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1 INTRODUCTION 

 My name is Jeremy London and I am a Landscape Architect employed by 

Rough & Milne Landscape Architects. 

 My Qualifications are a Bachelor of Landscape Architecture and a Bachelor 

or Resource Studies. I am a registered member of the New Zealand 

Institute of Landscape Architects. 

 I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note 2014. I have complied with it in preparing 

this evidence and I agree to comply with it in presenting evidence at the 

Open Space hearing. I confirm that this evidence is within my area of 

expertise, except where I state that this evidence is given in reliance on 

another person’s evidence. I have considered all material facts that are 

known to me that might alter or detract from the opinions I express in this 

evidence.  

2 SCOPE OF EVIDENCE 

 My evidence is presented in relation to the Open Space provisions in 

Chapter 18 of the current version of the proposed Christchurch City Council 

Replacement District Plan (RDP), on behalf of Canterbury Sports Limited 

(CSL). 

3 BACKGROUND 

 In 2013 I was engaged by the applicant to prepare an Assessment of 

Environmental Effects for a resource consent application to establish a 

Football Club complex at 466 Yaldhurst Road, Yaldhurst, Christchurch, 

which was subsequently granted. The main features of this resource 

consent insofar as it relates to the landscape, and the extent to which the 

consented development has been implemented to date, are described in 

subsequent sections below. 

4 EXECUTIVE SUMMARY 

 CSL’s land is located on land adjacent to the rural / urban boundary of 

Christchurch City. Despite the underlying rural zoning, the surrounding 

environment has a relatively developed, semi-urban character due to the 
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presence of adjacent urban activity and zoning, major arterial roads, 

significantly scaled infrastructure, airport activity, and degree of non-rural 

activity occurring in the vicinity further west from the subject site and 

designated urban boundary. As a result the transition from the rural to urban 

environment is more of a gradual one than mapped / proposed ‘urban limits’ 

imply.  

 The consented and partly constructed recreation facility on the subject site 

was proposed on the basis that it would result in a more developed 

character than the former land use and zoning would imply, but that the 

environmental effects of the proposal would fall within acceptable limits 

considering the existing character and ongoing development of the 

receiving environment. 

 CSL now seeks a zone change for the site that is most in keeping with the 

nature of the consented development, and allows for future development to 

further meet community requirements for recreational facilities, and achieve 

the outcomes intended by the objectives and policies of the district plan 

relevant to the provision of such facilities. 

 Proposed zone and site-specific provisions will allow for development of the 

site that results in a more developed character than at present, however 

one that is not inconsistent with the character and level of development that 

is currently experienced in the wider setting. Furthermore the proposed 

landscape controls will maintain a level of openness and greenery 

perceived from adjoining properties and public spaces that will be 

sympathetic to the semi-rural qualities of the surroundings.  

 In terms of landscape character, the development permitted by the 

proposed zoning, and rules specific to it, would result in a character that is 

more developed than a typical rural environment, yet more expansive and 

open than a typical urban recreational facility. Therefore it is considered 

appropriate for the periphery of the urban environment from a landscape 

perspective. 
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5 DESCRIPTION OF THE SITE AND ITS WIDER LANDSCAPE CONTEXT 

Site Location 

 The subject site is located on the western urban edge of Christchurch city.  

The address of the site is 466-482 Yaldhurst Road, and it comprises three 

adjoining rural lots - Lot 2 DP 64235 (west), Lot 2 DP 59957 (south east) 

and Lot 1 DP 78059 (north east) – that together form a rectangular block of 

land adjoining the north side of Yaldhurst Road between Russley Road and 

Pound Road. The site extends north from Yaldhurst Road for 470m toward 

Ryans Road, and lies directly opposite the road entrance to the currently 

developing Noble/Masham subdivision, Sir John McKenzie Avenue.      

