS ASH:   Now, in your - - - 

 35 

MR COPELAND:   One of those is economic efficiency and that is what I 

usually – that is the second justification for me being here. 

 

MS ASH:   I understand that.  Now, in your view as an economist, do you 

accept the value of something increases with scarcity? 40 

 

MR COPELAND:   Generally, yes, I think that would be true. 

 

MS ASH:   So if it is common per unit, it will have a lower value, generally? 

 45 

MR COPELAND:   Yes, I think that is generally true, yes. 
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MS ASH:   So the converse is if it is rare per unit, it is going to have a higher 

value for something that is rare? 

 

MR COPELAND:   Yes, I am just hoping I am not hanging myself, I keep 5 

thinking that oxygen’s not very rare but it does seem to be rather 

crucial for me staying alive. 

 

MS ASH:   All right, well, in terms of the intangibles, where intangibles are of 

relatively high value because they are scarce, the Act puts a high value 10 

on them in section 6 and section 7, do you accept that? 

 

MR COPELAND:   I am not rejecting the notion, but I do not look at it in that 

way, I am sorry, but I am perhaps rather bleak in thinking I come here 

to provide assistance to the Panel on matters of economics and I clearly 15 

defined the extent to which I can go with non-economic factors, and as 

I say, compared to other economists, I have an aversion to trying to 

quantify them and I think I explained on Friday why I think quite often 

that leads to double counting and I honestly do not weigh up cultural 

values, heritage values, economic values, social values and so forth, I 20 

think they are all relevant and unfortunately someone else other than I – 

or fortunately, perhaps, someone other than I has to ultimately do that 

weighing up. 

 

MS ASH:   All right, well, just in terms of the Section 32 analysis then, does 25 

that mean that when you do your Section 32 analysis and it talks about 

an assessment of environmental, economic, social and cultural effects, 

you only focus on one element of that Section 32 analysis?  Is that what 

you are saying here? 

 30 

MR COPELAND:   I personally do, that does not mean to say that the client 

that I represent does that, but my task as I see it is to highlight the 

economic effects. 

 

MS ASH:   That relates to costs and benefits, and in terms of - - - 35 

 

MR COPELAND:   Sorry, costs and benefits within an economic nature 

because clearly you can talk about ecological costs, you can talk about 

heritage costs and loss of heritage buildings, but I generally leave that 

to heritage experts to explain that to the Panel in their relative merit. 40 

 

MS ASH:   That is true, but as an economist, what the Act is asking us to do is 

be a bit more general.  Now, I note that in your evidence - - - 

 

MR COPELAND:   Well, sorry, can I just pause there – sorry, I will wait for 45 

your question. 
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MS ASH:   Just referring then back to Section 32, would you accept then that 

an overall Section 32 assessment has to take into account the other 

matters, such as environmental, as well as economic factors? 

 5 

MR COPELAND:   Yes, I would. 

 

MS ASH:   Now, in terms of your analysis of the recreational facility, that is an 

intangible matter, is it not? 

 10 

MR COPELAND:   Yes, to the extent it cannot be quantified in monetary 

terms.   

 

MS ASH:   It cannot be quantified? 

 15 

MR COPELAND:   Well, arguably – exactly, I think that is best dealt with, in 

terms of the recreational aspects, Mr Greenaway is covering that, in 

terms of clearly the evidence of Mr Moore, starts straying into the area 

of economics when he starts talking about that if this course is done 

appropriately it, together with Clearwater, can provide a golfing 20 

product which can increase tourism, and that I believe, that is why I 

have referred to it in my evidence, has an economic content to it, albeit 

not quantified. 

 

MS ASH:   All right, so even though that is intangible, you have analysed the 25 

costs of that recreation facility? 

 

MR COPELAND:   I have, yes, because I think it has an economic content, I 

talked about employment, incomes and increased economic activity as 

a consequence of that. 30 

 

MS ASH:   Okay, so you are saying you can quantify some intangibles but not 

others? 

 

MR COPELAND:   I did not quantify them, but I have referred to them 35 

because I think it has a relationship to economics. 

 

MS ASH:   So it is fair to say, is it not, that you would acknowledge then, 

regardless of the fact that you have not analysed it, that there is a cost 

to actually taking away the significant ecological site if that happened 40 

on this site, would you accept that? 

 

MR COPELAND:   If indeed that happened and that ecological element had 

value, then that would be a cost, but not in economic terms, but a cost 

which has to be weighed up with the benefits. 45 
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  [12.55 pm] 

 

MS ASH:   Thank you, sir. 

 

SJH:   Becoming circular, Ms Ash.  The Council has called no evidence of 5 

economists monetising the intangibles, has it? 

 

MS ASH:   No, sir. 

 

SJH:   Thank you.  Ms Dawson? 10 

 

MS DAWSON:   No questions. 

 

MR NEILL:   No questions. 

 15 

MR WILLIS:   No questions. 

 

SJH:   Re-examination? 

 

MS LIMMER:   No, sir. 20 

 

SJH:   Thank you, Mr Copeland, you may stand down and you may be 

excused.  Yes, Ms Limmer? 

 

<THE WITNESS WITHDREW [12.55 pm] 25 

 

MS LIMMER:   Thank you.  Mr English? 
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<RICHARD ENGLISH, affirmed [12.56 pm] 
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<EXAMINATION BY MS LIMMER [12.56 pm] 

 

MS LIMMER:   Can you confirm please your full name is Richard Spencer 

English? 

 5 

MR ENGLISH:   It is. 

 

MS LIMMER:   You are a principal of Twelfth Night Consulting? 

 

MR ENGLISH:   I am. 10 

 

MS LIMMER:   Amongst other briefs, you have provided a brief of evidence 

for Fulton Hogan in this matter? 

 

MR ENGLISH:   I have. 15 

 

MS LIMMER:   Do you have the qualifications and experience in your 

evidence? 

 

MR ENGLISH:   I do. 20 

 

MS LIMMER:   Do you have any corrections you wish to make to the 

evidence, Mr English? 

 

MR ENGLISH:   No. 25 

 

MS LIMMER:   Do you confirm it true and correct to the best of your 

knowledge? 

 

MR ENGLISH:   It is. 30 

 

MS LIMMER:   I understand you have prepared a summary statement of your 

evidence, could you read that please and then remain to answer any 

questions. 

 35 

MR ENGLISH:   Thank you.  Good afternoon.  I have described the 

methodology used for forecasting demand to 2041, the outcomes of 

these forecasts and the impacts on demand resultant on the earthquakes 

in my evidence on behalf of Christchurch City Council, so I will not 

repeat them here. 40 

 

 I do note however that there is a forecast shortfall of resources in the 

Christchurch area to 2041 of approximately 45 million tonnes.  I have 

also mentioned previously that the situation is exacerbated by the 

remaining zoned and/or currently consented land base resources not 45 

being evenly spread geographically across the area.   Specifically, there 
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is only a short term supply, say five years, available in the south-

western sector of the city. 

 

 Accordingly, without access to additional resources in the latter area 

materials would need to be transported from further afield, thereby 5 

incurring additional economic and environmental costs.  This problem 

has been further compounded by the impact of the earthquakes, which 

have temporarily increased the demand from those areas of the city 

traditionally supplied by quarries on the south-western edge of the 

urban area.   10 

 

 The earthquakes have consequently brought forward the need for 

additional aggregate resources to be made available in the near future 

in that sector of the city.   

 15 

 The interplay of a number of factors will influence the locations and 

sizes of the new quarries that will be required if future demand is to be 

met.  In the local context the dominant factors are generally depth of 

ground water, distance to demand, access and sensitivity issues.  The 

latter in the main due to the proximity of residential developments.   20 

 

 The resource needs to be of sufficient size to justify the fixed 

establishment costs associated with obtaining resource consents and the 

construction of the requisite production infrastructure.  Consequently, 

given Fulton Hogan’s projected annual production outputs a resource 25 

of the order of 10 million tonnes was taken as a selection criterion for 

my investigation into potential sites to replace Fulton Hogan’s nearly 

exhausted Pound Road Quarry. 

 

 An area of approximately 20 square kilometres surrounding the 30 

existing Pound Road Quarry was investigated for sites that may have 

been potentially suitable for the location of new quarries.  These 

potential replacement sites for the quarry were evaluated against a 

number of criteria including, critically, distance from demand.  In 

particular the aim of the latter was to minimise the potentially increased 35 

distances of which product would need to be carted from any new 

quarry to supply those areas of the city presently efficiently served by 

the Pound Road Quarry. 

 

 No site I looked at was completely free of impediments.  The 40 

Templeton Golf Course site met the greatest number of my evaluation 

criteria, failing to only meet one, being ecological status of the land, a 

matter which has been discussed this morning by other witnesses.  

Transport costings between $15-35 million over the life of the proposed 

quarry have been identified in comparison to other potential points of 45 

aggregate supply.   
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  [1.00 pm] 

 

 Additionally, being located in the area of the greatest depth of ground 

water within Christchurch, the golf course site has the advantage of 5 

acquiring a smaller footprint per unit of excavated material in 

comparison to those where ground water is shallower.  Access to an 

additional half million tonnes of material would also become available 

from within the current boundary between the two sites if the golf 

course site was available to excavation. 10 

 

 So in conclusion, from the stand point of local aggregate demand and 

supply, I have concluded that the land on which Templeton Golf 

Course sits is the most efficient and cost effective site to meet the 

demand presently met by the nearly exhausted Pound Road Quarry. 15 

 

 Thank you. 

 

SJH:   Thank you.  Ms Ash? 

 20 

MS ASH:   No, sir, my questions have been addressed. 

 

SJH:   Thank you.  Ms Dawson? 

 

MS DAWSON:   No questions.  Thank you, Mr English. 25 

 

MR WILLIS:   Just a couple, Mr English.  Just at paragraph 40 of your 

evidence you talk about the regional benefit of at least $15 million in 

today’s terms? 

 30 

MR ENGLISH:   That is correct. 

 

MR WILLIS:   So you have applied a discount rate to the calculation of that? 

 

MR ENGLISH:   No, because the numbers are not sufficiently accurate to be 35 

able to apply a discount rate, so to make it easier I have just kept all my 

figures as current figures.   

 

MR WILLIS:   I see, so that is generally meant in today’s dollar value? 

 40 

MR ENGLISH:   That is correct, and all the figures I have given in my past 

evidence have been consistent with that, as today’s dollar values. 

 

MR WILLIS:   Okay.  Can you give us an idea, what does $15 million mean in 

the context of the total value of aggregate? 45 
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MR ENGLISH:   Sorry, in the total? 

 

MR WILLIS:   Value of the aggregate? 

 

MR ENGLISH:   Yes, it is about $1.50 per tonne extra.   5 

 

MR WILLIS:   In the current? 

 

MR ENGLISH:   In current cost. 

 10 

MR WILLIS:   Yes, in the current price today. 

 

MR ENGLISH:   The current price per tonne, on average, is around about $13-

14 per tonne. 

 15 

MR WILLIS:   Okay, so it is a bit more than 10 percent? 

 

MR ENGLISH:   Yes. 

 

MR WILLIS:   Thank you.  I think that was all I had, thank you. 20 

 

MR ENGLISH:   Thank you. 

 

SJH:   Thank you.   

 25 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, Mr English, you may stand down and you may also be 

excused. 

 30 

MR ENGLISH:   Thank you. 

 

<THE WITNESS WITHDREW [1.02 pm] 

 

SJH:   Well, thank you, we have got ahead of schedule, so we will take the 35 

luncheon adjournment a little early, and we will recommence at two 

o’clock, thank you. 

 

ADJOURNED [1.02 pm] 

 40 

RESUMED [2.00 pm] 

 



 Page 600 

  

Ch17: Rural (Part) Commenced 16.11.15 

<ROBERT JAMES GREENAWAY, affirmed [2.00 pm] 
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<EXAMINATION BY MS LIMMER [2.00 pm] 

 

MS LIMMER:   Can you confirm please your full name is Robert James 

Greenaway? 

 5 

MR GREENAWAY:   It is. 

 

MS LIMMER:   And you are an independent consultant, recreation and tourism 

researcher and planner? 

 10 

MR GREENAWAY:   Yes. 

 

MS LIMMER:   You have provided a brief of evidence in this matter? 

 

MR GREENAWAY:   I have. 15 

 

MS LIMMER:   And do you have the qualifications and experience set out in 

that brief? 

 

MR GREENAWAY:   I do. 20 

 

MS LIMMER:   Do you have any corrections you wish to make to that 

evidence? 

 

MR GREENAWAY:   I do not. 25 

 

MS LIMMER:   Do you confirm it is true and correct to the best of your 

knowledge? 

 

MR GREENAWAY:   Yes, I do. 30 

 

MS LIMMER:   I understand you have prepared a summary package for the 

Panel, could you please read that and remain to answer any questions. 

 

MR GREENAWAY:   Thank you.  Summary statement, my key findings of 35 

my evidence are:- 

 

 The creation of a new golf course to replace that lost creates little 

additional advantage to reasonable recreation beyond that afforded to 

golf, as described in the evidence of Mr David Moore. 40 

 

 Wherever the scale of the land to be zoned open space community 

parks under the Fulton Hogan Proposal compared to currently proposed 

by the Replacement Plan provides the opportunity to create the unique 

and multi-faceted regional recreation destination – this is the benefit of 45 

the Proposal. 



