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INTRODUCTION  

1 Peter and Anne Bagrie request a Private Plan Change in relation to an area of land adjacent 

to Ohoka. I have been engaged to assess and report on the effects of the proposed Plan 

Change that relate to landscape and amenity issues.  

2 The details of the proposed Plan Change are set out in the Private Plan Change Request 

document that this report is attached to. In summary, the proposed Plan Change seeks the 

rezoning of the site from Rural Zone to Residential 4A Zone in order to provide for rural 

residential development. The proposal incorporates a requirement for all development of the 

site to be in accordance with a specific Outline Development Plan (ODP).  

3 The intention of the proposed zoning is to provide for rural residential development. The result 

of the ODP and the various planning mechanisms that are incorporated into the proposed 

Plan Change is that a specific type and configuration of rural residential development will be 

provided for.  

THE EXISTING ENVIRONMENT 

Landscape Character 

4 At a very broad scale, the site is located immediately adjacent to the existing settlement of 

Ohoka, in the northern part of the Canterbury Plains, being the vast area of deposited alluvial 

geomorphology used for relatively intensive grazing and cropping that connects the Southern 

Alps to Bank’s Peninsula. The finer scale context of the site can be seen on the Appendix 1 

plan that is attached to this report.  

5 The south-western side of the site adjoins an existing rural residential area of Ohoka that is 

known as Keetly Place. In turn, the Keetly Place area adjoins a denser strip of residential 

development that fronts Mill Road, being Ohoka’s main road. The north-western side of the 

site fronts Bradleys Road, on the opposite side of which lie open pastoral paddocks that are 

farmed by Wicklow Farming Ltd. The northern end of the site fronts the roughly formed Main 

Drain Road that runs along the southern raised stopbank of the Cust River, which has been 

channelised in this area. Immediately beyond the northern stopbank of the Cust River, 

Hicklands Road runs parallel to the river and to Main Drain Road. To the immediate south-
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east of the site lie a collection of 4ha lifestyle blocks that gain access from Threlkelds Road, 

further to the east.  

6 In short, the land that lies to the north and north-west of the site has an agricultural character 

that is relatively typical of the Canterbury Plains and is characterised by large areas of flat 

open pasture with views broken by the straight lines of maintained shelterbelts. The land that 

lies to the south-east of the site has an open lifestyle-block type of character which currently 

retains openness but is somewhat compartmentalised and includes a scattering of large 

dwellings at a density that belies any truly agricultural character. 

7 The land to the south-west of the site has a different character again, it being part of the 

zoned settlement of Ohoka. As can be seen on the Appendix 2 plan that is attached to this 

report, Ohoka comprises of an area of Residential 3 zoning and an area of Residential 4B 

zoning. Together, these areas of zoning have developed in the form of a pleasant rural village 

that has a particularly treed and leafy character somewhat reminiscent of an English village, 

perhaps due to the numerous very mature European trees including many oaks and 

scattering of well-maintained old buildings. This leafy, partially enclosed and somewhat lush 

character is a point of difference from many Canterbury Plains settlements that often have a 

more exposed feel.  

8 Upon closer inspection, it is possible to differentiate the character of the Residential 3 and 4B 

zones, the former having denser buildings with a more village main street character, and the 

latter a rural residential character. Although I consider that most observers with no knowledge 

of planning matters would simply read all of the settlement as effectively being of one 

character. In practice, the nearby parts of Mill, Jacksons, Threlkelds and Whites Roads also 

read as being part of the settlement.  

Landscape values  

9 I have conducted no specific study into the community held values that are associated with 

the site or its vicinity, however, guidance can be taken from some of the relevant statutory 

documents.  
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10 The Canterbury Regional Policy Statement contains no spatially specific descriptions of 

landscape values but it refers to the Canterbury Regional Landscape Study1.  The Canterbury 

Regional Landscape Study has effectively been replaced by the Canterbury Regional 

Landscape Study Review 2010, which categorises the area of the proposed Plan Change as 

being within the Lower Plains Land Type and the Low Altitude Plains Landscape Type. It 

makes the following statements regarding landscape values and naturalness: 

“For most New Zealanders the flat topography and patchwork patterning of the Plains 

landscape is the very essence of Canterbury. The contrast between the unmodified and 

rugged mountains, the sinuous patterning of the braided rivers and the manicured patchwork 

quilt of the plains has been recognised as distinctive and has inspired both literature and art. 