Existing Landscape Context 

 The site is located at the southern end of a block of rural land located 

immediately west of Christchurch City’s current urban edge, extending north 

from Yaldhurst Road, and located east of Yaldhurst township and south of 

Christchurch International Airport. The topography of the area is relatively 

flat, and land use is predominantly agricultural and horticultural, land cover 

typically consisting of pasture and crop fields divided by hedgerows, 

shelterbelts and fence lines, with farm buildings, rural residences and 

lifestyle blocks occurring at regular intervals, and with various infrastructure 

present. 

 To the east of Russley Road the rural land use changes abruptly to an 

urban, typically residential environment, where the predominant zoning is 

Living 1 and development consists mainly of medium density housing on 

separate landscaped properties. Pockets of business, cultural and open 

space zoning occur scattered within this living zone.   

 To the west lies the town of Yaldhurst, centered approximately 2km from 

the city edge at the point where Yaldhurst Road joins and becomes West 

Coast Road. Yaldhurst Township consists of a range of commercial, rural 

residential and rural / industrial activities, with a concentration of 

development along West Coast Road (the continuation of Yaldhurst Road) 

including The long-standing Z (formerly Shell) petrol station, the Yaldhurst 

Pub, and the Yaldhurst Business Park. The connection between Yaldhurst / 

West Coast Road and Pound Road is marked by a large, urban-style 

roundabout with a number of commercial buildings clustered around it.   
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 Opposite the application site to the south of Yaldhurst Road lies an area of 

land recently re-zoned from its former rural zoning to Living G (Yaldhurst), 

allowing for the development of the new Noble/Masham residential 

subdivision. Under the proposed RDP the zoning of this land is amended 

again to become a ‘Residential New Neighbourhood Zone’, arranged to the 

south, east and west around a ‘Commercial Core Zone’ that lies directly 

adjacent to Yaldhurst Road directly opposite the site. This land is currently 

being developed in accordance with the rezoning, and when complete will 

comprise a westward extension of Christchurch’s urban fabric in the 

direction of Yaldhurst Town. 

 Further to the north is the land owned and occupied by Christchurch 

International Airport, containing runways, surrounding grassland, airport 

buildings and associated structures, and an area of industrial / commercial 

development that is over time being extended south along the western 

margin of Russley Road, in the form of the Dakota Business Park. The 

airport land is flat and much of it is open, and in this sense it exists as a 

continuation of the generally open nature of the rural environment that 

surrounds it. However, the variety of built structures, boundary fencing, hard 

surfacing and general levels of vehicular activity, both land and air, 

contribute to a more developed character on airport land than on most of 

the rural land that adjoins it.  

 The block of land bounded and defined by the features described above 

displays a generally rural character internally. This rural character is a result 

of the generally green and expansive, yet pragmatic appearance of the 

land, arising from a predominant land use of open fields divided by fence 

lines and linear rows of vegetation. Residential dwellings and agricultural 

buildings also form part of this environment, at a sufficiently low density that 

the expansive, vegetated quality of the land, and thus, a generally rural 

character prevails internally.  

 However, the block of land in question is situated within a wider setting that 

has a more varied character and level of built development. The proximity of 

urban development immediately to the east and south, Yaldhurst township 

to the west, two adjoining Major Arterial Roads with high levels of visible 

and audible vehicle activity, and the frequency of aircraft approaching and 

departing to the north all contribute to a peri-urban character experienced in 

the general locality, rather than an exclusively rural character. The 

openness typically associated with the rural Canterbury Plains character is 
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effectively compartmentalised, the westward expansion of urban 

development occurring in the current Living G (Yaldhurst) zone to the south 

of Yaldhurst Road further contributing to this effect over time. The amenity 

of the area is not particularly high, due in part to the above influencing 

factors, and also to the presence of a number of power transmission lines 

supported by substantial pylons that adjoin the site to the east. While 

transmission lines of this scale do typically occur in a rural environment, and 

form part of the existing character of the area, their highly engineered 

structure and utilitarian appearance does not contribute positively to rural 

character, and has an adverse effect on amenity. 