 Page 602 

  

Ch17: Rural (Part) Commenced 16.11.15 

 

 The Proposal also offers the Christchurch City Council the opportunity 

to take better advantage of the four parcels of Christchurch City land 

currently held as two gravel reserves to the northwest and northeast of 

the existing Fulton Hogan quarry, and golf is undergoing a change in 5 

participation patterns with the likelihood that some golf courses 

nationally and regionally, are likely to fail, the Fulton Hogan Proposal 

allows for the creation of a far more sustainable recreation service than 

a standalone golf course. 

 10 

 I note Mr Wedge’s concern that should the proposed golf course fail 

and cease its lease, the CCC would be required to consider alternative 

uses or offer the land to the Crown as a requirement of the Reserves 

Act.  This is true, but the issue here is creating a setting where a golf 

course is least likely to fail creating a multi-use setting within a modern 15 

unusual golf setting enhances that opportunity. 

 

 Similarly, Mr Wedge’s concern about the Council’s potential for 

involvement in commercial ventures on the site such as retail and food 

services.  It is common in many park settings for such services to be 20 

provided by a leaseholder, and the Reserves Act is quite specific in 

permitting it. 

 

 In my experience, any risk would be adopted by the leaseholder and 

there would be no expectation that Council would be involved in any 25 

way beyond permitting activities via a lease agreement. 

 

 I see no reason why this would not be the case here. 

 

 Indeed the Proposal can be achieved to a state where Council have no 30 

cost and deriving income from grazing surplus land and achieving the 

benefits of an improved golf course and securing a block of land 

contiguous with two currently separated reserve areas. 

 

 The Proposal therefore aligns well with the spaces place and vehicle 35 

plan for Sport and Recreation Greater Christchurch Report, that is full 

colocation of recreation and sport services and especially policy 2 of 

the Community Park Zone in the Replacement Plan.   

 

 Mr Wedge notes the apparent surplus of land in the city which may by 40 

disposed of or has an unclear future value such as 115.5 hectare block 

in the north and western boundaries of Templeton that is zoned rural 

urban fringe.  I accept that increasing spend on community assets needs 

to be considered carefully but in this case, it need not occur until there 

is demand. 45 
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 Further, the Fulton Hogan setting includes variable terrain suitable to a 

variety of uses of land such as the 115 hectares available at Templeton 

is flat, while suitable for sports fields does not lend itself to 

development 4, for example, mountain biking, exercising and dog 

walking on contoured land. 5 

 

 The land offered is unusual in its ability to be easily developed in an 

interesting manner for activities other than field sports. 

 

 Fulton Hogan’s commitment to rehabilitate the non-golf course part of 10 

the site to a rural grazing standard, this makes it suitable for a variety of 

recreation purposes even though these might not be realised 

immediately. 

 

 The additional land adds value to the existing CCC gravel reserves, 15 

even if only for their grazing potential, but also provides the potential 

for much more to be realised from those reserves. 

 

 The availability of Fulton Hogan land allows the CCC to pursue the 

disposal of other land in the area and its use for other purposes. 20 

 

 I am not aware of any other land of the scale offered by Fulton Hogan 

and owned by CC, which abuts the golf course, although you can ask 

me about Hagley Park, and which offers the same opportunity to 

develop a similar multi-faceted recreation setting with shared facilities. 25 

 

 Section 17 of the Reserves Act which is defining the purpose for 

recreation reserves.  It is used to compare the current setting, the golf 

course, with effectively exclusive use of the setting with that proposed, 

that the Proposal is better able to secure freedom of entry for the public 30 

and the purpose of recreation reserves which is providing areas for the 

recreation and sporting activities and the physical welfare and 

enjoyment of the public, and for the protection of the natural 

environment and beauty of the countryside with emphasis on the 

retention of open spaces and on outdoor recreational activities 35 

including recreational tracks in the countryside. 

 

SJH:   Thank you. 

 

<CROSS-EXAMINATION BY MS ASH [2.05 pm] 40 

 

MS ASH:   Good afternoon Mr Greenaway.  Now your evidence in this matter 

states that there is only a net benefit in terms of recreation if a number 

of other activities are established on the site beyond the golf course. 

 45 

MR GREENAWAY:   Beyond the golf course, yes. 
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MS ASH:   And you refer to effectively a recreation destination, don’t you? 

 

MR GREENAWAY:   Yes. 

 5 

MS ASH:   So you talk about the development costs that Fulton Hogan will 

provide for the golf course, but you do not suggest that Fulton Hogan 

will develop the rest of the matters that you are referring to, the 

destination? 

 10 

MR GREENAWAY:   No, now it is an interesting exercise because in 

conversation Fulton Hogan, there is quite a willingness to do that work 

but because of the fact that this is, you know, early stage for providing 

the land, I have gone for the minimum that could be provided at the 

moment which was creating just a grazing area, an area suitable for 15 

grazing, and I would expect that to be done in such a way that 

considering the potential for future use for recreation, that the contours 

of that land would be left in a state suitable for those future activities. 

 

MS ASH:   And you – I have just referred to Mr Wedge’s rebuttal, where he 20 

talks about the Council not being interested in additional commercial 

recreation ventures.  Would you agree that at this point there is no 

certainty that those other activities would be established on the site? 

 

MR GREENAWAY:   No, no that cannot be guaranteed. 25 

 

MS ASH:   Thank you. 

 

SJH:   Ms Dawson. 

 30 

MS DAWSON:   Good afternoon, Mr Greenaway.  You say in your evidence 

you have looked at some of the Council’s plans and priority documents 

and planning documents for recreation, so what – I mean what gives 

you any inkling or support for the fact that the Council may wish to 

develop recreational facilities in this area or may wish to invest its 35 

funds in multi-use facilities? 

 

MR GREENAWAY:   There are two problems to that.  I came into this 

exercise I think sort of halfway through the process, probably a year 

and a half ago, and had conversations with Council staff and had a site 40 

visit with one Council staff member, and there was an indication of the 

potential for that site to be used and the potential for it to relieve 

demand or use of other areas for other activities so that they can be 

freed up for more important local uses.  Now as the process went 

through, it was clear that the Council staff may be assessing the 45 

application so they stepped back and said, look, we cannot do anything 
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other than answer specific questions about options for land use and 

interpreting existing plans. 

 

 So I did not feel at that stage that there were sort of fatal flaws in the 

concept of exploring the use of this future land. 5 

 

 And secondly, the spatial distribution of open space for regional parks 

in the city – if you look at my evidence, the Reserve map – the western 

part of the city has got a gap in that area, there is a clear expectation for 

population growth in that part of the city, and the activities that could 10 

be provided for on that site such as mountain biking, BMX, dog 

walking, ideal for an area that has had significant artificial churn of the 

land, and you can fiddle with it a lot without upsetting anybody. 

 

 And they are high growth activities, so I am confident that in the future 15 

if you set up a setting which provided for, for example, mountain 

biking, and you can develop a site like that quite intensely for mountain 

biking, just looking at the one in Albany where you have got – it is very 

hard to estimate – there would be at least eight kilometres of track 

within 10 hectares of turf, you can do a lot with that type of setting.  20 

Plus the fact that it is quite hard to find a contoured site in Canterbury 

in that area, everything else is flat. 

 

 So there is a whole lot of reasons for going through and getting a little 

bit excited about the potential to do works on that site. 25 

 

MS DAWSON:   What I was asking there, is this you putting yourselves in the 

shoes of the Council and saying, if I was planning for the Council and I 

was looking at these things this is what I think would be a good idea, or 

do you see that reflective in like their long term expenditure planning, 30 

priorities, any sort of specific parks planning that shows any indication 

that this is the direction that the Council itself is thinking of going? 

 

  [2.10 pm] 

 35 

MR GREENAWAY:   No, it is definitely the former but based on looking at 

things like the open space strategy and the sport and recreation strategy 

that I referred to, these things tick those boxes noting that there is a bit 

of a gap in planning.  There is no area plan for this part of the city so it 

is a bit of a vacuum so it is me going through and saying “Well, based 40 

on limited information and knowledge of recreational trends and this 

particular site, and the fact that there are two divorced gravel reserves 

in here that aren’t doing anything”, you know, yes, it is me saying - - - 

 

MS DAWSON:   You in terms of - - - 45 
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MR GREENAWAY:   - - - quite exciting, yes. 

 

MS DAWSON:   - - - but there is nothing specific at all from the Council 

documentation? 

 5 

MR GREENAWAY:   No. 

 

MS DAWSON:   You talk about the fact that the Council might manage some 

facilities or including some potentially commercial facilities they might 

lease commercial facilities, whether it is retail or food and beverage 10 

and that sort of thing.  Normally in those situations would the Council 

be the owner of the asset, like if you are in a park and there is a café 

and it is leased? 

 

MR GREENAWAY:   No. 15 

 

MS DAWSON:   The Council usually own the facility or how does it normally 

work? 

 

MR GREENAWAY:   Well, they can do but they don’t have to.  So the 20 

Reserves Act - - - 

 

MS DAWSON:   On a reserve, yes. 

 

MR GREENAWAY:    - - - is quite clear in saying that a leaseholder is allowed 25 

to, within the agreement of the lease, to build various structures, 

clubrooms, pavilions and facilities that will service, I can’t quite 

remember the wording specifically, but retail and café type activities, 

commercial lease.  And there are provisions in there for what happens 

when the lease ceases, who owns that asset at the end and, by my 30 

recollection, that does actually revert to Council although the 

leaseholder may by agreement take them away.  So they don’t have to 

own the facilities onsite. 

 

MS DAWSON:   That is all, thank you very much. 35 

 

SJH:   Thank you. 

 

MR NEILL:   No, I don’t have any questions. 

 40 

SJH:   Mr Willis? 

 

MR WILLIS:   Just one.  Your examples of what you can do with a quarry, 

which I think are in paragraph 46 of your evidence.  Now, I have some 

familiarity with some of those.  Is it fair to say that some of those are 45 

Council owned and some of them are private owned? 
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MR GREENAWAY:   Yes. 

 

MR WILLIS:   But all the activity on them is either private or through some 

community organisation trust? 5 

 

MR GREENAWAY:   Yes, there is a lot of volunteer effort put into these 

largely. 

 

MR WILLIS:   I guess you are giving them as examples but my understanding, 10 

without you expanding, was they are very much community driven 

activities? 

 

MR GREENAWAY:   Yes. 

 15 

MR WILLIS:   As you say the first one is private as far as I understand but in 

this case we don’t have anyone, you know, sitting and waiting to, you 

know, there is no community group saying “I want to do something on 

this particular bit of land” or - - - 

 20 

MR GREENAWAY:   Apart from the golf course - - - 

 

MR WILLIS:   They are purely illustrative of what could be done without 

predisposing that they will happen, is that what you are - - - 

 25 

MR GREENAWAY:   Yes, but again I am putting myself in place of an 

enthusiastic Council staff member, I would be running to a mountain 

bike club and saying “Have we got a deal for you”. 

 

MR WILLIS:   Okay, thank you. 30 

 

SJH:   Thank you.  Anything arising, Ms Ash? 

 

MS ASH:   No, sir. 

 35 

SJH:   Ms Limmer? 

 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, Mr Greenaway, you may stand down.   40 

 

<THE WITNESS WITHDREW [2.13 pm] 

 

MS LIMMER:  I call Mr Douglass. 

 45 
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<STEPHEN JOHN DOUGLASS, sworn [2.13 pm] 
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<EXAMINATION BY MS LIMMER [2.13 am] 

 

MS LIMMER:   Do you confirm your full name is Stephen John Douglass? 

 

MR DOUGLASS:   It is, yes. 5 

 

MS LIMMER:   And you are a principal hydrogeologist with GHD Limited? 

 

MR DOUGLASS:   That is correct. 

 10 

MS LIMMER:   And you have provided two statements of evidence in this 

matter? 

 

MR DOUGLASS:   Yes, correct. 

 15 

MS LIMMER:   Do you have the qualifications and experience set out in your 

first statement of evidence? 

 

MR DOUGLASS:   I do. 

 20 

MS LIMMER:   Do you have any corrections you wish to make to either of 

those statements? 

 

MR DOUGLASS:   Yes, one small correction to make.  I have a minor 

correction to make to my paragraph 31 evidence-in-chief.  In the 25 

second sentence I state that the groundwater level for M35/1079 of 

31.668 MSD equates to approximately 13.9 metres below ground level.  

That should be 12.74 metres below ground level.  This is the same level 

as Dr Rutter states in her paragraph 3.17 of her rebuttal. 

 30 

MS LIMMER:   Thank you, Mr Douglass, and with that correction can you 

confirm your evidence is true and correct to the best of your 

knowledge? 

 

  [2.15 pm] 35 

 

MR DOUGLASS:   Yes, it is. 

