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1 INTRODUCTION 

1.1 My name is Julie Anne Comfort.  I am a planner with Davie Lovell Smith where I have worked 

for the 18 years. 

1.2 I have a Masters of Arts in Geography from the University of Canterbury.  I have practised in 

the field of resource management for 18 years. During this time I have assisted private, 

public and corporate sector clients on a wide range of planning and resource management 

issues and projects.   

1.3 I have prepared and obtained consents for subdivisions under the current Living G rules, as 

well as for comprehensive land use and subdivision developments within various parts of the 

city, under the Living 1, Living 3 and Living G rule regimes.  I have also assisted in the analysis 

and consideration of submissions on several District Plans, as well assisting in the latest 

review of the Waimate District Plan.  This experience gives me an understanding of both the 

difficulties and complexities in writing rules and their implementation through the 

consenting process. 

1.4 I provided written and oral evidence for the Stage 1 hearing in respect of the proposed 

Residential New Neighbourhood Zone (RNN) within Chapter 8 – Subdivision and Chapter 14 

– Residential of the proposed Replacement District Plan (RDP).  

1.5 I have also taken part in the mediation on 23 and 24 September 2015 on the RNN rules 

within Chapters 8 and 14, as well as attending further mediation on 16-17 November 2015 

on a further set of revised rules and revised ODPs put forward by Council.  I note here the 

ODP of concern to the submitter was not part of that later mediation.   

2 CODE OF CONDUCT 

2.1 I confirm that I have read the Code of Conduct for expert witnesses contained in the 

Environment Court Practice Note 2014. I confirm that I have considered all material facts 

that I am aware of that might alter or detract from the opinions I express, and that this 

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

another person. 
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3 SCOPE OF EVIDENCE 

3.1 This evidence has been prepared in respect of the North Halswell Outline Development Plan 

(ODP) and associated narrative.  

3.2 My evidence covers the following matters: 

(a) Milns Road Farm Limited and Blakesfield Limited submission on the re-notified 

North Halswell ODP  

(b) Subsequent amendments to the North Halswell ODP as contained within the 

Christchurch City Council submission and evidence. 

 

4 EXECUTIVE SUMMARY 

4.1 I have reviewed Council’s response within the respective statements of evidence to the 

submissions made by Milns Road Farm Limited and Blakesfield Limited (#RNN8) on the 

North Halswell ODP and have identified that the relief in relation to the New Neighbourhood  

Design Guide has been accepted by Council. 

4.2 I address the relief sought that has not been accepted by Council, being the relocation of a 

reserve within the Submitters’ land. 

4.3 An additional matter that has arisen from Council’s submission on the re-notified ODP for 

North Halswell and their evidence is the re-instatement and changed locations of the 

collector routes that extend from Milns Road and connects with the two collector routes 

from Dunbars Road and Augustine Drive.  I conclude that if both routes are necessary, then 

the alignment should be as shown on the Stage 1 ODP and not as shown on the Council’s 

revised ODP attached to Ms Oliver’s evidence. 

4.4 I briefly consider the North Halswell ODP in terms of its consistency with Policy 6.3.3 of 

Canterbury Regional Policy Statement, and conclude that the revised ODP is consistent 

within the Policy 6.3.3.   
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5 MILNS ROAD FARM LIMITED AND BLAKESFIELD LIMITED SUBMISSION #RNN8 

5.1 Milns Road Farm Limited and Blakesfield Limited (the Submitters) lodged a submission 

(#RNN8) on the re-notified North Halswell ODP dated 10 November 2015. (Attachment 1) 

5.2 The submitters generally supported the ODP as it was re-notified in September 2015 

particularly with regards to the roading layout proposed and provision of first flush basins 

for the southern portion of the ODP that adjoins Milns Road.  The matters that the 

Submitters’ did not support were the location of a reserve on their land and the reference to 

the New Neighbourhood Design Guide within the ODP narrative.   

