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Graeme and Joy McVicar (Submission # 3613) 

1. Introduction 

1.1 My name is Jeremy Head. I am a landscape architect.  

1.2 My experience includes preparing and presenting landscape evidence in 

both Council Hearings and the Environment Court. Most of my work since 

graduation and to date has involved landscape assessment and design 

at various scales nationwide. I have provided landscape advice with 

regards to several rural rezoning requests and plan changes to various 

residential densities throughout New Zealand. I have also taught 

regularly into the landscape architecture programme at Lincoln 

University. 

1.3 In preparing this evidence I have reviewed: 

(a) The reports and statements of evidence of other experts giving 

evidence relevant to my area of expertise, including: 

(i) Statement of evidence (Yvonne Pfluger, 2 December 2015) 

(ii) Expert Conferencing Statement (9 November 2015) 

(iii) Statement of Evidence (Malcom Smith, 27 August 2015 

including the Concept Layout for rezoning the site 

(Attachment 2)) 

(iv) Statement of Evidence (Fiona Aston, 27 August 2015) 

(v) Submission (prepared by Harmans Lawyers, June 2015) 

1.4 I have read and agree to comply with Code of Conduct for Expert 

Witnesses (Environment Court Practice Note 2014). This evidence is 

within my area of expertise except where I state that I am relying on 

facts or information provided by another person. I have not omitted to 

consider material facts known to me that might alter or detract from the 

opinions that I express. 

1.5 My involvement in this site extends only as far as this submission is 

concerned. I understand that the 27.3 hectare site currently subdivided 

into five separately owned titles is zoned Rural Port Hills (RuPH). I 

understand that the site has an “Outstanding Natural Landscape” 

overlay1. I have visited the site and also viewed the site from further 

afield including from Dyers Pass Road eastward of the site and from 

elevations below the site within Cashmere Valley. The site is located on 

a part of the upper east-facing sideslopes of Worsleys Spur roughly 

between the 200m and 240m contours. The site is accessed via 

Worsleys Road where the road is unsealed and further south becomes 

a 4WD track. Comprehensive landcover (Pinus radiata plantation 

forestry) had recently been harvested leaving the majority of the site 

cleared. Some pines have been left in place along the site boundary 

                                                 

1 Stage 3 Planning Map 50. 
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with Worsleys Road. The terrain is gently rolling near the top/crest of 

the spur, then steepens as one proceeds further downslope.   

Figure 1 Site (arrowed) viewed from the north, from Worsleys Road where it crosses the 
Cashmere Valley floor. 

1.6 With regards to rezoning this site, there are only two fundamental 

(landscape) questions in my opinion that need to be addressed - firstly: 

(i) Is there any reason that would impede rezoning of the site, 
and secondly; 

 
(ii) How would the proposed rezoning promote a sustainable 

and appropriate design outcome for the site and city?   
 

 
2. Scope of evidence 

2.1 My evidence relates to Chapter topic 9.2, Issue 3(d), 3(e) and 3(f): 

Submissions seeking rezoning of land and removal of ONL in the 

statement of issues (Council’s memorandum October 21, 2015). 

3. The proposal 

3.1 The proposal is to remove the ONL layer from the upper part of the site 

and rezone this area as Residential Large Lot (RLL Zone). The balance 

of the site would remain as RuPH. The five individual lots would thus 

have a split zoning. The landscape outcome for the site following a 

rezoning to part RLL would allow for up to nine dwellings with driveways 

directly accessed from Worsleys Road. The part of the site proposed to 

be rezoned to RLL would form an approximately 80m wide band parallel 

with Worsleys Road essentially extending the existing zoning pattern 

located to the north of the site (Figure 2). It is likely that along with the 

addition of up to nine dwellings, substantial areas of planting including 

taller vegetation cover would develop around these dwellings over time. 

Due to the relatively large lots, a pattern of development would occur 

where built forms were ultimately subservient to abundant natural 

elements and open space. In this regard, the proposed development of 

the site following a part RLL zoning would be compatible with the 

existing residential development pattern essentially extending Worsleys 
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Spur’s urban development pattern upwards. The approximately 22 

hectare balance lot would remain in rural landuse activities.  

Figure 2 

 

4. Expert Conferencing 

4.1 The proposal was discussed during expert conferencing with Council’s 

landscape architect tasked with providing assistance on the landscape 

overlays in the CRDP, Yvonne Pfluger2. It was agreed as appropriate 

that an approximately 80m wide strip of land could be rezoned as RLL 

along the highest part of the site level with the upper extent of the 

existing RLL zone on the west side of the road. This decision was largely 

due to the fact that the existing landscape character would be modified 

in the future following development on the west side of Worsleys Road. 