 

MS LIMMER:   I understand you have prepared a highlights package, if you 

could read that please and remain to answer any questions. 40 

 

MR DOUGLASS:   Thank you.  In summary I will address three key aspects of 

my evidence potential effects on groundwater of the quarrying 

operation on the existing golf course site; the proposed one metre 

buffer rules; the definition of seasonal high water table. 45 

 



 Page 610 

  

Ch17: Rural (Part) Commenced 16.11.15 

 Fulton Hogan’s proposal.  I have considered the potential adverse 

effects on groundwater quality that may arise from Fulton Hogan’s 

proposal to ascertain if there are potential constraints or limitations 

associated with undertaking the proposed activities as it relates to 

groundwater quality.   5 

 

 I conclude that there is approximately 10.8 metres of soil and rock 

above the one metre groundwater buffer that could be extracted at the 

golf course site.  This would mean that under the Land and Water 

Regional Plan rules and the rules in the proposed replacement district 10 

plan consent for gravel extraction would not be required provided the 

one metre buffer was retained.   

 

 I note that Dr Rutter indicated that my interpretation of historical 

groundwater level maxima was incorrect in her rebuttal in 15 

paragraph 3.17.  During Dr Rutter’s presentation of evidence she noted 

some corrections to the groundwater levels referenced in her paragraph.  

I consider that we are actually in broad agreement. 

 

 In many instances quarry sites are rehabilitated using clean fill as is the 20 

case with the existing Fulton Hogan operation at Pound Road.  I have 

considered the potential adverse effects arising from the Fulton Hogan 

proposals on groundwater quality.  I note that Fulton Hogan has 

existing consents to clean fill at the Pound Road site.  I consider the 

effects on groundwater quality associated with the current operation are 25 

very minor.  I am therefore confident of a similar operation could occur 

on the golf course site with little if any effect.   

 

 My experience with the Land and Water Regional Plan satisfies me that 

any new clean filling operation for the Golf Club site would require 30 

consent under the Land and Water Regional Plan at which time the 

potential effects from groundwater quality would be assessed.  Overall 

I consider the proposal as described in evidence for Fulton Hogan is 

unlikely to result in adverse effects on groundwater quality.  Where any 

potential for effects exists I consider that Regional Council consent 35 

would be required and the potential effects on groundwater quality 

would be assessed at that time. 

 

 The one metre buffer rules.  I consider that quarrying operations 

including the operation of a clean fill pose a low risk to groundwater 40 

quality when a buffer of undisturbed material is maintained above the 

water table.  There is I believe agreement between experts on this 

matter. 

 

 Again I consider there is broad agreement between experts on the 45 

potential contaminants of concern for groundwater quality when that 
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one metre buffer is removed and the deposit of clean fill may interact 

with groundwater.  However I note that under the Land and Water 

Regional Plan the deposition of clean fill in the excavation will require 

consent regardless of the presence of a one metre buffer or not. 

 5 

 If the one metre buffer is breached I agree with Mr Potts that as long as 

the depth and composition of fill is managed the potential effects on 

groundwater from subsequent land use can also be managed.  Therefore 

I explain in my evidence that I consider specific rules controlling the 

depth of excavation for groundwater protection are not required in the 10 

proposed replacement district plan.  However from the perspective of 

managing the end land use the rehabilitation approach discussed by 

Mr Potts could provide some additional benefit from managing 

potential effects from groundwater quality.   

 15 

 In terms of the seasonal high water table, the definition of seasonal 

high water levels contained in the Land and Water Regional Plan refer 

to the maximum historical recorded groundwater levels reached 

between the months of June to August inclusive.  This means that the 

maximum groundwater level is set based on historical groundwater 20 

maximums and year to year variants in the depth of excavation cannot 

occur without consent. 

 

 I accept that there are sometimes differences of opinion as to the 

highest groundwater level. This reflects the frequency and spatial 25 

coverage of the groundwater monitoring data.  I also agree that the 

maximum groundwater level in a well may occur outside the winter 

months particularly when the monitoring record is short.  However 

based on the long term monitoring records for the wells references in 

my evidence the maximum historical groundwater levels have occurred 30 

during the winter months.   

 

  [2.20 pm] 

 

 The wells I reference in my evidence-in-chief, have a minimum of 300 35 

records with the well at Miners Road having more than 10,000 and at 

Leggetts Road more than 8,000 records, providing the most 

comprehensive groundwater level data for this area.  These wells are 

located in the immediate vicinity of the existing quarries on Pound 

Road in Templeton.   40 

 

 Notwithstanding this, I also noted in my paragraph 76 of my evidence-

in-chief that conditions have been attached to recent consents issued by 

the Regional Council that require the monitoring of groundwater levels 

to manage any residual uncertainty associated with establishing the 45 

seasonal high groundwater level for a site.  In this way, even if actual 
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levels exceed estimates, the groundwater resource is protected.  Thank 

you. 

 

SJH:   Thank you.  Ms Ash? 

 5 

<CROSS-EXAMINATION BY MS ASH [2.21 pm] 

 

MS ASH:   Good afternoon, Mr Douglass. 

 

MR DOUGLASS:   Good afternoon, sorry. 10 

 

MS ASH:   Now, clearly in your evidence you accept the importance of the one 

metre buffer to protect groundwater under the Land and Water Plan, 

don’t you? 

 15 

MR DOUGLASS:   Yes.  I think you have to look at what the one metre buffer 

is there to be used for and in my mind that is a trigger for the 

excavation process from a permitted activity to a restricted 

discretionary activity.   

 20 

MS ASH:   That is right and you have referred to Mr Potts’ concern about 

making sure that it enables the rehabilitation of the ground for use over 

time, subsequent? 

 

MR DOUGLASS:   I accept that is a benefit of that, yes. 25 

 

MS ASH:   And you have referred to Dr Rutter’s rebuttal about the fact that 

there are some wells that are utilised or they have their higher level 

outside the June to August? 

 30 

MR DOUGLASS:   Yes. 

 

MS ASH:   And she found in her rebuttal evidence, she referred to I think it is 

3.26, that there were quite a few wells where there were variances 

outside those months. 35 

 

MR DOUGLASS:   30-odd out of 50-odd, yes. 

 

MS ASH:   Yes, so, in that sense would you accept that if the one metre buffer 

does not apply at the highest point, and you have just referred to the 40 

Regional Council doing some monitoring of that. 

 

MR DOUGLASS:   Yes. 

 

MS ASH:   There is the potential for some compromise of the groundwater if 45 

you do not have that highest groundwater level. 
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MR DOUGLASS:   I suppose there are two answers to that. The first is if the 

intention is about rehabilitation and groundwater quality then the rules 

that are associated with clean filling do not reference any trigger or 

buffer so if you were going to put material back in to rehabilitate, then 5 

under land and water regional plan, regardless of what depth you have 

got to, then you need to consider the effects on groundwater quality.  

 

 So that is not restricted by that definition of seasonal high water level, 

it is open.  So if there was an instance where there was a unique 10 

groundwater event that occurred outside of those winter months then 

during the consenting of the clean filling I am sure that would come up. 

 

MS ASH:   Thank you and you would acknowledge that anything that the 

Regional Council is doing from now is actually asking resource consent 15 

holders to do some monitoring themselves? 

 

MR DOUGLASS:   That appears to be the case, definitely, yes. 

 

MS ASH:   To acknowledge that? 20 

 

MR DOUGLASS:   Well when you said “anything”, in terms of ground water 

levels, as I said, the monitoring data, the special and temporal 

resolution of it is sometimes poor and unless you have monitoring 

wells set in close vicinity then you can get errors within setting that 25 

level.  So the Regional Council is trying to manage that uncertainty by 

putting conditions of consent requiring monitoring. 

 

MS ASH:   And that is to protect the resource? 

 30 

MR DOUGLASS:   I think the protection of resource comes through other 

consent conditions associated with the clean filling.  The monitoring of 

ground water levels is an opportunity for them to benchmark, yes. 

 

MS ASH:   And in relation to Mr Potts’ evidence, it is about rehabilitation in 35 

relation to Ms Rutter’s, it is about protecting the groundwater, so just 

picking up on that point, the Regional Council is monitoring the 

groundwater levels partly with that in mind? 

 

MR DOUGLASS:   Partly with that in mind, yes. 40 

 

MS ASH:   Thank you. 

 

SJH:   Thank you.  Ms Dawson? 

 45 

MS DAWSON:   No questions, sir, thank you, Mr Douglass. 
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SJH:   Mr Neill? 

 

  [2.25 pm] 

 5 

MR NEILL:   Quite substantial monitoring goes on with a range of monitoring 

wells.  Can you indicate to us the different sources of issues that have 

arisen as a result of some of those wells showing high concentrations of 

nitrates? 

 10 

MR DOUGLASS:   Yes, nitrates is an interesting one.  In terms of clean fills or 

quarries? 

 

MR NEILL:   Well, in terms of, overall there is a range of issues that causes – 

can you explain what you believe the causes are and then bring it down 15 

to clean fill and quarrying? 

 

MR DOUGLASS:   Yes, okay.  So nitrate contamination in groundwater is 

typically from diffuse source, agricultural pollutants, septic tanks 

generally in terms of the point sources.  It could be associated with 20 

discharge of processing wastewater to land but getting down into the 

landfills, it is associated with degradation of putrescible material within 

landfills, generates organic by-products into nitrogen. 

 

 In clean fills it is not a contaminant of concern per se.  You can get 25 

some slight elevations and maniacal nitrogen associated with the bio-

degradation of that small percentage of putrescible material but it is 

very rarely showing up in monitoring data that I have seen. 

 

MR NEILL:   Thank you. 30 

 

MR DOUGLASS:   Thank you. 

 

SJH:   MR WILLIS? 

 35 

MR WILLIS:   Yes, thank you, Mr Douglass, just following on from that 

really.  We heard in the evidence of, I recall it is Dr Rutter, concern 

about two risks, one being the risk of clean fill as you say - - - 

 

MR DOUGLASS:   Yes. 40 

 

MR WILLIS:   - - - and the other being the risk associated with accidents, 

spills, hydrocarbons and things.  Now I guess my question of you, you 

provided some monitoring data on the four main contaminants that you 

tend to see monitored in groundwater regularly. 45 
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MR DOUGLASS:   Yes. 

 

MR WILLIS:   But we do not have any monitoring data here apart from the 

reference you have made in one of your paragraphs to other sorts of 

contaminants that you might associate with those sorts of accidental 5 

spill events. 

 

MR DOUGLASS:   Yes. 

 

MR WILLIS:   So I guess my question is, is there any regular monitoring of 10 

your hydrocarbons and your metals and other toxicants and things that 

you might associate with fuel spills and hydraulic fuel line breakages 

and that sort of thing? 

 

MR DOUGLASS:   Yes.  I have not been through – I am not the regulator so I 15 

do not know what gets reported in but there was a statement that I 

referenced in my evidence from Ms Scott who is the ECan groundwater 

quality scientist for that particular region, and her comment was 

typically, in terms of monitoring data for TPH or total petroleum 

hydrocarbons in groundwater are below detection limits.  So it does not 20 

show up in groundwater. 

 

MR WILLIS:   Yes, I do recall reading the evidence, I was just wanting to 

know whether there was actually a regular monitoring and reporting of 

that particular issue, or that contaminant.  These monitoring bores – are 25 

these monitoring bores or are these actually tape bores which you - - - 

 

MR DOUGLASS:   They will be monitoring wells, yes. 

 

MR WILLIS:   Monitoring bore wells? 30 

 

MR DOUGLASS:   Yes. 

 

MR WILLIS:  Okay. But they are not routinely tested for those other 

contaminants? 35 

 

MR DOUGLASS:   No they are not.  The EC, the electrical conductivity, is 

used as an indicator. 

 

MR WILLIS:   Broad indicator, yes. 40 

 

MR DOUGLASS:   Yes, so when you check your hydrocarbon contamination 

within groundwater your EC values will go up significantly.  So it is an 

indicator. 

 45 

MR WILLIS:   Okay, all right. 
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MR DOUGLASS:   Yes. 

 

MR WILLIS:   And just finally, are you aware from the Regional Council 

consents you say that they have all got, are there conditions placed on 5 

to manage those accidental spill type issues in terms of where you 

refuel and the sort of bunding and servicing you need to? 

 

MR DOUGLASS:   Yes, there is, yes. 

 10 

MR WILLIS:   There is.  It is all covered by the regional consent? 

 

MR DOUGLASS:   Yes, there is. 

 

MR WILLIS:   Okay, yes, thank you. 15 

 

SJH:   Anything arising, Ms Ash? 

 

MS ASH:   No, sir. 

 20 

SJH:   Ms Limmer? 

 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, Mr Douglass, you may stand down and you may be excused.  25 

Yes, Ms Limmer. 

 

<THE WITNESS WITHDREW [2.29 pm] 

 

MS LIMMER:   Mr Moore. 30 
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<DAVID MOORE, sworn [2.29 pm] 
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<EXAMINATION BY MS LIMMER [2.29 pm] 

 

SJH:   It only became apparent to me in the weekend so I should say that I have 

known Greg Turner since he was an infant but would have an 

acquaintance with him at most once every seven or eight years in the 5 

last 20 years. 

 

MS LIMMER:   Thank you, sir.  Can you confirm your full name is David 

Moore? 

 10 

MR MOORE:   I can. 

 

  [2.30 pm] 

 

MS LIMMER:   And you are a co-owner of Greg Turner Golf Ltd? 15 

 

MR MOORE:   I am. 

 

MS LIMMER:   You provided two briefs of evidence in this matter? 

 20 

MR MOORE:   A brief and a rebuttal. 