 To consider the landscape context on a broad scale, the rural block 

containing the subject site is situated within an area of transition that occurs 

between the rural environment of the Canterbury Plains and the urban 

environment of Christchurch City. This transition, as one approaches the 

city along public transit routes, is characterised by a generally increasing 

density and frequency of built development, and other activity that departs 

from the agricultural and horticultural practices that predominate in an 

exclusively rural environment. 

 The transition described above is apparent when travelling toward 

Christchurch from the west along West Coast Road. Upon arrival in 

Yaldhurst an intensification of residential, commercial, industrial and 

business related built development, with associated signage and activity 

levels, has already been experienced. Continuing east of Yaldhurst beyond 

the Pound Road roundabout is a two-kilometre stretch of road that in the 

past was bounded on both sides by rural land, providing a brief rural buffer 

between Yaldhurst and the edge of Christchurch. 

 For a short distance east of the Pound Road roundabout this remains the 

case, however, as urban development extends westward on the south side 

of this road, the point of return to a more developed environment is being 

relocated west. The Outline Development Plan for the Living G (Yaldhurst) 

zone identifies a combination of commercial, high density residential and 

medium density residential activity to be established adjacent to the 

southern edge of Yaldhurst Road. This is reflected in the proposed zoning 

of this piece of land as ‘Commercial Core’. Travelling past the 

Noble/Masham subdivision will give a sense of skirting an urban 

environment, rather than driving through a pocket of countryside, as was 
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previously the case. In other words, in terms of landscape character this 

section of Yaldhurst Road is becoming increasingly urban. 

Description of Consented Development 

 The Resource Consent granted in 2013 provides for the following 

development to occur on the application site: 

Football Pitches 

 Three full sized football pitches are consented, one surfaced with natural 

turf and two with artificial turf. The natural turf pitch stands alone, slightly 

south-west of the centre of the site, approximately 110m from the Yaldhurst 

Road boundary behind an existing hedgerow, and a similar distance from 

the western internal boundary. The two artificial turf pitches (which have 

now been established on the site) are positioned side by side in the north-

east corner of the site, in relatively close proximity to both the east and 

north site boundaries. Each of these three pitches have scaffold seating 

stands adjacent to them catering for up to 300 people, and a 5m high post 

and wire fence surround their perimeter. 

 South of the two full-sized artificial pitches, also near the eastern site 

boundary is a series of six mini-pitches in a rectangular arrangement, 

surfaced with artificial turf. These pitches are fenced overhead and around 

their perimeter with steel posts and nylon netting. The centre two mini-

pitches are covered with an open-sided overhead canopy that stands to a 

height of 6.9m.  

Club Room Building 

 A club room building with a ground floor area of 950m² and a height of 8.9m 

is to be located between the full-sized artificial turf pitches and the mini-

pitches. The ground floor of this building contains changing rooms, first aid 

rooms, therapy rooms, storage, coaches rooms, bathrooms, reception and 

administrative facilities, and a retail/proshop for football related equipment. 

The top floor contains ‘function’ type facilities including cafe, kitchen, a large 

public lounge and a separate function room at one end. The building is an 

elongated cube-like form, with a moderate amount of glazing particularly on 

the upper level, a prominent overhanging roofline, and its long axis facing 

Yaldhurst Road. An audience stand extends north from this building, facing 
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the full-sized artificial turf pitches. The roof of the building is cantilevered to 

the north providing weather protection for the stand which will cater for up to 

400 people. A paved pedestrian area surrounds the club room building.  

Site Access / Entrance   

 Access to the site is provided via the existing set of traffic lights at the 

intersection of Yaldhurst Road and Sir John McKenzie Avenue. An internal 

road extends from this intersection into the site accessing the car park 

located approximately 210m from the road frontage, and also accessing the 

various facilities on site.  