4.2 Later, I met with Ms Pfluger to discuss the merits of extending the 

proposed RLL zone further up the spur to include half of the fifth and 

highest privately owned lot. The purpose of this was to avoid creating 

                                                 

2 Expert Conferencing Statement is attached at end. 
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an awkward ‘orphan lot’ with little foreseeable use or value, and which 

may result in poor landscape outcomes. 

4.3 It was generally agreed upon that a minor extension to the earlier 

proposal discussed during conferencing would have little overall effect 

on landscape character given the overall extent of the proposed 

changes to the site, and also giving regards to current and likely urban 

development patterns nearby.   

4.4 To help clarify key agreements reached during conferencing, my 

evidence addresses the following topics and how the proposed rezoning 

and development in accordance with the proposed rezoning would 

impact each: 

(a) Contiguousness with adjacent zoning patterns 

(b) Adjustment to extent of Outstanding Natural Landscape  

(c) Congruity with the location 

(d) Landform backdrop 

(e) Elevation of the site 

(f) Current degree of modification of the site 

(g) Current degree of visual complexity within the site 

(h) Presence of natural or physical boundaries 

(i) Maintenance of a clear urban/rural boundary 

(j) Overall extent of the proposed changes to the site 

 

5. Contiguousness with adjacent zoning patterns 

5.1 Rezoning of the site would essentially relocate Worsley Spur’s urban 

boundary further uphill along the spur. This can be best shown in 

Figures 2 and 3. As the proposal is appended to existing development 

to the north, and also maintains the general wisdom of developing on 

the gentler, upper parts of the Port Hills spurs, contiguousness with 

adjacent urban patterns is strong. It is also noted that substantial RLL 

Zoning (currently undeveloped) currently occurs on the western side of 

the spur more or less parallel with the site.  
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Figure 2 View from Worsleys Road looking southwards to the site (recently cleared area of 
forestry in middle distance this side of pylon corridor shown arrowed). Existing development in 
RLL Zone in fore and middle ground downhill from the site. 

 

6. Adjustment to Outstanding Landscape layer 

6.1 The site currently has an Outstanding Landscape layer (ONL) 
overlaying it. The Christchurch Replacement District Plan (CRDP) lists 
the following matters with respect to the SLL under 9.2.2 Policies - 
Outstanding Natural Features and Landscapes, Significant Features 
and Landscapes and Natural Character in the Coastal Environment: 

9.2.2.2 Outstanding Natural Landscapes 

 
(a) Recognise the qualities of outstanding natural landscapes and 

protect them from inappropriate subdivision, use and 
development. These qualities are: 

 
(i) Port Hills / Ngā Kohatu Whakarakaraka o Tamatea Pōkai 

Whenua. 
 

A. Distinctive volcanic landform with highly legible crater 
rim, rocky outcrops, radial spurs and valleys. 

B. Skyline forms an important visual backdrop to 
Otautahi/Christchurch. 

C. A natural landscape characterised by openness and a 
general absence of human-made structures on the 
upper slopes and ridges particularly the area east of 
Dyers Pass Road. 

D. The colours of the hills reflect the seasonal changes. 
E. A major recreation resource for the city’s residents and 

visitors. 
F. The presence of important areas of indigenous 

vegetation including remnants and restored bush in 
gullies / cliffs and tussocks on spurs and slopes. 
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G. Important to Ngāi Tahu especially those prominent 
peaks and passes, streams and vegetation that relate 
to key tribal origin, migration and settlement traditions 
including mahinga kai. 

H. A predominance of natural features, processes and 
patterns with existing development generally well 
integrated into the landscape. 

 
(b) Protect the qualities of outstanding natural landscapes by: 

(i) Avoiding development that breaks the skyline, including the 
crater rim, ridgelines on Banks Peninsula and the radial 
spurs of the Port Hills. 

(ii) Avoiding subdivision and development in those parts of the 
outstanding natural landscapes with little or no capacity to 
absorb change and allow limited subdivision and 
development in those areas with higher potential to absorb 
change. 

(iii) Recognise and provide for Ngāi Tahu values including 
inappropriate developments in locations of special 
significance to tāngata whenua. 

(iv) Managing or avoiding specific activities and adverse effects 
as set out in policy 9.2.3.7. 

