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1 Introduction 

1.1 My name is Julie Anne Comfort, and I filed a statement of evidence in chief in respect of the 

submissions made by Fulton Hogan Land Development Limited (FHLD). I have read the 

evidence of Mr Graham Taylor on behalf of the John Paterson Drive residents and make the 

following comments. 

 

2 Evidence of Mr Graham Taylor 

2.1 At paragraph 20, Mr Taylor refers to a requirement for properties in the FHLD development 

along the Quaifes Road boundary being restricted from gaining access to Quaifes Road.  The 

ODP for Halswell West requires a stormwater reserve along the Quaifes Road boundary, as 

well limiting access.  Quaifes Road is a rural road and as such has a rural formation with no 

kerb and channel.  Through limiting access, there is no need to upgrade a rural road to urban 

standards.  The reserve along the Quaifes Road boundary has a width of 15m. This area 

combined with area from the edge of seal to the legal road boundary has been used to 

provide a stormwater swale that collects and treats stormwater from Quaifes Road, 

Whincops Rd, as well as being sized to take stormwater from the area still to be developed 

to south of Knights Stream Park that is not owned by FHLD.  Stormwater from this swale is 

directed to the stormwater basins constructed on Murphys Road.  The width of this reserve 

was, I understand, necessary to ensure that an appropriate swale cross section could be 

provided for.   

2.2 At paragraph 22, Mr Taylor states that the Land Use Recovery Plan (LURP) does not include 

any additional directions to rezone the FHLD land.  I disagree, as I consider that this is 

inherent in the direction provided in Action 19, which requires the City Council to “provide 

for development of the greenfield priority areas shown on Map A, Appendix 2, that are not 

already zoned for development in accordance with Chapter 6 of the Regional Policy 

Statement”.1 I consider that this direction applies directly to the FHLD land, as it is identified 

as a Greenfield Priority Area, and a portion of it was not zoned for development under the 

Operative City Plan. 

2.3 With regards to the non-alignment of the Projected Infrastructure Boundary referred to in 

paragraph 22 of Mr Taylor’s evidence, Attachment B of my primary brief showed a close up 

of this area.  The boundary of the Greenfield Priority Area and the Projected Infrastructure 

                                                

1 Land Use Recovery Plan, 2013, page 27 
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Boundary are different, however as I discuss in my primary evidence the latter feature is not 

supported by any policy or method in the Canterbury Regional Policy Statement (RPS) or 

LURP.  The Minister’s Report on Decisions Made in Approving the Land Use Recovery Plan, at 

the sixth bullet point under heading Section 4.2 Building New Communities, discusses that 

the change of name for this boundary in Figure 4 of the LURP is to make it clear that this 

boundary is indicative only.2   This report is attached for the Panel’s information. 

2.4 At paragraphs 47 and 49 Mr Taylor discusses the RPS and in particular Objectives 5.2.1 and 

6.2.1.  With respect to Objective 5.2.1 this seeks to ensure that development is consolidated 

around existing urban areas and a limitation on rural-residential development.  I 

acknowledge that one of the outcomes that is enabling rural activities, however I consider 

that this component of the objective is more around managing the rural area and the 

activities that occur with that environment, as is discussed in the explanation to this 

objective.  As discussed in my primary evidence, I consider that the buffer to be provided 

through the southwest boundary and that provided through the NZTA road will ensure that 

the edge effects that will always arise where there is expansion of the urban area are able to 

be mitigated. Given this I consider that this rezoning as notified is consistent with this 

objective. 

2.5 In terms of Objective 6.2.1, this seeks to enable the recovery and development of Greater 

Christchurch through a landuse and infrastructure that address several points, including : 

 identifying priority areas for urban development; 

 avoiding urban development outside of existing urban areas or greenfield priority 

areas; and, as noted by Mr Taylor 

 maintaining the character and amenity of rural areas and settlements.   