 

MS LIMMER:   Yes, and you have the experience in golf course design set out 

in your evidence? 

 25 

MR MOORE:   I do. 

 

MS LIMMER:   Do you have any corrections you wish to make either of those 

statements? 

 30 

MR MOORE:   I do not. 

 

MS LIMMER:   Do you confirm them to be true and correct to the best of your 

knowledge? 

 35 

MR MOORE:   I do. 

 

MS LIMMER:   I understand, Mr Moore, you have prepared a highlights 

package for the Panel, can you read that please and then stay and 

answer any questions. 40 

 

MR MOORE:   New Zealand has an abundant supply of golf courses.  Golf is 

the highest participation sport in our country.  Notwithstanding that the 

perceive value of golf club membership is falling as evidenced by 

falling membership rolls across the country, a pattern which is not 45 

unique to New Zealand. 
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 Most golf clubs and courses are sited on leasehold land, falling 

membership rolls results in declining revenues, declining revenues 

result in declining standards of presentation.   

 5 

 Club balance sheets usually have little cash reserves for periods of poor 

revenue, nor disposable assets to raise cash.  Looking at the business of 

golf from a national strategic point of view, one sees a trajectory that 

might be described a race to the bottom. 

 10 

 As a counter point to that strategic picture, over the last decade or so 

the private sector has made significant new investments into the golf 

business, resulting in courses that have achieved international 

recognition.  These are mostly in areas of natural coastal and inland 

beauty, the Bay of Islands, Hawke's Bay and Taupo and the 15 

Queenstown Lakes.  The proposed new golf course and the Pound 

Road Quarry will join this body of internationally recognised golf 

courses. 

 

 Tourism New Zealand has recently launched a golf specific inbound 20 

marketing campaign in key international markets.  The evidence of the 

first years of this activity suggests strong potential for growth and 

demand from this sector. 

 

 At the present time Christchurch is receiving very little volume from 25 

this campaign, this is believed to be connected to the comparatively 

lower standard courses on offer and to the long tail of the Christchurch 

earthquakes with their intended infrastructure damage and repair 

programmes. 

 30 

 Fulton Hogan's plan to remediate the depleted quarry as an export 

ready international standard golf course provides significant 

opportunities to Christchurch and the region.  Specifically, a unique 

golf course in a past quarry or a form in character authentic to the 

location and the Canterbury Plains will create national and international 35 

interest and demand. 

 

 The arid barren landscape of a working quarry converted to a use that 

beautifies beyond its pre-quarrying form and the required reinstatement 

compliance rules presently in place.  A significant betterment to the 40 

stock of golf product in the region and to Templeton Golf Club and its 

members.  A focal point for possible planned rationalisation of slowly 

failing golf clubs and courses lying on publicly own land and a 

significant tourism destination asset to the economy of Christchurch. 

 45 

SJH:   Thank you.  Ms Ash? 
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<CROSS-EXAMINATION BY MS ASH [2.33 pm] 

 

MS ASH:   Good afternoon, Mr Moore.  Now in your – at the very beginning 

of your evidence, on page 3 you have got a footnote about the standard 5 

required by the international visitor, you got a description about what 

an international golf course is, can the quality of an international golf 

course be defined objectively in your experience? 

 

MR MOORE:   Yes, effectively they can because the market tends to vote with 10 

its feet, so you can observe by analysing the numbers what is attractive 

to the market. 

 

MS ASH:   And so what would separate an international quality golf course 

like say Clearwater from other golf courses in Christchurch? 15 

 

MR MOORE:   Well if we step back to the origins of the game in the region, 

golf course would have been laid out on the Canterbury Plains in the 

1890s by two men with shovels and a horse and cart, and as a result 

they have the character that you would anticipate would be possible to 20 

achieve with those resources available to you. 

 

 A modern golf course is a very large landscaping exercise and 

consumes quite a lot of resource in order to produce the outcome, so in 

terms of the playing surfaces themselves there is a dramatic 25 

transformation between history and present practice. 

 

 And then the second element of it which is just as important for the 

international traveller is the sense of welcome.  The international 

traveller requires a locker room facility, rental clubs in many cases, 30 

rental golf carts, they require food and beverage offer which often has 

to start at breakfast for early tea times and run through to the early 

evening, and there would be many golf clubs that do not have the 

infrastructure or the resources to provide that level of service. 

 35 

  [2.35 pm] 

 

 So it is a mixture of those two elements, qualitative appearance and 

playability of a golf course and the service offering for the market. 

 40 

MS ASH:   And so, how many international golf courses are there in 

Christchurch already? 

 

MR MOORE:   Well the Golf Tourism Working Group that I referred to in my 

evidence-in-chief had ascertain that at present time there is only one 45 

and that is Clearwater, but with the rider that both Christchurch golf 
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club at Shirley and the Russley Golf Club would be included in due 

course when they have recovered from either their earthquake works, ie 

loss of club house et cetera or in the case of the Russley from the 

widening of State Highway 1. 

 5 

MS ASH:   And so your proposal here is for an international golf course, how 

long would you anticipate it taking for that to be the final outcome of 

this golf course? 

 

MR MOORE:   I would imagine it would create a large bang on opening, in 10 

order to succeed it would have to, there would be considerable PR 

effort and international marketing of it as a resource and of 

Christchurch as a destination fit for the international golf traveller. 

 

MS ASH:   And in your evidence and in your summary you refer to the 15 

significant international golf courses in New Zealand like Cape 

Kidnappers, Michael Hills and the Hills and Kauri Cliffs being located 

in the areas of natural beauty, that is obviously something that the 

international visitors like, is it not? 

 20 

MR MOORE:   Well that also tends to be places where international visitors do 

go anyway for their leisure pursuits, Queenstown is known as one of 

the activity capitals of the world, and so golf is a natural extension of 

that.  So it is perhaps more remarkable in Hawke's Bay for example, 

where it is not an activity destination, Taupo is, slightly less so than 25 

Queenstown but effectively the international standard courses that lie 

on the land that I described, might well be regarded as trophy assets or 

legacy assets for men and women of extreme wealth. 

 

MS ASH:   Yes, yes.  And that would be quite a different experience in those 30 

from what is planned here? 

 

MR MOORE:   The experience for playing the golf course probably not.  The 

quarry course in itself I believe would create a level of interest, which 

would equal that of the natural beauty of the coastal and inland sites 35 

that we have been talking about.   

 

 The other quality development is that, most of the very high standard in 

international courses actually are not terribly interested in the passing 

golf trait, they have a business model which consumes most of their 40 

available supply of product and as a result serving the international 

interest is already capacity issue in Queenstown where it is difficult to 

get sufficient tee times because there is a quite strong push back from 

the members who expect their quiet enjoyment of their private facility, 

who are now being asked to share it with international travellers. 45 
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MS ASH:   So it would be quite a different experience at this quarry site? 

 

MR MOORE:   Quite different from what? 

 

MS ASH:   The ones that you are talking about at Queenstown and - - -  5 

 

MR MOORE:   No, I do not think so.  I think it’s a commensurate experience.  

I think it would allow Christchurch to compete as a destination in terms 

of the qualitative offering with the destinations we have been 

discussing. 10 

 

MS ASH:   Thank you. 

 

SJH:   Thank you.  Ms Dawson? 

 15 

MS DAWSON:   Thank you, Mr Moore, following on from Ms Ash, because I 

was going to ask you the same sort of question because it is hard to get 

my head around how a golf course in a quarry in this location could be 

commensurate with playing at Kauri Cliffs and Millbrook and even 

Clearwater, because I mean next door there would still be a quarry, the 20 

new quarry on the existing golf course, there is an industrial zone 

across the road on the other side, there is a Ruapuna Motor Sport 

facility which is renowned for its noise issues on the other side, how in 

your mind does a location like that albeit with a quarry with a golf 

course built in it, come up to the same level of international experience 25 

as these golf courses of natural beauty? 

 

  [2.40 pm] 

 

MR MOORE:   Well whilst we would have to acknowledge that it would be 30 

completely artificial, because it would be manmade, actually those 

surrounding landscape attributes will only very rarely be visible to the 

player.  The player will largely be travelling from the perimeter of the 

depleted quarry down into the quarry floor and then back up again.   

 35 

 So you are able to provide a character of landscape and of undulation in 

the form change there, which essentially will capture the imagination of 

the player. 

 

 Equally whilst we are a long way away from finish design for the golf 40 

course, it is also intended that the character of some of the outer play 

areas would be in part paying homage to the Christchurch earthquakes 

and the human and financial cost of that, in the sense – I can see outer 

playing areas along with the mitigation that needs to take place, for 

ecology is another thing, so I can see earthquake rubble being 45 

employed as something of interest to the player. 
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 So it is an entirely different experience, it is a different offer in terms of 

how it would be presented to the market, but it would be commensurate 

in terms of the finished experience of playing a golf course with those 

other destinations. 5 

 

 In addition to that, with the exception of Queenstown, and perhaps to a 

lesser extent Taupo, these other destinations do not have much of a 

tourism infrastructure, not really, for the kind of market we are talking 

about, where people who fly in in private jets, and Christchurch does or 10 

will as we continue to recover from the earthquake we will have a 

range of alternative recreational offers in the region which will compete 

reasonably easily with these perhaps rather more physically attractive 

destinations. 

 15 

MS DAWSON:   And more isolated destinations?  

 

MR MOORE:   Correct. 

 

MS DAWSON:   So for this offering as a golf course to reach the standard that 20 

you are suggesting, is that very dependent on the design and how much 

resource and funding is put into its development.  I mean the fact that 

you have got a quarry bottom doesn’t automatically turn a golf course 

on that quarry bottom into the standard that you are suggesting.  

 25 

MR MOORE:   Absolutely not, no, and here we are into the area of subjectivity 

– what is beauty to one, is an anathema to another, as applies in all 

design, all creativities and all art.  The task is – we have a very clear 

definition now from the market of what they expect, and we believe, 

not just us, but many, many golf courses are capable of executing that 30 

on the ground to a standard which receives the approval.   

 

 People tend to vote with their wallet and that in due course can be 

quantified.  The principal challenge I suspect to you, or in the next step 

maybe in the Resource Planning area, will be to be able to be satisfied 35 

that the necessary resources to achieve the quality of outcome will be 

available to the project. 

 

MS DAWSON:   Yes, because if we were to weigh the costs and benefits of 

the proposed rezoning and the outcomes from that, and you and others 40 

are suggesting a certain level of benefit, we would need to be satisfied 

that something along those lines is likely to eventuate. 

 

MR MOORE:   Indeed, in due course.  Now we have prepared financial studies 

for Fulton Hogan, which they have considered, which were taken into 45 

account the full cost of delivering the standard that we have described, 
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and here we are, the project is here, that has not been a deterrent, 

Fulton Hogan, and it seems unlikely that it would become a deterrent in 

future.  

 

 It is important to remember that it costs no more to build a golf course 5 

which is recognised in the world as being top 100, or top 10, than it 

does to build a golf course which is not really highly regarded at all.  

The issue is not so much in the resources that are employed but in the 

quality of the design and the use of the land, and the journey over the 

land.   10 

 

 And I realise I have slightly contradicted myself here, but if the design 

calls on a level of resource which might be over and above that of what 

you might describe as a standard Canterbury course, then we are 

confident from the work that we have done and the responses we have 15 

had from Fulton Hogan that those resources would be available.  

 

  [2.45 pm] 

 

MS DAWSON:   Thank you.  I have just one other question, again I am trying 20 

to get my head around what I perceive is a bit of a contradiction, in that 

you have given us information about those golf clubs within 

Christchurch, or golf courses within Christchurch, the financially 

stronger ones, the ones that look like they might survive, and you have 

suggested that those tend to be defined by the ownership of their land 25 

assets and that they have got a land asset to use when they need or to 

raise investment capital or whatever. 

 

 But in this case, this golf course wouldn’t be, if it was a reserve swap 

and this land became a reserve in the quarry, this golf course wouldn’t 30 

be on land that it owned, so does that make it more risky in terms of its 

long term financial viability? 

 

MR MOORE:   More risky, no, I think not.  There will be an inevitable 

consolidation of what we might describe as the slowly failing course 35 

product in the region, but all evidence suggests that the migration is 

towards the top end.  There are a smaller number of members of more 

expense and higher quality clubs, and so Templeton and the quarry 

would fit in terms of price point much more comfortably with a 

Clearwater or a Russley than it does presently in terms of its revenue, it 40 

is from both members and from passing golfers. 

 

MS DAWSON:   So for a golf course like this to overcome the issue of not 

owning it’s land, it would have to start and be maintained at that higher 

level price point, and value for the players. 45 
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MR MOORE:   Absolutely.  It would have to undergo a transition.  Templeton 

Golf Club is a community of members, it doesn’t exist outside of the 

people who love it and pay their fees every year, and that is a group of 

people who may not transit comfortable to a new facility immediately.  

We have suggested in our financial study that there will be a period of 5 

disruption to the membership of the golf club, particularly during the 

transition phases when for three years their quiet enjoyment of their 

existing golfer state will be interrupted.   

 

 But every suggestion is that during that three years you would also be 10 

able to recruit on special terms members who would join in order to 

enjoy the new golf course and club when it opened. 