 The first 100m section of the internal road is identified as forming part of a 

potential future road reserve that would continue through the application 

site, east of the football facilities, to the site’s north-east corner.  This road 

would be formed and vested in council at such time as it may be required to 

provide a connection from the existing intersection on Yaldhurst Road 

through the application site to adjoining land to the north. Under the 

approved consent the road is only formed as necessary to provide access 

to the football facility.  

 Along the Yaldhurst Road site boundary a new footpath is constructed with 

a crossing over the site entrance. The approved alignment of this footpath 

may involve the removal of some of the boundary vegetation adjacent to the 

existing residential building.   

Car Parking 

 Sealed car parking is provided for 382 cars in an area of hardstand central 

to the site, accessed from the site entrance on Yaldhurst Road via the 

internal road described above. During peak times, informal parking for an 

additional 297 cars is allowed for, including overflow parking on a grassed 

area near the Yaldhurst Road boundary, between the internal road and the 

existing residential building. 

Lighting 

 The natural turf pitch is lit by six 21m high lighting masts, positioned around 

the perimeter of the pitch and oriented inwards. The two full size artificial 

turf pitches are lit by another six lighting masts of the same height. The 
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mini-pitches are lit by a series of smaller 9.7m high lighting masts, and the 

covered mini-pitches are lit by lighting fixed beneath the 6.9m high canopy 

above. Pitch lighting is described in the original lighting report submitted for 

consent as having been designed to minimise outward light spill to 

surrounding areas, and the operation of these lights is restricted to the 

hours of 4pm to 10pm. Street lights at a height of 7m are also installed 

along the internal road leading from the site entrance to the car park areas. 

 As stated in the Statement Of Evidence of Mr Jeremy Phillips, the 

consented development scheme allows for approximately 11.9% combined 

building and impervious surfacing on the site, comprising 2.1% buildings 

and 9.7% impervious surfacing.  

Description of Site and Consented Development Implemented to date  

 The three lots that comprise the application site have a total area of 19.8ha. 

Like the surrounding land, the site topography is relatively flat, and prior to 

the resource consent application lodged and approved in 2013, the site was 

covered in exotic pasture with the exception of a residential dwelling and a 

number of ancillary buildings set within a landscaped garden adjacent to 

Yaldhurst Road. The western portion of the site was divided by shelterbelts 

into a series of eight small paddocks, one of which contained the dwelling 

and buildings described, and the eastern portion was divided into two larger 

paddocks in a similar manner.  

 To date the eastern half of the site has been partially developed in 

accordance with the consented scheme. The two artificial turf pitches and 

their associated lighting and fencing, as well as the car park, entrance and 

access road including lamp posts are constructed and in use. A small 

temporary building currently occupies the space allocated for the club room 

building, and a shelterbelt oriented east-west along the boundary of Lot 2 

DP 59957 and Lot 1 DP 78059 remains in place for the time being, partially 

screening the constructed artificial turf pitches and associated structures 

from Yaldhurst Road. The club room building and mini-pitches are yet to be 

constructed, and will eventually result in the removal of the aforementioned 

shelterbelt. The natural turf pitch and associated lighting are also yet to be 

constructed in the western half of the site (Lot 2 DP 64235) which currently 

remains in pasture divided by hedgerows as described above. Also 

constructed along the eastern half of the Yaldhurst Road frontage is a 
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visually permeable steel mesh fence standing to a height of approximately 

2m.   

 The north and west internal boundaries, and the southern part of the east 

internal boundary of the application site are delineated by exotic hedges 

and shelterbelts, while the north portion of the east boundary is now clear of 

boundary vegetation and features an earth bund adjacent to the constructed 

football pitches that appears to be approximately 1.5m high. The Yaldhurst 

Road boundary of Lot 2 DP 64235, the western part of the site, features 

shelterbelt planting of varying density, permitting filtered and intermittent 

views into the site from the road. The Yaldhurst Road frontage of Lot 2 DP 

59957 to the eastern end, behind the steel fence, is landscaped with a 

series of low earth mounds and widely-spaced young specimen trees, the 

effect of which is a visually open and aesthetically pleasing frontage that 

permits clear views to the interior of the site. With the exception of the north 

part of the east site boundary where the aforementioned bund occurs, the 

site interior is either partially or fully screened from most adjoining 

properties by boundary vegetation, depending on the tree type and density 

of foliage. Poplar trees to the west boundary for example, have a filtering 

effect on views across the boundary, whereas the conifer hedge to the east 

end of the north boundary, and the south end of the east boundary, screen 

views entirely. 