5.3 With respect to the latter the point, I note that although reference to the New 

Neighbourhood Design Guide has not been removed from the ODP, the revised wording 

within the ODP stipulates this document is a guide only.  I note that this document is also 

identified as a guide within the revised wording of clause 8.2.4A Matters for Discretion in 

Chapter 8 attached to Ms Oliver’s evidence.  This revised wording accords with the 

Submitters reasoning that a design guide can only illustrate one potential way of achieving 

the outcomes sought by the RNN zone and to suggest otherwise within the narrative would 

give it importance beyond its intent.  In this regard, the amendment made by Council 

following submissions is supported.   

5.4 The statement of evidence of Ms Reeves on behalf of the Christchurch City Council discusses 

the Submitters’ request to relocate reserve notation that falls within their land.  The 

Submitters wish the reserve to be relocated to a position adjoining Milns Road on the south-

west corner of their property.  At paragraph 18.7, Ms Reeves notes that the reserve has 

been cited to be central to the land area it serves, however she does not acknowledge the 

recreation route that is required to be provided as part of the upgrading and naturalisation 

of Dunbars Drain as set out in Point 3(a) of the narrative for the North Halswell ODP.   

5.5 Whilst I acknowledge Ms Reeves statement that the location of the reserve is something 

that could be addressed at the time of subdivision, my experience is that if an ODP shows a 

reserve in one location, there is very little flexibility in its location.  Any change in location 

greater than several meters is not usually accepted by Council.  A subdivision application 

that sought to shift the location of the reserve by 100m to 200m is not likely to be seen as 

being ‘consistent with’ with the ODP.  As such I do not agree with Ms Reeves that this would 

be a matter that could be easily addressed at the time of subdivision.   
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5.6 The ODP narrative includes a requirement to upgrade and naturalise Dunbars Drain and to 

provide a recreation route along that alignment.  The ODP requires the naturalised drain to 

have a minimum finished width of at least 8m, which when combined with a recreational 

path of 3m (2.5m shared path and 0.5m offset from residential boundaries) is likely to result 

in a green space area of at least 11m.  The outcome of these requirements is a green space 

and recreation area within the central area of the Submitters’ land.  Having two recreation 

areas within one locality is not considered necessary.  I consider that the relocation of 

reserve to the south-west corner of the Submitters' property is appropriate. 

5.7 Council’s revised ODP (both within their submission and evidence) proposes to reinstate a 

collector road into the ODP which was absent from the re-notified version (28 September 

2015).  Council’s submission stated that the notified ODP did not reflect the agreed position 

following the Stage 1 Chapter 8 hearing, and as such the version attached to their 

submission corrected the re-notified version.  However, the roading locations shown within 

Council’s revised ODP is different to that which was notified in Stage 1.   

5.8 The Submitters generally supported roading layout shown on the ODP as it was re-notified in 

September 2015. This showed one collector road running through the Submitters’ land from 

Halswell Road to Sparks Road, a second collector running from the Milns Road intersection 

with William Brittan Drive through part of the Submitters’ land before curving away towards 

the north-west and the KAC, and a flexible access point was provided for at the southeast 

corner of the Submitters’ land as shown in Figure 1 below.   

 

Land owned by 
Milns Road 

Farm Limited 
and Blakesfield 

Limited 
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Figure 1 – North Halswell ODP as re-notified September 2015 

5.9 In addition to re-instating the second collector road, Council’s revised ODP show two 

collector roads as straight roads. This differs from the alignment of these roads within the 

original Stage 1 ODP.  This is illustrated in Figure 2 below. 

  
Stage 1 ODP    Council’s Revised ODP 

Figure 2 – Differing collector roads within the North Halswell ODP area 

5.10 There is no question that roading connections throughout the ODP should be provided,  as 

this is clearly set out in point 4(e) of the ODP narrative which states: 

(e) A fully interconnected local road network across the site that achieves a high level of 

accessibility and connectivity for people, including opportunities for walking, cycling 

and public transport and services and that provides connections with Hendersons 

Road and Milns Road and the new collector roads.  