When this objective is read with the remainder of Chapter 6, it is clear that it is through 

achieving the first two matters of identifying priority areas for development and avoiding 

urban development outside of those priority areas that the third matter is able to be 

achieved.  As the FHLD land is an identified priority area, I consider that, together with the 

buffer to be provided through the amended ODP attached to my primary evidence, this 

objective is being fulfilled.  

                                                

2 Report on Decisions Made in Approving the Land Use Recovery Plan, Minister for Canterbury Earthquake Recovery, 
December 2013. 
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2.6 In paragraphs 51-61, Mr Taylor discusses the zoning of the FHLD land in light of one 

residential policy, and an objective and policy from the Rural chapter.  I consider that with 

the buffer to be provided as shown on the amended ODP to my evidence, and that afforded 

by the NZTA designation that the matters raised by Mr Taylor are able to be appropriately 

addressed.   

2.7 In paragraphs 62 to 69, Mr Taylor suggests that large buffers are provided to the boundaries 

of the FHLD land to address the effects he considers that the proposed development of this 

area will have on the neighbouring properties.  The first of these a 40m buffer between the 

NZTA road and any development on the FHLD land, resulting in a 70m buffer from the 

adjoining rural property to the west.  The second is a 20m buffer along the shared boundary 

with the driveway for 26 John Paterson Drive.  I consider that these buffers, especially that 

suggested for the FHLD boundary with the NZTA road to be excessive.  Mr Dewe’s rebuttal 

has discussed the impacts of such buffers on the development of this land.  I am unaware of 

similar sized buffers such as that discussed in Mr Taylor’s evidence being provided for or 

required on any similar interface, especially where a road is to separate the rural and 

residential areas.  Where any buffers are provided, I understand that they have typically 

revolved around building setbacks and landscaping and fencing requirements.  An example, 

while a few years old, is a subdivision I was involved with in Templeton that adjoins a large 

12ha rural block, that at the time was used for the training of horses. The properties 

adjoining rural zone are required by a consent notice on their title to ensure a 5m building 

setback and to maintain the fencing and landscaping on the boundary.  Attached is a copy of 

the consent notice from one of these properties and an aerial of this area from Canterbury 

Maps of this area. I am unaware of there being any issues arising from this development. 

2.8 I acknowledge that there is a’ buffer’ along Quaifes Road that is wider and 10m, however 

this primarily serves a different purpose of providing stormwater treatment and conveyance.   

2.9 Ad discussed in my primary brief, the ODP has been amended to provide for a 10m buffer 

that is the landscaped and fenced to be provided along part of the shared boundary with 26 

John Paterson Drive.  A buffer to the west is provided by the 30m wide NZTA designation for 

a road.  FHLD has no control over this road in terms of its ultimate form or whether any 

landscaping will be provided.  I consider that, taking into consideration the evidence of Mr 

Familton, that these buffers will be sufficient to mitigate any potential impacts on the 

adjoining properties from the zoning of the FHLD land raised by Mr Taylor.   
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2.10 I disagree with preventing residential properties from accessing the NZTA road, which once 

it is constructed will be handed over to the City Council.  Such a restriction would result in 

residential properties ‘turning their back to the road’. This is generally what has occurred in 

the past in some of the smaller towns in Greater Christchurch, for example around 

Prebbleton, and the end result is an unpleasant streetscape regardless of whether the road 

is rural or urban in nature.  Additionally, this is likely to result in a number of rear access lots 

which is not considered to be a good urban design outcome and is something that in my 

experience the Council have been trying to avoid in recent years.   

2.11 I do not consider that any deferral as discussed by Mr Taylor in paragraph 69(2) would give 

effect to the RPS, LURP or Strategic Directions Objectives 3.3.4 and 3.3.7. 

 

 

Julie Comfort 

1 September 2015 

 

Attachment 1 - Report on Decisions Made in Approving the Land Use Recovery Plan, Minister for 

Canterbury Earthquake Recovery, December 2013 

Attachment 2 – Consent Notice associated with 22 Iraklis Close, Templeton 

Attachment 3 – Aerial Photograph of Templeton from Canterbury Maps 
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