The plains are a prosperous agricultural landscape which is a valued economic resource and 

a symbol of farming productivity”2.  

11 The Canterbury Regional Landscape Study Review goes on to identify the outstanding 

natural landscapes and features of the region. The Canterbury Plans are not identified as 

either an outstanding natural landscape or an outstanding natural feature.3  

12 Section 5 of the Waimakariri District Plan (WDP) discusses the outstanding natural 

landscapes and features of the district and identifies an area that includes the Puketeraki 

Mountains, Lees Valley and the front ranges including Mount Oxford through to Mount 

Thomas as being relevant in this regard. This part of the district is well removed from Ohoka. 

13 Section 10 (Residential Zones) and Section 4 (Rural Zones) of the WDP contain a number of 

Objectives and Policies that generally seek to maintain and enhance the character of these 

zones (as I will expand on below).   

14 I consider that it can be fairly concluded that the vicinity of the proposed Plan Change is 

valued by the community in that it is part of (albeit a very small part of) the rural Canterbury 

Plains, which are distinctive and important to the region’s landscape identity, but which fall 

short of being outstanding. The way in which the specific area of the Plan Change is valued 

must also be considered in relation to the somewhat distinctive character of Ohoka.  

                                                      
1 Canterbury Regional Policy Statement, Part 20.4(1).  
2 Canterbury Regional Landscape Study Review 2010, Section C,  page 57.  
3 Ibid, Section D. 
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THE PROPOSED PLAN CHANGE 

15 I have examined the information and plans that make up the proposed Plan Change. In this 

report I will not set out a detailed description of the proposal, as that information is provided in 

the Plan Change Request documentation. I will make the assumption that the landscape will 

change in the way set out by the proposed Outline Development Plan (ODP).  

16 In broad terms, landscape change that would be enabled by the ODP would change the site 

from paddock land into a type of rural residential land use. 66 private allotments would be 

provided for, ranging between 0.3ha and 2.48ha in area. In addition, the site would contain 

public spaces in the form of: 

• The road corridors, 

• Two local purpose reserves, 

• An open space and pedestrian/cycle/equestrian access strip along the site’s south-

eastern boundary that connects to Main Drain Road and the Cust River to the north-

east, the paper road along the site’s south-western boundary (also for 

pedestrian/cycle/equestrian access) and a link to a potential pedestrian/cycle access 

route to the south to the Ohoka River Track and Keetly Place (that then connects to 

Mill Road), 

• Two pedestrian/cycle access strips within the site that connect to the external 

pedestrian/cycle access network. 

17 In addition to the above features, the proposed Plan Change includes a suite of provisions 

that would have the effect of restricting the specific way in which the site and each lot could 

be developed. These restrictions relate to such things as: 

• The treatment of road corridors in relation to footpaths, drainage swales, lighting, 

etc,     

• The style, height and amount of fencing that is permissible, 

• The amount of the road frontage of any lot permitted to consist of paving, 
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• Setbacks of buildings from boundaries, 

18 The general layout of development that the proposed Plan Change would enable can be seen 

on the ODP. I also attach to this report as Appendix 3, an Indicative Subdivision Landscape 

Treatment plan which sets out how the landowners intend to develop the site in response to 

the ODP. In practice, the ODP would ensure that the development that eventually occurs is as 

shown on the Indicative Subdivision Landscape Treatment plan, or at least is very similar. 

Essentially the change from paddocks to this development pattern is what I have assessed in 

terms of effects on amenity and landscape appreciation.  

RELEVANT STATUTORY AND PLANNING DOCUMENTS 

19 The following statutory and planning documents are relevant to the consideration of the 

landscape and amenity related effects of the proposed Plan Change: 

• The Resource Management Act 1991 (the RMA), 

• The Canterbury Regional Policy Statement 

• The Waimakariri District Plan 

• The Waimakariri District Council’s Rural Residential Development Plan 

20 In this section I will briefly discuss the guidance that these documents lend to an assessment 

of the landscape effects of the proposed Plan Change. Following my assessment of effects of 

the proposed Plan Change, in the next section of my report, I will then discuss the 

consistency of the proposed Plan Change with these documents in my conclusion. 