 

MS DAWSON:   For the range of players who may play there in the long run 

when it is up and running may be a different group of people, or a 15 

different mix of people than the current members that are happy? 

 

MR MOORE:   Well perhaps and perhaps not, but the business of the new golf 

club in the quarry would be substantially funded now by visitors who 

were paying an international standard rate as opposed to member who 20 

are paying a relatively low annual due. 

 

MS DAWSON:   All right, thank you very much.  Thanks Mr Moore. 

 

SJH:   Mr Neill? 25 

 

MR NEILL:   Thank you Mr Moore.  I could chat with you all afternoon about 

the viability of international golf courses, but we better try to stick to 

the point. 

 30 

 Of the golf courses you have referred to as the marque golf courses, my 

calculation is that seven out of 13 of those are new, or within the last 20 

years golf courses, is that a fair surmise? 

 

MR MOORE:   Yes, it is.   35 

 

MR NEILL:   And you would hope that this might very well be another, this 

golf course? 

 

MR MOORE:   Indeed, and it is specifically planned to fit into that space.   40 

 

MR NEILL:   Now, I want to just go on now from where you finished, and that 

was really about the financial viability, because one of the things that 

the Council is concerned is, that if this golf course doesn’t succeed. It 

reverts back to the Council.  You accept that that would be the case 45 

under the Reserves Act? 
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MR MOORE:   I do.   

 

MR NEILL:   And what you suggested right as the finish of your examination a 

moment ago, was that those who play golf at Templeton at the moment 5 

may very well not transition.  Can you expand as to why you don’t 

believe they will transition? 

 

MR MOORE:   It would be too strong to say I don’t believe.  I think a 

proportion of them will not make the transition, and it begins here.  The 10 

average age of Templeton’s members – I am not entirely sure what it is, 

but it is well into the 60s, and a proportion of that community will be in 

their 70s and 80s.  And when the invoice for their annual due falls 

through the letterbox they will consider for the next three years they are 

going to be playing on a highly disrupted golf course, which will not 15 

have, if you like the amenity that they are looking forward to, and they 

will ask themselves a question “Will I still be playing golf in three or 

four or five years’ time in order to enjoy this wonderful new golf 

course?” and will at that point decide it is time either to go somewhere 

else or to stop. That is a consistent pattern across golf course 20 

renovation all around the country.  You lose a proportion of your 

members when you invest in major upgrades to your course. 

 

  [2.50 pm] 

 25 

MR NEILL:   I accept that, but if you drive past the golf course at the moment 

there is a sign outside the gate which says, “Summer Membership” – 

and I will be corrected by anyone here but I think it said $420.  If you 

became an international golf course or a marquee golf course as you 

referred to, your membership cost will triple that which it is advertised 30 

for at the present time, is that a fair comment? 

 

MR MOORE:   It is, but one must pay attention to the time scale over which 

that would happen.  Again in the financial model for the new 

Templeton, the quarry, we refer to a steady state offer to the existing 35 

members to support them in the transfer from one model to the other so 

that over a period of time, perhaps as much as five or even 10 years, 

they would have a guarantee that they would enjoy the course at a 

particular rate which was commensurate to what they paid in the past 

plus let us say inflation. 40 

 

 During that time you would be recruiting a whole new membership 

addition to the community.  People who have a different expectation of 

the quality not just of the course but of the other amenities that are 

available to them as members. 45 
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MR NEILL:  They would also have a different expectation as to the 

governance of the course as well - - - 

 

MR MOORE:   Indeed they would - - - 

 5 

MR NEILL:   - - - and those that are there would slowly disappear? 

 

MR MOORE:   And my papers are silent on that because it did not appear to be 

a matter for this Panel, but if it is of use to the Panel I would say that 

the fiduciary model of the new Templeton, the quarry, will not be an 10 

elected group of members who operate democratically subject to the 

mandate of the members themselves.  It would have to be led by a 

market-driven P and L based managing director or general manager 

who was delivering financial performance, and in that model the 

member would be a special class of customer but will no longer control 15 

the fiduciary model or the finances of the business.  That is our 

recommendation to Fulton Hogan. 

 

MR NEILL:   Okay, and my last question, and it is more a generic question 

about golf in Canterbury but am I right to say that there is only one golf 20 

club in Christchurch whose membership is closed?  In other words they 

cannot take further members?  And if that is the case, where are these 

members going to come from that wish to come to your golf course? 

 

MR MOORE:   The two aspects of that – I cannot answer your first question 25 

because I am not aware of any that have closed to new memberships.   

 

MR NEILL:   Christchurch I understand is. 

 

MR MOORE:   Okay, perhaps that is the case, and well done Christchurch.  30 

That perhaps is a marker of the higher the standard of the offering, the 

higher the demand, or the more consistent the demand, because at 

Christchurch in particular the perception of quality is not entirely 

rooted in the experience of playing the golf course, it is also in the 

community of members, the social environment, the community and 35 

business environment that the community of members provides. 

 

 Relating that back to Templeton, if we look just in the near area at 

McLeans Island, Coringa, nearby, both of those have 300 or 400 

members and are in severe financial stress and are sitting on Council-40 

owned leasehold land. There will be an inevitable consolidation and it 

would be our recommendation to the parties involved that that be 

deliberately done as part of the process of developing this new course 

in the quarry so that you create a constituency of 700 or 800 members 

who transit to the course the day it opens. 45 
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MR NEILL:   Thank you.  Thank you, sir. 

 

SJH:   Mr Willis? 

 

MR WILLIS:   No, thank you, Mr Moore. 5 

 

SJH:   Ms Ash? 

 

MS ASH:   No, sir. 

 10 

SJH:   Ms Limmer? 

 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, Mr Moore, you may stand down and you may be released. 15 

 

<THE WITNESS WITHDREW [2.54 pm] 

 

MS LIMMER:   Mr Chilton, sir. 

 20 
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<RICHARD CHILTON, sworn [2.54 pm] 
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<EXAMINATION BY MS LIMMER [2.55 pm] 

 

MS LIMMER:   Do you confirm your full name is Richard Leslie Chilton? 

 

MR CHILTON:   I do. 5 

 

MS LIMMER:  And you are a Senior Air Quality Scientist with Gould 

Associates? 

 

MR CHILTON:   I am. 10 

 

MS LIMMER:   You have provided two briefs of evidence in this matter. 

 

MR CHILTON:   That is correct. 

 15 

MS LIMMER:   And you have the qualifications and experience set out in the 

first of those? 

 

MR CHILTON:   Yes, I do. 

 20 

MS LIMMER:  Do you have any corrections you wish to make to your 

evidence? 

 

MR CHILTON:   No I do not. 

 25 

MS LIMMER:   Do you confirm it to be true and correct to the best of your 

knowledge? 

 

MR CHILTON:   Yes I do. 

 30 

MS LIMMER:   I understand you have prepared a highlights package, Mr 

Chilton, could you please read that and remain to answer any questions. 

 

MR CHILTON:   Thank you.  So the key findings of my evidence are as 

follows.  Discharges to air from the existing quarry site are authorised 35 

by the Canterbury Regional Council under an air discharge permit 

which expires on the 19th of June 2031.  The site’s main air discharge 

is currently dust, which occurs from a range of activities.  Some fine 

particulate matter will also occur, mainly from combustion related 

activities such as machinery and vehicles. 40 

 

 Dust air position monitoring undertaken by Fulton Hogan since 1999 

indicates that dust levels decreased in recent years as mitigation 

measures have been improved and as the active faces of the quarry 

move away from the monitoring sites over time.   45 
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 The receiving environment surrounding the quarry varies from what I 

would describe as a low to moderate sensitivity for traditional rural 

land uses, to a moderate to high sensitivity for the Templeton golf 

course, Islington business park, rural residences and locations where 

high value horticultural crops are grown.   5 

 

 I note that large scale quarrying activities such as that proposed by 

Fulton Hogan require an air discharge permit from the Regional 

Council.  The relevant regional plans have an overriding requirement 

for dust emissions to not result in offensive or objectionable effects 10 

beyond the boundary, and this in itself forms a key condition of all air 

discharge permits for quarries in Canterbury that I have been involved 

with. 

 

 As such, potential dust effects would be addressed through the 15 

Regional Council air permitting process, specifically for this site and its 

receiving environment, to ensure dust impacts are not offensive or 

objectionable.  The air permitting process would take account of the 

receiving environment, including the presence of any high value 

horticultural crops as described by Ms Harnett in paragraph 30 of her 20 

evidence. 

 

 I consider the potential impacts could readily be addressed through 

specific mitigation measures and incorporate into air discharge permit 

conditions and I have considered whether Fulton Hogan’s Pound Road 25 

quarry would need any specific rules in order to minimise dust and to 

be imposed on zoning requirements over and above the other quarries 

in the Quarry zone. 

 

 It is my opinion that further, more specific, planning rules are not 30 

necessary in this instance given the need to obtain an air discharge 

permit from the Regional Council for the proposed quarry.  Based on 

my experience with quarry discharges I would expect a quarry could be 

operated without causing more than one adverse effect on neighbouring 

sites, including that of Ms Harnett’s.  This would require dust control 35 

measures and monitoring to ensure the effectiveness of those measures 

are matters addressed as part of any air discharge permit application 

from the CRC. 

 

 In my experience such measures are effective at minimising dust 40 

effects from quarries of this type.  Thank you. 

 

SJH:   Thank you.  Ms Dawson? 

 

MS DAWSON:   No questions, thank you, Mr Chilton. 45 
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SJH:   Mr Neill? 

 

MR NEILL:   No questions. 

 

SJH:   Mr Willis? 5 

 

MR WILLIS:   No questions. 

 

SJH:   Thank you, you may stand down. 

 10 

MR CHILTON:   Thank you. 

 

<THE WITNESS WITHDREW [2.59 pm] 

 

MS LIMMER:   Sir, our last witness is Mr Hodge. 15 

 

SJH:   Thank you. 
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<JOHN WAYNE HODGE, sworn [2.59 pm] 

 

SJH:   Just take a seat, Mr Hodge. 

 

5 
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<EXAMINATION BY MS LIMMER [2.59 pm] 

 

MS LIMMER:  Mr Hodge, do you confirm your full name is John Wayne 

Hodge? 

 5 

MR HODGE:   I do. 

 

MS LIMMER:   And you are the Course Superintendent of the Templeton Golf 

Course? 

 10 

MR HODGE:   Yes. 

 

MS LIMMER:   You have provided a statement of evidence in this matter. 

 

MR HODGE:   Yes. 15 

 

MS LIMMER:  Do you have any corrections you wish to make to the 

evidence? 

 

MR HODGE:   No. 20 

 

MS LIMMER:   Do you confirm it is true and correct to the best of your 

knowledge? 

 

MR HODGE:   I do. 25 

 

  [3.00 pm] 

 

MS LIMMER:   Thank you, Mr Hodge.  I understand you have prepared a brief 

summary statement to read through, if you could do that please and 30 

then remain to answer any questions. 

 

MR HODGE:   My name is John Hodge, I am Course Superintendent of the 

Templeton Golf Course and have held this position since August 2007.  

I have been a greenkeeper for almost 30 years.  In my evidence I 35 

address the rebuttal evidence of Dr Trevor Partridge here he says there 

was sudden losses of vegetation between 2007 and 2009.  Because of 

changes to the areas regarded as the rough which had, up to that stage, 

been left alone but were then mown, cleared of native vegetation and 

sown in grass. 40 

 

 Based on my experience, I expect the overall management practices on 

the day to day basis of the golf course remain the same as those 

practices that were undertaken prior to 2007.  In managing and 

maintaining the golf course, our priority is to improve the playability 45 

and presentation of the course for all players. 
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 The maintenance of the golf course is mostly carried out on the fine 

turf areas being the tees, fairways and greens.  In rough areas where it 

is possible to access these areas by mower, these areas have always 

been mown.  I can confirm there were no changes to the rough areas 5 

between August 2007 and 2009, apart from changes I describe in my 

evidence. 

 

 These changes are consistent with green-keeping practices so I expect 

these types of activities would have happened before August 2007 and 10 

afterwards.  These types of changes are made to improve playability 

and beautify the course.  In certain areas of the golf course individual 

pine trees have been removed in order to improve the plant health on 

the fine turf areas. 

 15 

 There has also been the removal of stands of pine trees from various 

areas of the golf course, the practice in respect of maintenance of the 

golf course has always been to reinstate these areas with fill and topsoil 

to tidy them up and make them easy to maintain.  This was occurring 

prior to 2007 and has occurred since. 20 

 

SJH:   Thank you, Ms Ash. 

 

<CROSS-EXAMINATION BY MS ASH [3.02 pm] 

 25 

MS ASH:  Good afternoon, Mr Hodge.  You say in your evidence that you 

started during 2007, so in terms of first-hand knowledge of the 

practices before 2007, you do not have first-hand knowledge of what 

happened before that do you? 

 30 

MR HODGE:   No. 

 

MS ASH:   And you are obviously – I mean we have heard from experts today, 

the small plants that we are talking about, they are not necessarily easy 

to see to the untrained eye, are they? 35 

 

MR HODGE:   No. 

 

MS ASH:   And so you particularly need to be perhaps a botanist to sort of 

work out where they are? 40 

 

MR HODGE:   Yes. 