Character of the Existing Site and Consented Development Scheme  

 At present the western portion of the site retains a distinctly rural character 

internally, while the eastern portion is taking on an increasingly developed, 

and to a degree urbanised character as the consented development 

scheme is implemented. The expansive and vegetated appearance of the 

eastern part of the site as seen from Yaldhurst Road possesses a relatively 

high level of amenity, and is sympathetic to the surrounding rural land in this 

regard. However the new sealed road, extensive kerb and channel, 

hardstand for parking, lamp posts, football pitches with their fencing and 

light stands, and generally more manicured state of the property already 

lend it a distinctly more urbanised character than that which resulted from 

the former land use. Upon completion of the consented scheme this effect 

will be contributed to further by the presence of the club room building and 

mini-pitches that will replace the remaining hedgerow between Lot 2 DP 

59957 and Lot 1 DP 78059, and extend built structure further south towards 

Yaldhurst Road. The future establishment of the natural turf pitch, 
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associated lighting and other structures in the western part of the site will 

similarly contribute to the more developed character of the site as a whole. 

 The increasingly developed character described above is / will be clearly 

visible from Yaldhurst Road, and from the rural land east of the application 

site via the north part of the east site boundary, which is not vegetated. The 

property adjoining the east site boundary is understood to be owned by a 

utility company for the purpose of containing the power pylons that cross it, 

and is not inhabited. A number of rural residences do exist east of this, all 

situated within 200m of Russley Road, and the character effects of the 

proposal are likely to be visible to some degree from these properties. It is 

worth noting that when looking toward the application site from this direction 

the proposed facility will be viewed beyond, and in the context of the 

transmission line pylons, which already contribute built/engineered form of 

significant scale to this outlook. Furthermore these properties are situated in 

relatively close proximity to major transport corridors and the urban edge of 

Christchurch City, and as a whole their surroundings include a significant 

element of built / urban development. 

 Views of the development from rural properties adjoining the north and west 

internal boundaries of the site are currently limited by boundary vegetation, 

ranging from partially screened to completely screened views. An exception 

to this is the series of 12 consented light masts that stand to a height of 

approximately 21m, of which 6 servicing the artificial turf pitches have been 

constructed to date. These masts exceed the height of the boundary 

vegetation making their top portion visible from surrounding land, and when 

illuminated at night are likely to result in the most consistently significant 

visual effect of the consented development on the wider environment. 

Character Effects of the Consented Development Scheme  

 My previous Assessment of Environmental Effects recognised that the now 

consented development would result perceptible character and amenity 

effects in relation to the pre-existing character of the site, most notably the 

21m high illuminated light masts, and these effects would be experienced to 

a varying degree from surrounding viewpoints. However, the conclusion 

reached was that the resulting character would not be inconsistent with the 

environmental qualities of the general surroundings, which were shown to 

already be moderately influenced by various forms of development not 

characteristic of a typical rural environment. It was demonstrated that the 
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site exists amidst a broad-scale transition that occurs between the rural 

environment of the Canterbury Plains and the urban environment of 

Christchurch, and that the locality is more peri-urban than strictly rural in 

character. 