21 When discussing these documents below, I will not cite the text of the documents in detail. 

This will be done in the planning analysis that accompanies the Plan Change Request 

application. Rather, I will discuss what I consider each document seeks to achieve in relation 

to landscape and amenity matters.    

The Resource Management Act 1991 

22 Matters from Part II of the RMA that are relevant to the assessment of landscape and amenity 

effects of development are found in Section 5 (purpose), Section 6 (matters of national 
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importance), and Section 7 (other matters). The regional and district level statutory 

documents, of course, take full account of the relevant parts of the RMA.  

The Canterbury Regional Policy Statement 

23 The Canterbury Regional Policy Statement (CRPS) provides the foundation for the 

development of regional and district plans and deals with landscape matters in Section 8 of its 

Part 2. The Objectives of this section seek some protection for wetlands, biodiversity and 

ecological systems, historical and cultural heritage, and natural landscapes and features that 

contribute to Canterbury’s distinctive character. In relation to this last point, the relevant 

Policies refer to landscapes and features that meet the criteria of sub-chapter 20.4(1) of the 

CRPS. I note that the site does not meet these criteria, i.e. it is not part of a landscape of 

regional significance.  

24 Chapter 12A of the CRPS gives more specific guidance, particularly in relation to rural 

residential development. This chapter points out that rural residential development has the 

potential to adversely affect the existing character of rural areas and that this existing 

character should be protected. It also notes that rural residential development and can 

potentially hinder legitimate rural activities through reverse sensitivity issues4. In general 

terms, Chapter 12A endorses consolidation of existing population centres and the limitation of 

growth of rural residential land use5.   

25 Policy 13 of Chapter 12A relates specifically to rural residential development. It sets out 

criteria that the location of any new rural residential development should comply with, 

generally in relation to servicing and the avoidance of hazards, reverse sensitivity issues, etc. 

Relevantly, Policy 13 seeks that Plan Changes that create rural residential development shall 

require that “an Outline Development Plan is prepared which sets out an integrated design for 

subdivision and land use, and provides for the long-term maintenance of rural-residential 

character”.   

 

 

                                                      
4 Canterbury Regional Policy Statement, Chapter 12a, page 5, Issue 7, and page 6, Objective 3(e).  
5 Ibid, page 5, Objective 1. 
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The Waimakariri District Plan 

26 The WDP sets out its resource management framework in its Section 13. This section notes 

that the district’s rural environment is made up of 3 zones, while the urban environment is 

made up of 13 zones, including the two rural residential zones (4A and 4B), which are 

described as being “very low density, detached dwelling living environments in a rural 

setting”6, and it is noted that these zones “are also considered to provide urban environments. 

These areas are valued as small residential areas in rural settings with the benefit of some 

urban standard services”7. 

27 Still within Section 13, Policy 13.1.1.2 seeks to avoid, remedy or mitigate the adverse effects 

of establishing new Residential 4A and 4B Zones by restricting them to locations where they 

will not adversely affect significant natural and physical resources or create conflict with 

neighbouring land uses8.  

28 Regarding the district’s Rural Zones, Objective 14.1.1 and its associated Policies seek to 

maintain and enhance the productive capacity and rural character of these zones and notes 

that this rural character provides the setting for the Rural Residential Zones (4A and 4B). The 

characteristics of the rural zones are then listed and include such things as the dominance of 

paddocks, trees, natural features and agricultural activities. It is also noted that residents of 

Rural Residential Zones benefit from the character of the rural landscape in which these 

zones are set, in terms of outlook9.   

29 Section 15 of the WDP deals with the urban environment. Subdivision, development and land 

use should avoid or mitigate adverse effects on the rural setting of towns and settlements and 

on the individual character of the relevant settlement. Design and layout of subdivision and 

development should maintain and enhance the amenity provided by the various urban 

environments by providing links in the form of walkways, cycleways and roads, ensuring that 

lot layout maximises amenity and by integrating with existing adjoining urban areas10.  