5.11 I consider that there can be difficulties with showing roads on the boundary between two 

properties, as the Revised ODP above shows.  This includes uncertainty for all parties as to 

their obligations to provide the road and as such the overall cost of their development.  For 

example if one owner can prove that a collector road is not needed for their development, 

the obligation to build the road would presumably fall to the adjoining owner.  Typically, 

developers prefer where to develop both sides of a road where they are required, as it 

assists is spreading the costs of that road over more properties.  If an owner is obliged to 

build the road but can only develop one side, then they have to carry the full cost of that 

road.  Whilst a link strip may be able to be used to compensate that cost, the developer (or 

Land owned by 
Milns Road 

Farm Limited 
and Blakesfield 

Limited 
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Council if they take ownership of the link strip) will carrying that cost until the neighbour 

develops and the road frontage is needed.  I consider that the road alignments as shown 

within the Stage 1 ODP limits this issue as far as is practical.  

5.12 There is however no evidence provided by Council for the reinstatement of the second 

collector road or the revised alignment of both roads.  Council’s submission referred only to 

ensuring consistency with an agreed position in the Stage 1 Subdivision hearing, and to the 

best of my knowledge this did not include a realignment of these routes.  Should both roads 

be considered necessary, I consider that given Council’s submission and lack of other 

supporting evidence, the roads should return to the alignment on the Stage 1 ODP rather 

than shown within Council’s evidence.  I note also that the ODP narrative only refers to two 

collector roads being required in points 4(a) and 4(b). These are the roads that run from 

Halswell Road through the site to Sparks Road. 

5.13 Overall I note that, subject to amendments discussed above, the revised North Halswell ODP 

and narrative are an improvement over that which was notified in Stage 1.  Additionally 

together the ODP and narrative are considered to be consistent with the requirements of 

Policy 6.3.3 of the Canterbury Regional Policy Statement, in that road connections, reserves, 

stormwater and other infrastructure requirements are described or shown.  Additionally 

density is addressed through the narrative which discusses where higher density is 

anticipated and where a lower density could be appropriate   

 

6 CONCLUSION 

6.1 I consider that the North Halswell Outline Development Plan is consistent with Policy 6.3.3 

of the Canterbury Regional Policy Statement and, subject to the amendments discussed with 

regards to the reserve position and Milns Road collector roads, will assist with the integrated 

development of the North Halswell greenfield priority area. 

 

Julie Comfort 
16 December 2015 
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ATTACHMENT 1 – MILNS ROAD FARM LTD & BLAKESFIELD LTD SUBMISSION #RNN8 

 



SUBMISSION ON THE PROPOSED REPLACEMENT CHRISTCHURCH DISTRICT PLAN 
in accordance with Clause 6 of the Schedule 1 of the 

Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014 
 

 
TO:   Christchurch City Council,  
  P.O. Box 73001, Christchurch 8154 
  dpreview@ccc.govt.nz  
 
 
SUBMITTER NAME:  Milns Road Farm Limited and Blakesfield Limited 
  
ADDRESS FOR SERVICE:  c/- Davie Lovell-Smith Ltd 

P.O. Box 679, Christchurch 8140 
 
CONTACT PERSON:   Julie Comfort, Davie Lovell-Smith Ltd   

Julie.Comfort@dls.co.nz   

  
PHONE:    03 379-0793  
 
 

 
Trade Competition:  

We could gain an advantage in trade competition through this submission: ☐ Y   N 

If Yes to above, then:  
 
We are directly affected by an effect of the subject matter of the submissions that: 
(a)  adversely affects the environment; and  

(b)  does not relate to trade competition or the effects of trade competition  ☐ Y  ☐ N 

 

 
 
INTRODUCTION 
 
Milns Road Farm Limited and Blakesfield Limited own 53 and 85 Milns Road.  These properties are legally 
described as Lot 4 DP 5206 & Lot 2 DP 468260, and are held in Certificates of Title CB406/269 & 627999, 
respectively.  This land is to be rezoned Residential New Neighbourhood and is therefore subject to the 
North Halswell Outline Development. The submitters’ land is identified in Attachment 1. 
 