 

MS ASH:   Were you in the room last – I think it was Tuesday morning – when 

Mr Partridge was being questioned? 45 
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MR HODGE:   No, I wasn’t, no. 

 

MS ASH:   Are you aware that the particularly protected verbacious species 

that we are talking about grows in the rough close to the fairways? 

 5 

MR HODGE:   Yes, we have had people out that have shown us the areas, yes. 

 

MS ASH:   And you would not have head Dr Partridge, but he said that the fact 

that the plant is lower than your lawnmower levels in the rough, is 

actually a good thing for the plant? 10 

 

MR HODGE:   Yes. 

 

MS ASH:   Are you aware of the Club’s responsibilities in terms of protecting 

the plant under the Reserves Act? 15 

 

MR HODGE:   Yes, I have been told about – yes, kowhais and that are 

protected of which we have got a number on the course, and then it is 

since the Fulton Hogan project has been underway that we have had the 

people out and they have shown us the certain areas that they want to 20 

get seedlings and try to get some plants from those areas. 

 

MS ASH:   And so is it fair to say that you are making particular note of those 

areas at the moment? 

 25 

MR HODGE:   Yes, we are, yes. 

 

MS ASH:   And looking after them? 

 

MR HODGE:   Yes. 30 

 

MS ASH:   Thank you, sir. 

 

SJH:   Ms Dawson? 

 35 

MS DAWSON:   No, thank you. 

 

SJH:   Mr Neill. 

 

MR NEILL:   No. 40 

 

SJH:   Mr Willis. 

 

MR WILLIS:   Just one and I think you may have almost already answered it, 

but the question I was going to ask was have you ever been specifically 45 

asked by anyone from the Council, or anyone else for that matter, to 
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look after particular areas or particular plants that you are made aware 

of on the course? 

 

  [3.05 pm] 

 5 

MR HODGE:   Judith came out so I am not sure who she was representing, 

whether it was through Fulton Hogan or – yes, she showed us the sites 

and that sort of thing, but prior to me taking the job on or when I first 

started the job, I was not aware of it apart from the kowhais and that 

sort of thing. 10 

 

MR WILLIS:   And by Judith, you mean Dr Roper-Lindsay? 

 

MR HODGE:   Yes. 

 15 

MR WILLIS:   Thank you.  Just following on from that, prior to the Fulton 

Hogan interest where since then you seem to have had an invasion of 

botanists and specialists, did anyone from the Council come to you and 

describe these areas and the value of these areas or anything of that 

sort? 20 

 

MR HODGE:   No, I was not aware of it. 

 

MR WILLIS:   And the need for any special care of them or anything like that? 

 25 

MR HODGE:   No. 

 

MR WILLIS:   All right, thank you. 

 

SJH:   Anything arising Ms Ash? 30 

 

MS ASH:   No, sir. 

 

SJH:   Ms Limmer. 

 35 

MS LIMMER:   No, sir. 

 

SJH:   Thank you, you may stand down.  Look, we will take the afternoon 

adjournment early – that is your case Ms Limmer? 

 40 

MS LIMMER:   Yes, that is what I was going to say. 

 

<THE WITNESS WITHDREW [3.05 pm] 

 

SJH:   And you do not have to do it now but do you elect to file written 45 

submissions or to attend? 
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MS LIMMER:   Sir, I am very happy to abide, I understand the Panel has a 

preference for written closings, I have insisted on oral closings before 

but I am happy to abide. 

 5 

SJH:   It is entirely your choice, we will give you the opportunity, when we 

will fit it in, we would have to wait and see because we have got an 

early finish on Wednesday, but we are ahead of schedule so it is your 

choice. 

 10 

MS LIMMER:   Thank you, sir, I do actually have three more witnesses - - - 

 

SJH:   Yes, I know that. 

 

MS LIMMER:   - - - on Wednesday as well so I will not be finished until quite 15 

close to filing time, so it is probably better for Fulton Hogan that I 

present a written closing but for CAPG perhaps, sir, if I may just think 

about that because I may have the time to get that in before Wednesday 

afternoon. 

 20 

SJH:   And you were happy with the timetable I indicated this morning? 

 

MS LIMMER:   Yes, I understand it is 2.00 pm Wednesday for oral closing 

submissions to be filed and Tuesday for written closings. 

 25 

SJH:   Well, it will be earlier than that on Wednesday because we are finishing 

at 2 pm Wednesday. 

 

MS LIMMER:   Oh, they are actually scheduled?  Right, so it will have to be 

tomorrow afternoon, yes, okay, sir, I will reflect on that. 30 

 

SJH:   Thank you.  Just before we rise, Ms Ash, and I have got a total mental 

block, I was meaning to raise this with you last week and it is a matter 

that the Panel discussed and I have a terrible feeling I completely 

overlooked it, if I did not, just stop me, but the Councillors, the elected 35 

representatives in two areas have a different view from Council staff, 

and they have called evidence in relation to that. 

 

 We would just like to hear in your closing because you will understand 

the difficulty from your perspective and our perspective, quite who you 40 

are representing, and what the Council’s case actually is in that regard. 

 

MS ASH:   Yes, sir. 

 

SJH:   All right? 45 
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MS ASH:   Yes, sir, I am very aware of the issue. 

 

SJH:   I knew you would be, but just it needs a special section in your closing I 

think. 

 5 

MS ASH:   I will address that, sir. 

 

SJH:   Thank you, we will rise, we have got some further submitters. 

 

ADJOURNED [3.08 pm] 10 

 

RESUMED [3.38 pm] 

 

SJH:   Yes, thank you.   Yes, Mr Neill. 

 15 

MR NEILL:   Mr Chair, I note the next counsel, I therefore recuse myself in 

respect to this matter and will take no further part. 

 

SJH:   Thank you. 

 20 
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<MS DEWAR [3.38 pm] 
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MS DEWAR:   I am appearing on behalf of Akaroa Salmon New Zealand Ltd, 

Akaroa Salmon owns a salmon processing and distribution factory in 

Christchurch City for its two salmon farms within Akaroa Harbour that 

Akaroa Harbour limits.  It also owns a small shed adjacent to the 

Wainui Wharf and leases some rural land within the Wainui settlement 5 

for outdoor storage and maintenance activities, and I will talk a bit  

more about that shortly. 

 

 Aerial photos showing these Wainui locations are attached as appendix 

1 for your information.   I will refer to those as I go through my 10 

submissions. 

 

 As Akaroa Salmon’s business has matured and grown, it requires 

indoor space for storage and maintenance activities as well as outdoor 

storage space.  It submission seeks to create an appropriate planning 15 

regime which provides for its and for others ancillary land based 

activities both now and in the future. 

 

  [3.40 pm] 

 20 

 So the first issue relates to objective 17.1.1 which is the rural objective, 

in its submission Akaroa Salmon sought to amend that objective by 

adding a reference to sea based aquaculture in order to recognise that 

aquaculture is a legitimate activity occurring in and around Banks 

Peninsula albeit mostly in the CMA adjacent to the city boundary. 25 

 

 Ms Hogan for the Council addresses this in her evidence.  She 

considers that the proposed objective provides adequate reference to 

aquaculture through the inclusion of rural productive activities without 

the specific need to reference aquaculture.  However she also 30 

recognises that rural productive activities only cover land based 

aquaculture being part of their definition of intensive farming. 

 

 It appears from the evidence that Ms Hogan may have concerns with 

providing for sea based aquaculture or at least recognising it in that 35 

objective as it occurs in the CMA and obviously outside of the city 

limits.  However other chapters in the replacement plan refer to and 

consider activities that take place in the sea, for example the coastal 

environment chapter responds to the inherent relationship between the 

sea and adjoining land and purports to control activities such as marine 40 

structures, for example the New Brighton peer and the Akaroa Harbour 

Jetty which occur partly in the CMA. 

 

 Again the natural and cultural heritage chapter policies which control 

the use and development of outstanding natural landscapes and 45 

features, significant features in other areas of natural character in the 
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coastal environment refer to the contribution of sea, beaches, islands 

and estuaries to those areas.  Therefore it is submitted that sea based 

aquaculture should be and can be recognised in objective 17.1.1 as a 

legitimate activity occurring in and around Banks Peninsula as it is an 

important farming activity in Banks Peninsula which requires essential 5 

infrastructure to be provided for on land and relevantly here in the 

Rural Banks Peninsula zone. 

 

 The importance of aquaculture in Canterbury is also recognised in the 

submission of Aquaculture New Zealand Limited which was not 10 

discussed in Ms Hogan’s evidence, and I have referenced the number 

of that in a footnote.  Akaroa Salmon submits that aquaculture can be 

recognised in the proposed objective by amending as per the following, 

now it is a bit of cacophony of colours with various people’s and 

submitters’ amendments but this is from the Council’s track change 15 

version and we have added the requested words in blue. 

 

 So at the end of there when it is the portion that has been added in 

response to the Canterbury Aggregate Producers Group we have added 

“including sea based aquaculture in Banks Peninsula”.  That relief 20 

differs a wee bit from what was put in our original submission but it 

simply responds to the new drafting as per the Council’s drafting.  And 

it is submitted, I have said at paragraph 13, that this amended relief 

falls within the scope of the original relief. 

 25 

 The next point is the definition of aquaculture and Akaroa Salmon 

made a submission seeking the deletion of aquaculture from the 

definition of intense farming and the addition of a definition of 

aquaculture.  Ms Hogan for the Council considers that land based 

aquaculture fits comfortably within the definition of intensive farming, 30 

which it does.  However the definition of intensive farming does not 

include sea based aquaculture and Ms Hogan acknowledges that the 

definition does not provide for buildings associated with aquaculture in 

the CMA. 

 35 

 And as you will see if you look at the definition it follows similar lines 

to a lot of definitions of intensive farming and farming that refers to 

land and so it simply doesn’t help in this particular situation where you 

have got part of the activity in the sea and part of the activity on land. 

 40 

 So Akaroa Salmon, having considered the Council’s evidence, submits 

that rather than deleting aquaculture from the definition of intensive 

farming that the definition of intensive farming be amended as follows.  

And that is over the page and you will see in that in blue we have 

simply added to paragraph E of that definition “land based aquaculture” 45 

and that fits more appropriately with the first portion of the definition, 
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which is the paragraph before the list of activities, which as you will 

see is very land based. 

 

 It is submitted, and this is at paragraph 17, that this amendment is 

appropriate and within scope as it confirms that the definition of 5 

intensive farming applies only to land based aquaculture.  And so on 

that basis Akaroa Salmon no longer wishes to pursue its submission to 

include a separate definition of aquaculture, on the basis that it is no 

longer necessary in terms of the proposed amendments to the Rural 

Banks Peninsula zone rules, which are discussed shortly. So the next 10 

issue are the rules. 

 

  [3.45 pm] 

 

 The submissions sought a more permissive rule structure for buildings 15 

and ancillary activates to sea-based aquaculture in the rural Banks 

Peninsula zone. 

 

 Currently, buildings and ancillary activities to sea-based aquaculture 

under the proposed Rural Banks Peninsula zone and indeed under the 20 

current Operative Plan, would be a non-complying activity under rule 

17.2.2.5 non-complying one, as they are not otherwise provided for in 

the zone because it is excluded from the definition of intensive farming. 

 

 It is also noted it is not possible to locate these buildings and ancillary 25 

activities on industrial zoned land, as there is none provided in Akaroa 

Harbour.  In fact the only industrial zone in Banks Peninsula as far as I 

am aware, is actually in Lyttelton.  

 

 As discussed above, Ms Hogan recognises that the rural zone rules do 30 

not provide for buildings on land, associated with activities in the 

CMA, however, she considers that Akaroa Salmon’s relief relates to a 

on-off site specific situation that can be resolved through consent rather 

than amending the proposal. 

 35 

 And it is submitted that Ms Hogan’s position of requiring a resource 

consent rather than providing for the activity in the Plan is inconsistent 

with the enabling nature of the RMA in which land use activities 

should be enabled unless there is a good resource management reason 

to control them, as reflected by the presumption in section 9 of the Act. 40 

 

 This position is also contrary to the strategic objective 3.3.2 which 

requires that the Plan minimises transaction costs and resource consent 

processes.  And again at paragraph 25 I simply refer to the Statement of 

Expectations as well, which of course you are more than well aware of. 45 
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 We note that Akaroa Salmon has been granted resource consent to 

construct a maintenance and storage shed at 45 Wainui Valley Road, 

which is further up the road from the existing storage shed.  So if I 

could just point you in the direction of the two planning maps that I 

have given you. 5 

 

 So there are two, one shows – it should be the first one shows a dog-

legged shaped site, which is at the bottom of Wainui Valley Road, and 

in the settlement of Wainui.  And the other shows a very large block of 

land at a higher scale, which is further up. 10 

 

 The block of land, the dog’s leg, if I can call it, is where the activities 

are taking place now, and have done so for about 30 years.  It is all 

outside.  That site used to be owned by, and is still owned by the Bates 

Family Trust, and I will get to that shortly, who owned Akaroa Salmon.  15 

So the activities took place on their site as part of the salmon farming 

activities. 