 
 
6.2 From discussions with Ms Pfluger, I understand that hill areas zoned for 

urban activities, but as yet undeveloped were excluded from the ONL. 
The resultant extent of the ONL appears around the contextual area to 
‘duck and dive’ leaving areas with similar landscape character and at 
similar elevations inside or outside of the ONL. This is the case at this 
location on Worsleys Spur where the landscape character on both sides 
of the road is similar, but outside of the ONL to the west and inside the 
ONL to the right (where the site is located).    

 
6.3 Other than the fact that the site is zoned rural, exists above the 160m 

contour and is unbuilt, in my opinion following ‘ground truthing’ it can be 
recognised as ‘outstanding’ only at the extreme lower end of the scale. 
Due to its location in a relatively long narrow valley to the southwest of 
the city, its contribution to a visual backdrop is limited. Indigenous 
vegetation has largely been lost due to forestry activities. There are no 
prominent cliffs, outcrops or gullies on the upper gentler parts of the site 
where the rezoning is being sought. The site is not particularly special 
and occupies a small part of a long spur located above other existing 
urban development.  

 
6.4 The spur where the site is located on, is one of the Port Hill’s ‘radial 

spurs’. And due to the location of the site, dwellings would be visible 
breaking above the ridgeline particularly when viewed from the east 
(Figure 4). However, locating a structure anywhere on a hill landform 
(other than in very exceptional circumstances3) cannot avoid breaking 
a ridgeline from somewhere. It is possible that future development within 

                                                 

3 Such as within a very tight valley or ‘bowl’, or quarry site. 
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the existing RLL Zone on the west side of Worsleys Road would break 
above the skyline from eastern viewpoints in any case.  
 

Figure 4 View of the site from Dyers Pass Road (recently cleared area on far spur at 
upper left shown arrowed. Note retained pines at rear/top of site along the top of the 
spur where Worsleys Road is located). 

   

6.5 I am not aware of any matters of importance pertaining to Ngāi Tahu 
with regards to the site and note that nothing as such is mapped in the 
CRDP.    

 
6.6 Only a small part of the site is proposed to be zoned for urban 

development, therefore natural features, processes and patterns would 
continue to predominate the setting. Additional urban development 
would be relegated to the spur crest along Worsleys Road near where 
other urban development currently occurs and is anticipated in the 
future and where any capacity to absorb change would be greatest. 

 
7. Congruity with the location 

7.1 This has already been discussed above. The proposal seeks a small 

extension to existing urban activity, and at a similar density and extent. 

For this reason, and by providing a continuation of the positive contrast 

to the adjacent rural slopes below currently observed, a compatibility is 

achieved with the broader upper Worsleys Spur urban pattern.    

8. Landform backdrop 

8.1 Although well to the southwest, the site can be seen from the city. From 
these distant viewpoints, a landform backdrop is achieved via other 
higher spurs further westwards. From closer viewpoints to the east on 
Cashmere spur including from Dyers Pass Road, any dwellings on the 
site could potentially break the skyline – due to their location on the 
upper parts of a broad spur crest. However, the baseline environment 
includes other RLL zoning to the west of Worsleys Road and the site, 
and when developed, any buildings sitting at higher elevations to the 
site will break the skyline in any case.  
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9. Elevation of the site 

9.1 The site extends between the 210m and 245m contours4 which would 
be the highest point of urban development on Worsley Spur5. As 
discussed already, the baseline environment has a significant RLL Zone 
located west of the site extending to similar elevations. Therefore urban 
development of the site as proposed would appear as a logical 
extension of existing and proposed urban activity.   

 

10. Current degree of modification of the site 

10.1 The original silver tussock ecosystem6 has been gradually displaced 
with exotic pasture species through farming, and latterly through 
comprehensive forestry practices. As mentioned, the plantation forestry 
had been recently harvested prior to my involvement. And so while the 
site exhibits an almost completely different vegetated cover as to what 
naturally occurred here, the site remains unbuilt. For this reason the 
degree of modification of the site is considered ‘moderate’7.  

 
10.2 A partial rezoning of the site would result in a ‘minor to moderate’ degree 

of modification. This would arise from the possible clearance of any 
remaining shelter pines along the upper parts of the site, resultant built 
forms and the subsequent lessening of generic rural patterns including 
forestry tree cover. However, the proposal would promote a positive 
outcome where other higher amenity vegetation patterns would likely be 
re-introduced to the upper developable parts of the site around the 
dwellings.   