 
SUBMISSION 1 
 
The Proposal this submission relates to is:  
 
 Proposal:  Residential New Neighbourhood 
 
The specific proposal that this submission relates to is:  
 
 Appendix 8.6.4 North Halswell Outline Development Plan 
  

We    Support  ☐ Oppose  ☐ seek to have the above provision amended 

  



The Reasons for our submission is:  
 
We generally support the proposed revised Outline Development Plan (ODP) for North Halswell.  In 
particular, we support the indicative roading layout and the provision of first flush basins for the southern 
portion of the ODP that adjoins Milns Road as shown. 
 
The Decision we seek is:  
  
1. That the proposed roading layout and stormwater network, including the provision of first flush 

basins for the southern portion of the North Halswell ODP is retained as notified. 
 
 

 
 
SUBMISSION 2 
 
The Proposal this submission relates to is:  
 
 Proposal:  Residential New Neighbourhood 
 
The specific proposal that this submission relates to is:  
 
 Appendix 8.6.4 North Halswell Outline Development Plan 
  

We   ☐ Support  ☐ Oppose   seek to have the above provision amended 

  
The Reasons for our submission is:  
 
Whilst we generally support the ODP for North Halswell, we consider the provision of reserves within the 
ODP should not be restricted to the general areas where they are shown.  The provision of a recreational 
route along the upgraded waterways is appropriate, but it is not necessary to then require the 
establishment of the local reserve within the same locality.  As such it is considered appropriate to relocate 
the reserve shown on the submitter’s land to a position away from the water way.  The positon considered 
most appropriate is to the southeast of the proposed collector road that intersects with William Brittan 
Drive. 
 
 
 
The Decision we seek is that the provision:  
  

Be   ☐  Retained  ☐ Deleted   Amended as follows: 

 
1. That the ODP for North Halswell is amended by shifting the reserve shown on the submitters’ land 

to a position as shown in Attachment 1. 
 
 

 



 
SUBMISSION 3 
 
The Proposal this submission relates to is:  
 
 Proposal:  Residential New Neighbourhood 
 
The specific proposal that this submission relates to is:  
 
 Appendix 8.6.4 North Halswell Outline Development Plan 
  

We   ☐ Support  ☐ Oppose   seek to have the above provision amended 

  
The Reasons for our submission is:  
 
Whilst we generally support the ODP for North Halswell, we consider the reference to the New 
Neighbourhood Design Guide within the narrative of the ODP is not appropriate.  The ODP and associated 
narrative are essentially ‘rules’ as any development is to be undertaken in accordance with them. The 
Design Guide is just that – a guide that illustrates one potential way of achieving the outcomes sought for 
the Residential New Neighbourhood Zone.  Reference to the Guide within the narrative gives it importance 
beyond its intent. 
 
The Decision we seek is that the provision:  
  

Be   ☐  Retained  ☐ Deleted   Amended as follows: 

 
1. Under heading ‘Development Requirements’, that the first paragraph is amended by deleting the 

last sentence of the first paragraph, which reads “Means of achieving the less tangible 
requirements are demonstrated in the Christchurch City Council’s New Neighbourhood Design 
Guide.”   

 
 
 
 
We do wish to be heard in support of our submission. 
 
 
If others are making similar submissions we will consider presenting a joint case with them at the hearing. 
 
 
 
……………………………………….  
Signature of person authorise to sign on behalf of submitter 
 
 
10 November 2015 
 
 
Attachment 1 – Amendment sought to ODP 



 

 

Move reserve to 
this position 

R 

Attachment 1 
Amendment Sought to ODP by Milns Road Farm Ltd and Blakesfield Limited   Submission No. 2 

Land owned by 
Milns Road Farm Limited 
and Blakesfield Limited 
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