6 PROPOSED RE-ZONING OF THE APPLICATION SITE  

Proposed Zoning and Landscape Character Effects 

 The application site and land surrounding it to the north or Yaldhurst Road, 

currently zoned as rural land, is shown on the proposed planning maps to 

become a ‘Rural Urban Fringe Zone’. The applicant seeks for the site 

described above to be re-zoned under the proposed Christchurch City 

Council Replacement District Plan to an Open Space – Metropolitan 

Facilities Zone (OMF) as described under proposed Policy 1, Chapter 18 of 

the proposed plan. The Statement of Evidence of Mr Jeremy Phillips 

provides a detailed explanation of the reasons for considering an OMF 

Zone to be the most appropriate for the site considering the available 

options. As is the case with a significant number of sites currently 

scheduled to become Open Space – Metropolitan Facilities Zones, this 

application for re-zoning proposes a set of specific rules to apply to the 466-

482 Yaldhurst Road property, so as to provide a level of control over future 

development that is appropriate for the property and the locale. The 

proposed rules that would apply to CSL’s site are outlined in Attachment 1 

of Mr Phillips’ evidence, and those relevant to the landscape effects of the 

proposed zoning are addressed below. 

 As stated in the evidence of Mr Phillips, the consented development 

scheme for 466-482 Yaldhurst Road described above generally accords 

with the OMF Zone description under Policy 1, Chapter 18 of the proposed 

RDP, which in essence anticipates the presence of public and private major 

sports facilities and large scale buildings and structures, car and cycle 

parking, and where necessary, buffer areas to minimise reverse sensitivity. 

The OMF Zoning sought for the application site, including the proposed 

rules specific to it, will allow for further development of the consented 

sporting facility to incorporate wider range of sporting and related facilities 

as listed in the Activity Status Tables under proposed section 18.3.2, and a 

greater degree of built structure and hard surfacing. 
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 The proposed Built Form Standards specific to the application include a 

minimum building setback from road and rural boundaries of 20 metres, a 

maximum permitted building height of 15 metres, a maximum site coverage 

by buildings of 15%, and a maximum site coverage by impervious surfaces 

of 30%. The site, if developed to the maximum extent permitted by the 

sought zoning, would undoubtedly become more developed, and take on a 

character that is more urban and less rural than that which would occur 

under the consented scheme, due to increased allowance for built 

structures, hard surfacing and building height. At the same time the 20 

metre building setback from all site boundaries would, where views are not 

otherwise screened by vegetation, ensure a degree of openness and visual 

separation from built structures for neighbours that far exceeds that which is 

typically provided for in an urban environment. An opportunity exists to 

place further controls on the development of land within this 20m setback 

ensure that additional mitigation is provided to neighbouring properties for 

the landscape effects of the permitted development (e.g. prescriptive 

requirements for screening / landscaping). 

 For adjoining private properties the greater allowance for impervious 

surfacing permitted by the OMF zoning is unlikely in itself to have a 

significant impact on perceived landscape character and amenity, as 

vegetation generally provides visual screening of the ground surface across 

boundaries, and can be increased where required to better provide this. For 

the adjoining portion of Yaldhurst Road and the new residential zone 

opposite, increased impervious surfacing and associated features such as 

kerb and channel will influence the perceptible character of the site due to 

the likely open nature of the application site road frontage. 

 The greater allowance for both building coverage and building height 

permitted by the proposed zoning is likely to have a more widely noticeable 

landscape character effect. The height permitted will most likely exceed the 

height of existing or future vegetation on internal boundaries. As a result of 

the permitted building height, a greater site coverage by buildings also has 

the potential to be apparent from adjoining properties and land beyond. 

From the road and land on the opposite side a greater building height and 

extent of site coverage, despite generous landscape setbacks, will also 

contribute to a significantly more developed landscape character than 

currently allowed for by the resource consent. 
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Landscape Outcomes Anticipated by the Proposed District Plan 

 Objective 3, Chapter 18 of the proposed Replacement District Plan 

addresses the character, quality and amenity of open space zones, 

including consideration of their surrounding areas. The clauses under 

Objective 3 begin by stating that some open space zones will be dedicated 

to a relatively intense built development of recreation, sports or community 

facilities (i), and metropolitan facilities sites may contain large scale built 

development (ii). Subsequent clauses relevant to this application emphasise 

the need for the establishment of such facilities to be integrated and 

consistent with the character or the surrounding area (iv), and to minimise 

adverse effects, within the open space and on the adjoining land uses (v). 