  

11. Current degree of visual complexity within the site 

11.1 The current degree of visual complexity within the site can be described 
as “low”. Essentially the site is more or less fully open with an informal 
‘belt’ of ‘leftover’ pines located along the Worsleys Road boundary. 
Partial change to an urban zoning will increase the site’s visual 
complexity which will be noticeable. As the site is located on a hill, it can 
be viewed from afar. Nearer the site, only parts of the development 
would be seen from any one viewpoint.  

 
11.2 As already intimated, site landcover is largely absent, due to recent 

forestry clearance activities which has contributed a very ‘rumpty’ 
appearance. Because of this, in terms of rural amenity, the site rates at 
the lower end of the scale. While the visual complexity following a part 
rezoning of the site will increase, it is anticipated that post-development, 
overall amenity will be higher than it is now. This will be contributed to 
by the revegetation of the slopes below the proposed rezoned area.8 

                                                 

4 Freshmap cadastral software. 

5 Of note, the highest point of urban development on the Port Hills is at Upper Major Hornbrook 

Road on Mount Pleasant (320m contour). 

6 From ‘Indigenous Ecosystems of Otautahi Christchurch Set 4’, Lucas Associates, June 1997. 

7 A ‘high’ degree of modification would be if the site was e.g. fully urban.  

8 At this stage it is not known, but these areas could potentially be replanted in plantation forestry 
species, sowed in pasture for stock grazing purposes, planted in amenity species, or left to 
natural revegetation processes, or a combination of all the above.   
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The relatively low density of built development will also allow for 
substantial areas of open space and planting within the proposed RLL 
zoned area. A mosaic of planting, open space and relatively few 
buildings will characterise this part of the site over time. 

 
12. Presence of natural or physical boundaries 

12.1 Due to the site’s location extending across upper slopes to the slope 
crest, natural and physical boundaries are weak, given that distinct 
physical elements such as cliffs, sudden changes in slope and so forth 
are essentially absent. The strongest boundary therefore is the spur 
crest and the neighbouring urban/rural pattern change currently 
provided by the uniform setback/offset from Worsleys Road north of the 
site. In this way a clear precedent has been set where urban 
development is limited to the top part of the spur. Development of the 
site following the proposed rezoning will be cohesive with this pattern 
and will reinforce the existing urban/rural boundary.  

    

13. Maintenance of a clear urban/rural boundary 

13.1 This has been discussed in the preceding paragraph.  
 
14. Overall extent of the proposed changes (within the site context)  

14.1 The overall extent of proposed changes are considered to be ‘minor’. 
The site covers just over 27 hectares, however the area proposed to be 
rezoned to a RLL urban density is much less at around 6 hectares 
(approximately 22% of the site area). This relatively minor addition of up 
to nine dwellings would go largely unnoticed, and would increase the 
area of urban development in the contextual area by a negligible 
degree, particularly when the area west of Worsleys Road is developed.  

15. CONCLUSION  

15.1 Other than perhaps plantation forestry activities, current rural landuse 

within the site (which is in five separate titles) appears not particularly 

productive. Landscape character and amenity are considered low to 

moderate largely due to the site’s unbuilt status.    

15.2 The landscape outcome for the type of development allowed for in the 

proposed partial rezoning of the site would allow for a high amenity, low 

density urban environment. A potentially abrupt transition in landscape 

character to the adjacent rural slopes below would be likely from the 

anticipated differences in land management practices and additional 

amenity plantings within the RLL Zone.  

15.3 The form of the proposal would not constitute an isolated pocket of 

development nor appear sporadic. Development of the site would 

append existing urban development. The nett effect would essentially 

relocate Worsley Spur’s urban boundary slightly further uphill.  

15.4 While development of the site under the proposed rezoning would 

present substantial changes to the landscape character of the upper 

part of the site, these changes would for the most part, be positive. 
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Significant areas of new planting around any additional dwellings would 

doubtless be introduced, which would contribute amenity, biodiversity 

and soil conservation. 

15.5 In answer to the two questions in paragraph 1.7, and as per the above, 
there is no (landscape) reason which would impede rezoning of the site. 
Essentially, development of the site under RLL zoning would represent 
a positive landscape outcome, when compared to the status quo 
(plantation forestry). Overall, a sustainable and appropriate design 
outcome for the site and for Christchurch would be achieved.  

 

 

Jeremy Everett Head 

10 December 2015 

 

  



11 

 

  



12 

 

  



13 

 

  



14 

 

 


