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MAY IT PLEASE THE PANEL 

1. These Opening Submissions are presented for: 

 Submitter 2474 – A Pan & S Tsun Yu 

 Submitter 2475 – RJ & CB Sissons 

 Submitter 2476 – Bromac Lodge 

 Submitter 2477 – Martin Harcourt 

 Submitter 2478 – Mercantile Trust 

(the Submitters) 

2. The Submitters lodged an original submission to Planning Map 44 in 

respect of the zoning of the land located west of Knight’s Stream in 

Halswell West/John Patterson Drive.  The Phase 2 submission is a 

replacement for previous submissions lodged during Phase 1.1  

3. The subject matter of the submissions relate to the proposed rezoning of 

land to the west of Knight’s Stream owned by Fulton Hogan Land 

Development Limited (Fulton Hogan), which is proposed to be rezoned to 

Residential Suburban/Medium Density.   

4. They are the owners of rural zoned in an area served by and either side of 

John Patterson Drive, to the southwest of Halswell Junction Road. Their 

land is presently used for a number of rural uses, including horse breeding, 

grazing and rural lifestyle residential use. However the rural zoning (and its 

proposed Rural Fringe zoning under the pRDP) reflects that this is a 

working rural environment, with potential for existing land use activities to 

change; both as to their scale and resultant ‘off site’ effects.   

5. For the time being, the Submitters gain access to their land via an access 

off Springs Road.  This road effectively functions as a rural cul-de-sac, 

serving only their land.  Once the Christchurch Southern Motorway Stage 2 

(CSM2) is completed, the Springs Road/John Patterson Drive intersection 

will be closed. A new access road will be constructed from Halswell 

Junction Road running to the west of, and more or less parallel to, Knight’s 

Stream.  It will then join John Patterson Drive towards the eastern end of 

the existing cul-de-sac.   

                                                
1
 Following subsequent Directions and Minute of the Independent Hearings Panel (IHP) on 18 February and 26 

February, the subject matter of the Phase 1 submissions lodged by the Submitters were deferred to the hearings 
on submissions to Phase 2.   
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6. When the NZTA pursued its designation, land to the west of Knight’s 

Stream was also zoned rural with no ‘urban’ development potential except 

as a District Park.  For as long as this land remained free of more intensive 

urban activity, it would have continued to function as an effective buffer, 

providing separation from ‘sensitive’ residential activity. 

7. It is now well understood that the migration of residential activity to rural 

areas can lead to amenity conflicts at the rural–residential interface, if 

mitigation mechanisms (such as adequate separation distances to ensure 

that buffers are not eroded) are not employed.  Such measures operate so 

as to sustain the productive capacity of the land as well as serving the 

equally valid goal of maintaining rural character and amenity experienced 

by rural dwellers.   

8. Reverse sensitivity arising from amenity conflicts, and incompatible 

expectations around amenity, is not solely based upon the incidence of 

stock disturbance, rather it can arise from the raft of off-site nuisance 

effects of rural activity (burn-offs, machinery and/or stock noise, spraydrift, 

etc).  Maintenance of rural character and rural amenity is maintained only 

for as long as the area remains free of urban accoutrements. 

Relief Sought 

9. The primary relief sought by the Submitters is that their land be rezoned 

from Rural Urban Fringe to Residential New Neighbourhood.  This stems 

from concerns held by the Submitters that future rural activity on their land 

will become unsustainable due to the potential for reverse sensitivity 

effects.  However, no evidence has been submitted in support of this 

primary relief as that is to be considered at hearings in late 2015/early 

2016. 

10. As stated in Mr Taylor’s evidence, this primary relief is dependent upon the 

outcome of that future hearing.  For present purposes, it is sufficient to note 

that the Submitters consider that the Fulton Hogan development would be 

complementary to future residential development of their own land.  