 

 More recently, and as part of a problem that occurred when the Council 

granted a consent for a shed on that site, there was judicial review 20 

proceedings, which I will refer to later as well by the neighbours, and 

that has resulted in Akaroa Salmon obtaining a consent further up the 

road for a shed, and that is where they anticipate they will provide a 

shed and their maintenance activities going further.   

 25 

 But I suppose the relatives of discussing that is really there was quite a 

palaver to get to that stage – they applied for a consent, it was granted, 

went through to judicial review proceedings, they were settled.  They 

then applied for another consent in anything they need to do from here 

on in, in accordance with the rules as they are drafted now would 30 

require another resource consent as a non-complying activity.   

 

 And just at the bottom of paragraph 26, I say that in our submission this 

is overly restrictive, given the potential effects of the activity.  And as a 

matter of principle Akaroa Salmon considers the Plan should provide 35 

for this type of activity. 

 

 And contrary to the opinion of Ms Hogan, the concerns raised by 

Akaroa Salmon do not solely relate to its operations, there are other 

marine farms that operate in Banks Peninsula.  You may need to locate 40 

buildings and ancillary activities on rural land and the wider necessity 

of these rules was recognised by Aquaculture New Zealand, who made 

a submission supporting the amendments sought by Akaroa Salmon. 

 

 And in that submission it does refer to the percentage of the economic 45 

worth of aquaculture in Canterbury. 
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 It is submitted that the permitted activity status is appropriate for 

activities in buildings which are ancillary to sea-based aquaculture, by 

comparison a similar activity such as a farm building as a permitted 

activity and it is submitted that buildings and ancillary activities to sea 5 

based agriculture located on rural land have the same or similar effects 

as that of a farm building and activities. 

 

  [3.50 pm] 

 10 

 So Akaroa Salmon has also proposed an additional activity specific 

standard requiring a minimum site area of five hectares to ensure that 

these types of activities do not occur on smaller allotments. 

 

 So in my submission there is no good resource management reason not 15 

to provide for buildings and ancillary activities to sea based agriculture 

as permitted activities provided that they have a minimum site of five 

hectares and they comply with all the other built form and other 

standards for the rural zone, in the same way as any other farming 

activity. 20 

 

 And I have set out at paragraph 33 the amendments that have been 

sought in its submission. 

 

 And finally there was a further submission to Akaroa Salmon’s original 25 

submission which was filed by Natalie and Warwick Edwards, that 

submission was never served on Akaroa Salmon as required under the 

schedule and therefore in my submission is invalid, as a result we were 

unaware of the further submission until the Council filed its evidence. 

 30 

 In any event it is submitted that the concerns raised by the further 

submitters are unfounded and to a large extent able to be resolved as set 

out below. 

 

 So at paragraph 37 I say that the further submitters have a holiday 35 

house located adjacent to 9 Wainui Road, and you will see that on the 

map with the dogleg shaped site, and so they are to the immediate right 

of that site to the front of the street – it is the old school house that was 

associated with the school which is the large block of area that you can 

see on that map and it is got a whole lot of boats sitting on it - now it is 40 

used for storage and community purposes. 

 

 So that is the small site, it is zoned rural, there is a little enclave of rural 

zone in Wainui here. On the other side of Wainui Valley Road to the 

north is zone small settlement. 45 
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 The holiday home was purchased from the Bates who own Akaroa 

Salmon, it was purchased with knowledge that those activities were 

taking place and it was purchased with knowledge that a shed was 

wanted to cater for some indoor activities. 

 5 

SJH:   Is this the same party that took the judicial review? 

 

MS DEWAR:   Yes. So part of this property – that is part of a dog’s leg – have 

been used by Akaroa Salmon for some maintenance activities and 

outdoor storage for some 30 years, and it appears from the further 10 

submission that their concerns largely relate to the use of this land. 

 

 Now in their submission it is full, in my submission, of inaccuracies, 

there is a comparison to the Marlborough situation, as to, you know 

that they do not cater for land based aquaculture and activities in their 15 

zones but of course the scale of aquaculture in Marlborough Sounds is 

so entirely different than it is to the tiny boutique farm and farms that 

are in Akaroa Harbour, and also there are industrial zones in 

Marlborough as well that cater for the processing and maintenance 

activities of farms, so that is not a fair comparison. 20 

 

 The submission suggests that Akaroa Salmon is using up a lot of public 

space and there are photos in there, they say that the current shed that is 

opposite the wharf is on reserve. It is not, it is on unformed legal road. 

It says that the slipway is used by the salmon farm and they show a 25 

photo of some nets there, but it is showing the old slipway that is very 

rarely used and cannot be used by most boats because of its depth. It is 

used very rarely now, and in any event it is used infrequently – the 

slipway is not used often by the salmon farm. 

 30 

 The salmon farm its major use of public land if you like is the wharf, 

further down towards Wainui and you can see that very, very – at a 

very high scale, at the bottom of the plan, with the large block of land, 

and you can see the little enclave of small settlement at the bottom and 

there is a wee jutting out piece there, well that is the jetty at Wainui and 35 

there is a very small shed that you can see at the end of it, and that is 

where the boat comes in with the salmon and that is where the feed 

goes out and most of the day to day activities take place on that once a 

day. 

 40 

 So with that background I say that at paragraph 38 that the property at 9 

Wainui Valley Road, which is owned by the Tom Bates Family Trust, 

it is currently zoned Rural under the Operative Banks Peninsula Plan. 

 

  [3.55 pm] 45 

 



 Page 647 

  

Ch17: Rural (Part) Commenced 16.11.15 

 The Trust sought in stage 2 that this property be rezoned to Small 

Settlement zone and the Council in its evidence, which I have attached 

a copy of, supported that rezoning and made a recommendation to that 

effect. And in my submission if this property is to be rezoned it 

essentially resolves the further submitters’ concerns regarding 9 Wainui 5 

Valley Road as the use of the property for ancillary activities would not 

be permitted in terms of the rules of that zone. 

 

 So in conclusion, for the reasons set out above it is respectfully 

submitted that the Hearings Panel should include a reference in that 10 

objective 17.1.1 to aquaculture, it should amend the definition of 

intensive farm as farming and amend the rules as I have sent out in my 

submissions above, and in my submission re marine farming is an 

important activity in Banks Peninsula which requires land based 

support infrastructure.   15 

 

 This infrastructure needs to be located in the Rural zone as there is no 

industrial land which these activities can be located on and in my 

submission it is appropriate to provide for these activities as the effect 

of those activities are equivalent to farm buildings and activities which 20 

can occur as of right.  Those are my submissions. 

 

SJH:   Thank you.  I will just see if there are any questions.  Ms Dawson? 

 

MS DAWSON:  I just have one question, please, and it is a little bit peripheral, 25 

but in Akaroa Salmon’s submission there is also a subdivision 

submission and we have had that part of the hearing but my 

recollection is that Akaroa Salmon did not appear. 

 

MS DEWAR:   They did not appear, no. 30 

 

MS DAWSON:   But that submission is still alive. 

 

MS DEWAR:   It is still alive, yes. 

 35 

MS DAWSON:   Thank you very much, that is all, thank you. 

 

SJH:   Thank you.  Mr Neill? 

 

MR NEILL:   I am recused. 40 

 

SJH:   I am sorry, my apologies.  Mr Willis? 

 

MR WILLIS:   The only question I have is regarding the extent of aquaculture 

zoning that may still be available in terms of future development in the 45 

area for aquaculture and potentially for land based activity. 
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MS DEWAR:   There is not a lot of potential for that in Akaroa because of the 

protection that is afforded to it under other mechanisms but there is a 

mussel farm and an abalone farm in Akaroa Harbour, other than the 

two sites where their farms are located.  There is the possibility of one 5 

other site as far as I am aware, in Akaroa Harbour but it is a very 

limited ability to have farms in Akaroa Harbour because of the nature 

of the terrain.   

 

 There are very few pockets and there is only one other place that that 10 

could happen, so there is not a great potential in Akaroa Harbour. 

 

MR WILLIS:   Okay, so from your knowledge the Regional Coastal Plan does 

not have – there are no other areas provided. 

 15 

MS DEWAR:   No, there is no other provision. 

 

MR WILLIS:   No, okay, thank you. 

 

MS DEWAR:   No, certainly not in that plan. 20 

 

SJH:   Yes, thank you Ms Dewar. 

 

MS DEWAR:   Thank you. 

 25 

<MS DEWAR WITHDREW [3.58 pm] 

 

SJH:   Now I hope I get it right.  Mr Mahoney is it, or Mr Mahoney? 

 

MR MAHONEY:   Either. 30 

 

SJH:   Either.  If you just come forward to the microphone here and you can 

then – do you wish to speak to your submission? 

 

MR MAHONEY:   Yes. 35 

 

SJH:   Yes, well you just go right ahead, please.  Just stand up and speak when 

you are ready. 

 

40 
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<PETER MAHONEY [3.59 pm] 
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MR MAHONEY: Thank you. My name is Peter Mahoney, I live at 

90 Conservators Road.  For relevance I did pass copies of this map – 

this is just a blown up image section of the map which is a Council map 

included in my evidence, it is just a section of relevance to where I live.  

You will see I put a blue circle in the middle of the map.   5 

 

 Of note you will see there is a large red area on the sort of top of the 

map.  Those represent quarrying activities which are out of zone and 

are currently being worked by three quarry operators and I also draw 

your attention to three areas on the south of the map so to speak, which 10 

are hard outlined in red but sort of pink in the middle, those are three 

quarry operators who have purchased land and are currently 

undergoing varying processes of obtaining consent to quarry. 

 

  [4.00 pm] 15 

 

 Of those three, one of them SOL has been granted a consent process 

without notification so I don’t know to what extent that is but it is a 

neighbouring property with a quarry that is undergoing process.  And 

there are two properties, Frews and Harewood, who are following a 20 

limited notification process to which I have been notified.   

 

 So the first I have known about quarrying in my neighbourhood is a 

limited notification this year, all the while those other quarries are 

undergoing.  This is a massive disruption to my neighbourhood and to 25 

where I live caused by the Council’s intent to enable quarrying to be an 

intended use in this area.  I am outraged that this activity can progress 

without any clear communication to me or to my neighbours. 

 

 In contrast I draw to your attention a document, I am an owner of a 30 

property in Sawyers Arms Road, this is from the Council.  This 

disruption to my property in Sawyers Arms Road is a cycleway which 

is going to be running past the house.  The Council took it to craft a 

rather attractive and clear document on the effects of that whereas 

living where I live with the potential impact of a quarry has received no 35 

notification of any real value to me that I could understand. 

 

 And then of interest this week my mother-in-law presented me a copy 

of a paper that was delivered in their neighbourhood, not delivered in 

mine, this is The Star dated the 20th.  This is for a notification of a 40 

resource management for all of the quarry operators to operate beyond 

their maximum depth of extraction.  They include two quarries that are 

sitting on my street.  This paper is not delivered in my neighbourhood.  

 

 So for me I have a real problem with communication and 45 

understanding what is going in my area. The only way I have been able 
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to learn about my area is by paying for legal advice and asking what the 

impact might be and whether I can have a say.   

 

 I am here of my own account and cost and I have nothing to gain 

except to try and protect what already exists.  The key issue for me is 5 

lack of certainty.  The proposed plan moves a non-complying activity 

to a discretionary activity, that is quarrying I understand.  The 

discretionary rules are contained in section 104 of the plan and are 

based on ensuring only minor effects if the activity is operated and the 

effects are properly mitigated. 10 

 

 My problem is, the problem for me is my experience is quarrying 

provides real adverse effects which are not minor.  That implies three 

things (1) either the mitigation is insufficient, (2) the consent holder is 

not complying or (3) it is not enforced. 15 

 

 An environment such as I am beginning to live in where there are 

potentially six quarries operating around me, any of those three reasons 

are complicated by each individual quarry operator denying culpability.  

For example, if I have dust on my property it will be very hard for me 20 

to send a letter out and ask which quarry might be responsible for 

delivering that dust into my area.  Individual resource consents don’t 

appear to address that and so for me it seems to be a planning issue. 

 

 Therefore I request sufficient ability in the plan to enable conditions to 25 

be imposed that give me certainty and that is all I am asking for.  I 

think the certainty will be around three years monitoring, specific 

actions or remedy when the thresholds are reached so that there is no 

argument or delay.  Therefore monitoring is the key.  I believe the 

monitoring needs to be independent, visible to the public and 30 

immediate or live, it needs to be certified and it needs to be permanent.  

It needs to include both the effect on my property but it also needs to 

include the source quarry. 

 

 I propose a levy to support this approach.  I propose a policy is added 35 

that allows financial contribution in the form of a levy on any out of 

zone quarrying activities in my area.  Without that I will not have 

certainty of the future or occupation of my property at 90 Conservators 

Road.  Thank you. 

 40 

SJH:   Thank you.  I will just see if the Panel members have questions.  

Ms Dawson? 

 

  [4.05 pm] 

 45 
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MS DAWSON:   Thank you, Mr Mahoney.  Just so that I am clear that the dark 

red properties on the top of this photograph are already operating, or 

they have already got consents? 

 

MR MAHONEY:   Those quarries are operating. 5 

 

MS DAWSON:   Including the one that has got a cross on it, up to the right of 

there? 

 

MR MAHONEY:  Yes, I believe that one is operating as well, I certainly know 10 

the ones at the end of our street, both KB’s and Fulton Hogan, are 

operating quarries and crusher plants or aggregate processing. 

