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Introduction 

1 These legal submissions are presented on behalf of Canterbury Sports Limited 

(submitter 2277). They relate to the rezoning request included in the submission, 

seeking that approximately 20 hectares are rezoned from Rural Urban Fringe Zone to 

Open Space Metropolitan Facilities Zone (OSMF Zone). 

Background 

2 Firstly, we apologise that Mr Meyn is not able to be here to speak to his submission, 

due to business commitments in Russia. He is incredibly passionate about the existing 

facility, and what he hopes to do at the site, and so is disappointed he is unable to be 

here to answer questions.  

3 Canterbury Sports Limited (CSL) currently holds a resource consent for a football 

facility at 466 – 482 Yaldhurst Road (the site). This resource consent permits the 

following: 

 One full size natural turf football pitch; 3.1

 Six artificial mini pitches (two of which are covered); 3.2

 Two full size artificial turf pitches; 3.3

 Associated lighting; 3.4

 Associated parking; and 3.5

 A club rooms building and stand (1200m2 over two stories). 3.6

4 As outlined in the evidence of Mr Meyn, many different sites were considered around 

the city for the development, including sites at Avonhead, Marshlands and Harewood. 

Ultimately, for various reasons, the site at Yaldhurst was considered the most 

appropriate. A significant reason for this was the size of the site able to be purchased 

at Yaldhurst, as land of a similar size in the city was difficult to come by, and 

prohibitively expensive for a recreational facility.  

5 As established above, CSL have already established a football facility that is of huge 

benefit to Christchurch city, and the surrounding region. However, CSL have further 

ambitions for the site, including potentially a 50m Olympic standard swimming pool, 

and a gymnasium. It is anticipated that these facilities will be used for elite training 

purposes, as well as competitions, meets and tournaments.  

6 CSL are proposing to undertake the development of these projects at its own cost – 

potentially teaming up with appropriate sporting bodies. These facilities will be provide 
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huge benefit to the city (through both the ability of local athletes to use the facilities, as 

well as the business it will bring to the region) at no cost to the ratepayer.  

Scope of submissions 

7 These legal submissions will address the following issues in relation to the rezoning of 

the site to OSMF Zone: 

 The Canterbury Regional Policy Statement; 7.1

 The meaning of the term ‘metropolitan’; 7.2

 Issues of rural consistency and amenity; 7.3

 Appropriateness of the proposed Outline Development Plan; and 7.4

 Other options available to the Panel. 7.5

The Canterbury Regional Policy Statement 

8 The site is located outside of the ‘urban limits’, as delineated on Map A of the 

Canterbury Regional Policy Statement (CRPS). Evidence from Janice Carter for the 

Christchurch City Council (Council) has interpreted this as meaning that the OSMF 

Zone is inappropriate
1
.   

9 We disagree with the Council’s approach for the following reasons: 

 The CRPS anticipates recreational activity occurring on both sides of the ‘line’, 9.1

as the definitions of both urban and rural activities include an element of 

recreation. Unlike commercial and residential activity, where there are clear 

directions that all such activity is to take place within the urban limit line, the 

CRPS provisions allow for recreation activities to take place equally 

comfortably on either side of the line.  

 There are numerous objectives and policies within the CRPS which support 9.2

recreational activities at this site. These are addressed in the evidence of 

Jeremy Phillips at paragraph 37, and we refer you to those. Due to this policy 

support, it is submitted that the use of the land for recreational purposes is 

appropriate, and consistent with the outcomes the CRPS aims to achieve.  

 Janice Carter
2
 refers to the size, function and intensity or character of the 9.3

proposal not being typical to the rural environment. This is addressed below 
under the heading “rural consistency and amenity”.  

                                                      

1
 Evidence in Chief of Janice Carter at 25.14 

2
 EIC of Janice Carter at 25.11 
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Appropriateness of the OSMF Zone 

10 Janice Carter outlines
3
 that she considers OSMF to be the most appropriate zoning, in 

the absence of the CRPS. As outlined above, it is submitted by CSL that the CRPS 

does not prevent this activity in the way that Ms Carter outlines, and so it is 

appropriate to rezone the site to OSMF Zone.  

11 As outlined in the evidence of Jeremy Phillips, Policy 1 of the Open Space proposal 

sets out the expectations in relation to the different Open Space zones. The currently 

consented activity does not fit within the fairly narrow constraints of what is anticipated 

in the Open Space Community Parks Zone (OSCP Zone), but instead sits exactly 

within what is anticipated within the OSMF Zone.  

12 The OSCP Zone includes numerous parks, as many of them are small, community 

parks used by the surrounding suburb. Some of the larger examples include Burnside 

Park, Saint Albans Park and the area surrounding the Jellie Park recreation centre. 

These are all fairly large, open areas, often with rugby or football fields, but minimal 

impervious surfaces and building cover.   