Accordingly, and for the avoidance of doubt, in the event that the 

Submitters’ land is rezoned as an outcome of later hearings, no 

amendments are sought to the Proposal in relation to the Fulton Hogan 

land. 
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11. However, for the purpose of this hearing, sufficient doubt remains as to 

whether the Submitters’ land will be rezoned.  The Submitters are well 

aware that unless the CRPS is amended as a consequence of the current 

LURP review process, the Panel’s hands will be tied in the sense that it will 

be obliged to treat the urban boundary on Map A in that document as ‘fixed 

and inflexible’.     

12. With that prospect in mind, it is submitted that amendments are required to 

be made to Appendix 8.6.6 – Halswell West on the terms set out in Mr 

Taylor’s evidence, notably: 

1) Amend Appendix 8.6.6 – Halswell West as follows:  

a)  No direct property access or intersections accessing the 

John Patterson Drive realignment beyond the proposed 

Richmond Avenue intersection, in the north corner of the 

site; and  

b)  A 40m planted setback required to any residential property 

boundary from the John Patterson Drive realignment 

boundary along the north west boundary of the 

development; and  

c)  A 20m planted setback from any residential boundary be 

provided along the south west boundary of the site adjoining 

20 John Patterson Drive; and  

d)  The setbacks required in b) and c) above to be planted with 

trees at minimum spacings of 5m, with a minimum height at 

time of planting of 1.8m, and to reach a minimum height of 

8m at maturity; and  

2)  Amend Planning Map 44 to provide that a 40m strip along the 

western boundary of the Fulton Hogan land fronting the John 

Patterson Drive realignment, be identified as “Residential Suburban 

– Deferred”, with a subsequent amendment to the rules to provide 

that the Rural – Urban Fringe rules shall apply until such time as 

the rural zoned land in John Patterson Drive is rezoned for non-

rural purposes. 
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13. I should here note that the evidence of Mr Taylor questions whether the 

urbanisation of this land outside of the Projected Infrastructure Boundary 

shown in Figure 4 of the LURP and Map A in the CRPS is ‘tolerable’, 

although putting that issue aside, and recognising that the entire 7 hectares 

(more or less) of rural land need not remain undeveloped in order to 

address the interface, Mr Taylor’s approach represents a compromise 

position. 

14. However, absent the amendments he recommends, it is submitted that the 

pRDP would fail to give effect to the CRPS, and in particular: 

(a) Objective 5.2.1 in so far as the Fulton Hogan development will not 

be located and designed so that it functions in a way that: 

Enables people and communities, including future 
generations, to provide for their social, economic and 
cultural well-being and health and safety; and which:…  

(e)  enables rural activities that support the rural 
environment including primary production; …  

(i) avoids conflicts between incompatible activities. 

(b) Objective 6.2.1: 

Objective 6.2.1 - Recovery framework Recovery, 
rebuilding and development are enabled within Greater 
Christchurch through a land use and infrastructure 
framework that:…  

(7) maintains the character and amenity of rural areas and 
settlements; 

15. Nor will the pRDP sufficiently achieve and implement relevant Chapter 14 

objectives, and notably Residential Chapter Policy 14.1.6.9: 

Residential Chapter Policy 14.1.6.9 - Separation of incompatible 
activities  

1. Ensure adverse effects (including reverse sensitivity) on existing 
businesses, strategic infrastructure, and rural activities are 
avoided or adequately mitigated. 

16. Or the more relevant objective in Chapter 17 (pertaining to the Rural zone) 

– 17.1.1 Objective 1: 

17.1.1 Objective 1 - A productive and diverse rural environment  

1. Christchurch District has a productive and diverse rural 
environment where:  
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1) the range of activities supports and maintains the rural working 
environment, including the potential productive capacity of the 
land;  

2) subdivision and development does not create reverse sensitivity 
effects on rural activities, strategic infrastructure, access to high 
quality gravel resources and natural hazard mitigation works; and  

3) rural character is maintained and enhanced, including the 
distinctive character of Banks Peninsula and the Port Hills. 

Dated this 9th day of September 2015. 

 

P A Steven QC 
Counsel for the Submitters 2474-2478 