In assessing the appropriateness of the sought zoning for the application 

site, it is therefore necessary to establish whether these latter two cited 

clauses of Objective 3 are likely to be achieved. 

 Policy 2, Chapter 17 (Rural) of the proposed RDP identifies the elements 

that are considered to contribute to rural character and amenity. These 

include the dominance of openness and vegetation, significant visual 

separation between buildings, and buildings integrated into a natural 

setting. The same policy however recognises that rural character and 

amenity values vary across the District, resulting from the combination of 

natural and physical resources present.   

 The proposed Rural Urban Fringe Zone in which the subject site is situated 

extends from the site and the identified urban edge of Christchurch up to 6 

kilometres further west where it meets the boundary of Greater 

Christchurch, and as a result the outcomes anticipated for the zone apply to 

a very broad area, broader than the title ‘Urban Fringe’ might be taken to 

imply. It is therefore reasonable to expect that near the very edge of the 

Rural Urban Fringe Zone where it adjoins the urban environment, rural 

character and amenity may vary as anticipated by Policy 2, and not 

necessarily be maintained to the same degree that these qualities might 

typically be further from the urban environment.         

 As described above, the application site occupies a position immediately 

adjoining the identified ‘rural/urban boundary’ of Christchurch City, is 

located within a broader landscape that has been demonstrated to comprise 
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a graduated transition from a rural environment to an urban one, and is 

situated very close to the urban end of this transition. The increased 

frequency of built structures and non-rural land use on approach to the city, 

the presence of significantly scaled infrastructure, busy arterial roads, 

airport-related activity, and the gradual westward expansion of urban 

development immediately south of the site and further off to the north, 

combine to give the character of the area surrounding the application site 

semi-urban and moderately developed character in comparison to that 

which would be expected to predominate in an exclusively rural 

environment. Therefore it is considered that the development that would be 

permitted by the proposed zoning of the site, while more urban in 

appearance than that consented to date, will remain consistent with the 

character of the surrounding area as sought by the fourth clause of 

Objective 3, Chapter 18. 

Recommendations and Conclusions 

 It is recognised that although the proposed 20m building setback will 

provide a generous buffer of open space between built structures and 

adjoining land, greater measures could be taken to ensure that any adverse 

effects on adjoining land uses are minimised, and thus clause v of Objective 

3, Chapter 18 is achieved. In order to provide greater mitigation of 

landscape and visual effects on surrounding land that may be considered 

adverse, it is recommended an ODP apply to the 466-482 Yaldhurst Road 

OMF Zone that prescribes the location of key elements influencing 

landscape character, such as the main vehicle entry point and centralised 

access/parking locations, planting requirements within boundary setbacks, 

and the retention of key shelterbelts.  Whilst not prepared at this point, I 

have been instructed to prepare an ODP to this effect as soon as possible 

and ahead of the hearing of this evidence. 

 Subject to a rule requiring adherence to an ODP as described above and 

the OMF rules (as proposed in Mr Phillips’ Attachment 1), I would consider 

that overall the development of the site permitted by the proposed zoning 

could be expected to achieve Objective 3, Chapter 18 of the proposed RDP. 

The landscape controls provided by the above would guide the 

development of the site in such a way that the resulting character, while 

inevitably more urban than a typical rural property, will appear considerably 

more expansive and possess qualities more rural than a typical urban 

recreation facility. Thus, the development will exhibit a landscape character 
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that is appropriate for its location at the boundary between the rural and 

urban landscape. 

 

 

Dated 27 January 2016 

 

 

 

Jeremy London 
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