13 Alternatively, the OSMF Zone includes places such as Jellie Park recreation centre, 

English Park and Cowles Stadium, all of which include the current or existing type of 

developments anticipated at the site. These facilities are used for regional and 

national events, at both a junior and professional level. The building or impervious 

surfaces cover at these sites is higher than those parks within the OSCP Zone.  

14 For the reasons outlined above, it is submitted for CSL that the OSMF is the only zone 

which will accurately reflect what is currently consented, as well as the aspirations for 

future development.  

Meaning of the term ‘metropolitan’ 

15 It is submitted that the consented activity at the site, as well as the proposed 

developments, are consistent with the term ‘metropolitan’ as it applies to OSMF Zone.  

16 The consented activities on the site, as well as the development which would be 

possible under the OSMF Zone, are consistent with metropolitan facilities, as they will 

be of benefit to the entire region. Metropolitan indicates a larger catchment area than 

simply the central city, including adjacent suburbs and towns. The definition of 

metropolitan encompasses a city and its adjacent suburbs. This proposed zone will 

serve the region with elite training and performance centres, bringing it within the 

realms of a metropolitan facility.  

                                                      

3
 Rebuttal evidence of Janice Carter at 8.2 
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17 This is consistent with the Policies of the OSMF Zone, particularly Policy 1. a. ii. C, 

which anticipates those facilities in an OSMF Zone providing for city, regional, national 

and international events.  

18 The theme of the OSMF policies is centred on words such as “large”, “major” “multi-

functional”.  The connotation is that the size of such facilities will be sufficient to 

service the wider metropolitan community.   

19 The nature of the policies is about sufficiency of size rather than where they are 

geographically located.  This is in contra-distinction to the community open space 

areas which stress the importance of a geographical linkage to a “community”. 

Rural consistency and amenity 

20 The issue of rural consistency and amenity has been addressed by the evidence of 

Jeremy London, and the proposed Outline Development Plan circulated to parties on 

17 February 2016, which will be formally introduced by Mr London.  

21 Between the site coverage rules (in relation to both buildings and impervious surfaces) 

proposed in the evidence of Mr Phillips, and the periphery treatment proposed by Mr 

London, it is submitted that the OSMF Zone would be consistent with the Rural Urban 

Fringe Zone surrounding it.  

22 By its name, the Rural Urban Fringe Zone does not appear to contemplate a ‘pure’ 

rural environment; instead it acts as a buffer between pure rural and urban activities. 

This is further explained by Mr London, where he outlines the context of the site, 

including consented residential and commercial development across the road, the 

airport and associated facilities nearby, along with other existing development.  

23 We consider the above evidence addresses the concern from Mr Darryl Miller
4
 in 

relation to the ability of the OSMF Zone to integrate into the existing rural environment, 

as well as the comments from Janice Carter in relation to the ability of the Zone to 

internalise its effects
5
. Given the emphasis on the OSMF policy to host national and 

international events and to provide entertainment to residents and visitors, we 

consider that fully internalising effects is either not possible, nor is it set out as a policy 

or stipulation for the zone. As long as any development is consistent with its 

surroundings, which both Mr London and Mr Phillips outline it will be, a complete 

internalising of effects is not necessary.  

24 We note also that the provisions of the pRDP (particularly at chapter 6) address both 

noise and glare, which were potential issues identified by Mr Miller. We do not 

                                                      

4
 Evidence in Chief of Darryl Miller at paragraph 42. 

5
 Rebuttal evidence of Janice Carter at paragraph 8.2  
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consider that the OSMF Zone requires bespoke rules in relation to noise and glare, 

beyond what the pRDP already controls. Additionally on this point, we refer to the 

resource consent currently held by Mr Meyn, which includes rules in relation to both 

noise and glare. There has been no history of non-compliance at the site.  

Appropriateness of an Outline Development Plan 

25 CSL has proposed an Outline Development Plan (ODP) to apply to the site. The 

proposed ODP deals only with periphery treatment, which is all that is considered 

necessary to ensure that the OSMF Zone is consistent with its surrounding Rural 

Urban Fringe Zone context.  

26 The proposed site coverage rules will control development in a manner which is 

appropriate with the limits of the OSMF Zone, and the site’s surrounds. Therefore, it is 

not considered necessary or useful to dictate at this stage where further development 

on the site must occur.  

Other considerations for the Panel 

27 CSL made a submission on the LURP review, seeking relief which is consistent with 

what is being sought through this pRDP process. The Christchurch City Council 

agreed with this position, and made a submission to Environment Canterbury seeking 

a change to the LURP which would allow for a straightforward planning solution to be 

reached in relation to this site.   

28 It is hoped that an agreeable outcome can result from this pDPR process, which will 

ultimately render the LURP submission unnecessary. We are happy to provide copies 

of those submissions, if the Panel considers that would be helpful.  

Dated 22 February 2015 

  

 ______________________________ 

Ewan Chapman / Jamie Robinson 

Counsel for Canterbury Sports Limited 

 

 