 

MS DAWSON:   And where do they get their access from? 

 15 

MR MAHONEY: They use Conservators Road for access to construct the 

facilities, they currently transport the product through Mcleans Island 

Road, so the quarrying trucks are not driven down my street from those 

two quarries at the end. 

 20 

MS DAWSON:   So once they are constructed, they are not allowed to use - - - 

 

MR MAHONEY:   That is my understanding. 

 

MS DAWSON:   - - - once they have opened up. 25 

 

MR MAHONEY:  But there is considerable additional traffic now that those 

mines are there because if you look at the public notification, the street 

address is 166 Conservators Road, that is the street address of the 

quarry, so we still get a lot of additional traffic. 30 

 

MS DAWSON:  So there is still an entrance to that quarry at the end of the 

road? 

 

MR MAHONEY:   Yes, but it is not being used by them. 35 

 

MS DAWSON:   And were you notified of those applications? 

 

MR MAHONEY:   Not that I am aware of. 

 40 

MS DAWSON:   And then the ones that are in the pale pink which are round 

the other end of Conservators Road - - - 

 

MR MAHONEY:   Yes. 

 45 
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MS DAWSON:   - - - your understanding is that those applications are in train 

or about to be in train? 

 

MR MAHONEY: So I understand, yes, I understand that one of them I 

understand has been granted consent without notification so I have no 5 

notice of the sole application.  The other two, Frew’s and Harewood, I 

have received notification that they have a resource consent process in 

motion. 

 

MS DAWSON:  And one of them anyway, is very close to your property 10 

boundary? 

 

MR MAHONEY:   Yes. 

 

MS DAWSON:   Where the X is and others use access, or could use access in 15 

your road, along your road.  Do you know if any of these applications 

are under the temporary earthquake recovery regulations, I mean, do 

you know what I am talking about? 

 

MR MAHONEY:  I do not believe they are emergency consent requests, but I 20 

do believe they include the fact that there is an increased demand for 

aggregate for the rebuild, so I do not know what impact that has on the 

granting of those consents. 

 

MS DAWSON:  But you do not know if they are just limited to 2018 or 25 

something - - - 

 

MR MAHONEY:   No, consent application for Frew’s – I think they are asking 

for 35 years.  They are - - -  

 30 

MS DAWSON:   They are not short term? 

 

MR MAHONEY:   No, no, they are just standard quarries as far as we can tell. 

 

MS DAWSON:  All right, but to your knowledge you have not been notified of 35 

the ones in pale pink either, if their applications have been - - - 

 

MR MAHONEY:   Two of them I have now received notification. 

 

MS DAWSON:   You have? 40 

 

MR MAHONEY:   Yes. 

 

MS DAWSON:   Yes. 

 45 
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MR MAHONEY:  Two I have been notified of very recently.  If I may, the 

issue is that all of this has occurred within the last 24 months and I 

have lived there for a long time and suddenly that is the uncertainty that 

I refer to, is that all of this as happened without any reference to the 

neighbourhood, either permission or even feedback if that was granted.  5 

It has been granted arbitrarily, there are two with consents that I can 

respond to and like a number of my neighbours, we have taken legal 

advice to counter, you know – to put forward our position on each of 

those applications. 

 10 

 However, they only deal with it consent by consent, I have no recourse 

to the collective impact in my area, and that is what I am asking the 

Panel to consider, is part of a plan change where the proposed plan 

change makes it impossible for me to have a view of the collective 

impact in the neighbourhood. 15 

 

MS DAWSON:   Thank you very much, thank you for coming. 

 

SJH:   Thank you.  Mr Neill. 

 20 

MR NEILL:   Thank you, Mr Mahoney. Can you help me just again sort of 

carrying on. 

 

MR MAHONEY:   Yes. 

 25 

MR NEILL:   If you look at your map, your thing, and the dark red issues are 

those that in fact are not within the quarry zone? 

 

MR MAHONEY:   No, I understand that they are out of zone quarry. 

 30 

MR NEILL:   Yes.  Now if we start on the left hand side, whose is the first one, 

did you say Fulton Hogan? 

 

MR MAHONEY:   Sorry which - - - 

 35 

MR NEILL:   Well, when you are looking at it, if you go to your left hand side 

- - - 

 

MR MAHONEY:   Yes, at the top in the dark red, I think it is Fulton Hogan 

and KB’s on the left. 40 

 

MR NEILL:   On the left? 

 

MR MAHONEY:   Yes. 

 45 

MR NEILL:   So Fulton Hogan? 
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MR MAHONEY:    Yes. 

 

MR NEILL:   And on the right side of that because there seems to be a dividing 

line but - - - 5 

 

MR MAHONEY:  Yes, one of them will be KB’s and one of them will be 

Fulton Hogan. 

 

MR NEILL:   KB and then to the right of that again, which is the far right? 10 

 

MR MAHONEY:   I am not certain of the name of the quarry. 

 

MR NEILL:   Right, and then the one with the X on it? 

 15 

MR MAHONEY:  That is the one I am not certain of, I think the top red, if you 

like, that is combined Fulton Hogan and I think there are only two 

quarry operators operating in that big band at the top, that is the two 

that I refer to. 

 20 

  [4.10 pm] 

 

MR NEILL:   Right now if we come down to the Quarry zone which is the 

light pink, if we go - - - 

 25 

MR MAHONEY:   No that is not the Quarry – that is out of zone as well. 

 

MR NEILL:   No, the light pink is known as in-zone I think. 

 

MR MAHONEY:   No, no this is all rural land.  RUW, this is all rural land as I 30 

am aware. 

 

MR NEILL:  I was of the view we saw a plan this morning which was the same 

plan and it showed that the light pink was in fact known as Quarry zone 

and the dark red was out of quarry, but I just want to know whose they 35 

are. 

 

MR MAHONEY:   On the left hand side?  SOL quarries, that is the light pink 

one in the non-uniform shape. 

 40 

MR NEILL:   Yes, and the one close to your home? 

 

MR MAHONEY:   Is Harewood Quarries or Harewood Gravels I think. 

 

MR NEILL:   Harewood Gravels, and then the one in Savills Road? 45 
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MR MAHONEY:   Frew’s. 

 

MR NEILL:  Frew’s.  Now just to help me, two things.  Where the dark red 

begins on Conservators Road there are some locked gates. Do they 

open during the week or are they continually locked? 5 

 

MR MAHONEY:   I could not answer that, I do not drive down and have a 

look. 

 

MR NEILL:  But there is no access – I mean it appeared on the sign that says 10 

“all access off McLeans Road”. 

 

MR MAHONEY:   Yes. 

 

MR NEILL:   But those gates are basically, there is no access or no intended 15 

access? 

 

MR MAHONEY:   That is my understanding, yes. 

 

MR NEILL:  Yes, okay.  Now but coming back down the road a little, I think it 20 

is 131 but it could be 137, there is what looks like a concrete sort of or 

an aggregate crushing type facility.  There is a big section, it is the last 

section in your map. 

 

MR MAHONEY:   Yes. 25 

 

MR NEILL:   What is happening in there?  Something is happening in there. 

 

MR MAHONEY:  That is referred to in my submission, that is an example of 

one of the neighbourhood transporting a lot of fill to a site.  From my 30 

perspective I am not certain the purpose of that.  They transport a lot of 

fill. We did ring the Council and ask and complained about the amount 

because we were running 100 trucks a day down our street which was 

very dangerous for the families.  We understood, the Council said that 

they were doing something which they should not be doing but it was 35 

never enforced. That is where – my submission is on consent. 

 

MR NEILL:  Yes, but there are no further trucks, I mean that creates truck 

movement but that is now complete? Whatever those trucks were 

doing, taking stuff to and from there? 40 

 

MR MAHONEY:   I do not know. 

 

MR NEILL:   Yes, but I mean at the moment are the trucks going past your 

place? 45 
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MR MAHONEY:   Today, no the trucks are not running today, no. 

 

MR NEILL:   No, no, all right. 

 

MR MAHONEY:   So, just for my own benefit, this is not a Quarry zone, this 5 

is all rural land, this is subject to the change of zone from RU5 to 

RUW.  This was RU5.  It has never been a Quarry zone, it is nowhere 

near the Quarry zones.  These are all out of zone. 

 

MR NEILL:   All right, no, thank you, that helps me understand your map and 10 

thank you for your evidence. 

 

SJH:   Mr Willis? 

 

MR WILLIS:  Yes, thank you, Mr Mahoney.  In your presentation you referred 15 

to monitoring as being one of your big concerns or rather the desire for 

better monitoring I guess. Are you familiar with the monitoring 

conditions that are placed on the consented sites on your map?  Have 

you looked at that to see what is - - - 

 20 

MR MAHONEY:   I am aware of the monitoring conditions which have been 

submitted as part of the Frew’s consent process.  I have not researched 

or have not been privy to the other conditions. 

 

MR WILLIS:   Okay, no I was just going to ask you whether you were aware 25 

of what conditions had been placed on and whether you still have 

concerns about the breadth and nature of those or not. 

 

MR MAHONEY:  Absolutely, sir.  The Frew’s consent application, which has 

been heard and has been fed back, includes monitoring conditions but 30 

they are monitored for the exclusive use of the quarry operator.  And so 

we have no visibility about that monitoring.  That is my request is that 

it becomes public.  That I can see what is going on so I can determine 

where the effects are coming from. At the moment they are self-

monitoring.  As much as they are right in their application that they will 35 

conform to dust mitigation and they will monitor it, how do I know?  

And so I am requesting that a levy is – and the only way we can get 

public monitoring is if someone pays for it, and it seems to be that of 

zone quarrying activities could be subject to a levy which is used for 

that purpose, to managing the monitoring. 40 

 

SJH:   But would you be comforted by the monitoring that is being done being 

made available? 

 

  [4.15 pm] 45 
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MR MAHONEY:   Only if it was publicly accessible and in live and if it was 

certified right, so it was, you know, it was up to spec and I could see it. 

 

MR WILLIS:   Okay, thank you. 

 5 

SJH:   I think you said it was Frew’s in Harewood that had limited notification? 

 

MR MAHONEY:   Yes. 

 

SJH:   Have you participated in that process? 10 

 

MR MAHONEY:   Yes. 

 

SJH:   Okay. And your property, I guess the X marks about where the house is? 

 15 

MR MAHONEY:   Yes, well it is – yes, very, very close to it, yes. 

 

SJH:   And there is shelterbelt beside it? 

 

MR MAHONEY:   There is a part of a shelterbelt, yes. 20 

 

SJH:   Does your boundary run all the way back to the Frew’s site? 

 

MR MAHONEY:   Almost, there is a small section of about, I think it might be 

60 or 70 metres beyond my bank boundary where the Frew’s boundary 25 

will start. 

 

SJH:   Right. And you are an oblong are you, you are the same on the other 

side? 

 30 

MR MAHONEY:   Yes, it is just a rectangle. 

 

SJH:   Yes, so you do not include what looks like a trotting training track or 

something? 

 35 

MR MAHONEY:   No, that is one of my neighbours, they the people that are 

right against the Frew’s boundary. 

 

SJH:   All right, thank you very much for your submission. 

 40 

<PETER MAHONEY WITHDREW [4.17 pm] 

 

SJH:   Ms Ash, I think it would be helpful to the Panel when we come back 

tomorrow or even Wednesday, if you could just file a very brief memo 

setting out these consents, the conditions of them which should be 45 

forwarded to Mr Mahoney as well and whether they are temporary or 
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whether they are longer term, so we have an exact feel for those, all 

right? 

 

MS ASH:   Thank you, sir, I will do that. 

 5 

SJH:   Thank you. Thank you, we will adjourn till 10.00 am tomorrow 

morning. 

 

MR CARRANCEJA:   Sir, may I make an application? 

 10 

SJH:   Yes, Mr Carranceja. 

 

MR CARRANCEJA:  Yes, sir, just leave to be excused for the rest of the 

hearing, sir, but I can arrange to have one of my colleagues attend on 

behalf of the Crown just in terms of - - -  15 

 

SJH:   Well look, unless there is a need for the Crown to be here - - -  

 

MR CARRANCEJA:   Yes, sir. 

 20 

SJH:   - - - you can be excused full stop. 

 

MR CARRANCEJA:   Thank you very much. 

 

SJH:   I mean if you think there is a need for a junior to be here in case 25 

something arises that is fine, you make that call, but if you do not think 

that is necessary and provided someone could be here reasonably 

quickly if something did happen - - -  

 

MR CARRANCEJA:   Yes, sir. 30 

 

SJH:   - - - you can be excused for the hearing. 

 

MR CARRANCEJA:  Thank you very much, sir. 

 35 

SJH:   Thank you. 

 

MS LIMMER:   Sir, in the same vein, I am only down - - -  

 

SJH:   We will see you on Wednesday. 40 

 

MS LIMMER:   - - - for one cross-examination tomorrow, so I was only going 

to for that cross if that is acceptable? 

 

SJH:   Yes, that is fine. 45 
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MS LIMMER:   Thank you. 

 

SJH:   Thank you. 

 

MATTER ADJOURNED AT 4.17 PM UNTIL 5 

TUESDAY, 24 NOVEMBER 2015 