                                                      
6 Waimakariri District Plan, Section 13, Page 3, Policy 13.1.1.1, and Section 14, Page 3, Policy 14.1.1.4.  
7 Ibid, Section 15, Page 1, explanation associated with Policy 15.1.1.1. 
8 Ibid, Section 13, Page 4, Policy 13.1.1.2. 
9 Ibid, Section 14, Page 1, Objective 14.1.1, Policy 14.1.4 and the associated explanation. 
10 Ibid, Section 15, Objective 15.1.1 and associated Policies. 
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30 Regarding the district’s residential zones, Objective 17.1.1 seeks residential zones that 

provide wellbeing and that provide a range of living environments with distinctive 

characteristics. The characteristics that give the residential zones their particular character 

are then sought to be maintained and enhanced, as are the differences between the various 

residential zones. The characteristics of the Rural Residential Zones are then described in 

more detail and, relevantly, they include: 

• Predominant activity is living;  

• detached dwellings and associated buildings;  

• some limited farming and horticulture;  

• dwelling density is lowest for Residential Zones;  

• dwellings in generous settings;  

• average lot size of 0.25-1.0 hectare;  

• limited number of lots located in a rural environment;  

• rural style roads or access-ways;  

• opportunity for a rural outlook from within the zone;  

• few vehicle movements within the zone;  

• access to zones not from arterial roads;  

• community water and/or sewerage schemes; and  

• limited kerb, channelling and street lighting11  

31 Section 18 of the WDP discusses the management of change within the district and 

constraints on development and subdivision. Policy 18.1.1.1 sets out that growth and 

development proposals should (among other things); demonstrate how and the extent to 

which they will maintain and enhance the characteristics of adjoining zones and the zone 

                                                      
11 Ibid, Section 17, Objective 17.1.1 and associated Policies and Explanation.  
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within which the proposal is located, and retain the rural environment between Residential 4A 

and 4B zones, towns and Residential 3 zones,  

32 Policy 18.1.1.9 of Section 18 of the WDP specifically relates to Ohoka. It seeks to limit the 

Ohoka settlement to within its Residential 3 and 4B boundaries existing at 20 June 1998 in 

order to avoid drainage and effluent disposal issues and because additional development is 

likely to overwhelm the character, form and function of the Ohoka settlement.  

The Waimakariri District Council Rural Residential Development Plan 

33 The Waimakariri District Council Rural Residential Development Plan (RRDP) is a non-statutory 

document adopted by the WDC in June 2010. Its purpose is to identify preferred locations for rural 

residential development.  

34 In relation to Ohoka, the RRDP identifies the potential for rural residential development of no more 

than 150 households “centred on the existing village of Ohoka, without an identified growth location, 

as shown on Map Sheet 04”12. I reproduce Map Sheet 04 as Appendix 2 to this report, with the 

proposed Plan Change site highlighted.  

35 The RRDP also notes that Policy 18.1.1.9 of the WDP that Limits the extent of the Ohoka settlement 

will need to be amended to accommodate the growth potential that has been identified and also notes 

the need “to ensure that the location, direction and extent, design or number of households associated 

with any growth and development is sympathetic to the character and values of the existing 

settlement.”13 

Summary regarding the statutory and planning documents

36 To paraphrase the above, I consider that the relevant outcomes in relation to landscape and amenity 

issues that the statutory and planning documents seek are: 

• Rural residential development that maintains or enhances the existing character of the rural 

area in which it sits;  

• Rural residential development that maintains or enhances the individual character of the 

settlement it is part of; 

                                                      
12 Waimakariri District Council Rural Residential Development Plan, June 2010, page 32.  
13 Ibid, page 33. 
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• Rural residential development that provides long term rural residential character and amenity 

for occupants, including the maintenance of the characteristics listed in Table 17.1 of the 

WDP (cited above in my paragraph 34), and the provision of amenity and integration with 

existing settlement via lot layout and links in the form of walkways, cycleways and roads; 

• Rural residential development in Ohoka that is located in the general vicinity identified in the 

RRDP.   

THE LANDSCAPE AND AMENITY RELATED EFFECTS OF THE 

PROPOSED PLAN CHANGE  

37 As discussed in broad terms above, the actual change to the character of the land that the 

proposed Plan Change will bring about is to effectively change the site from farmed paddocks 

into a development pattern as directed by the ODP. This change will have implications for the 

way in which the landscape is perceived and appreciated. The creation of the development 

that the proposed Plan Change would enable will have landscape and amenity related effects 

for observers outside the site itself, i.e. neighbours, visitors to the area, travellers on adjacent 

roads, users of adjacent public places, etc. The development will also create a certain type of 

amenity and landscape character for observers within the site itself, i.e. future occupants, 

users and visitors. I will give my findings on both of these issues in this section of the report. 

38 For ease of reference, I attach a copy of the Indicative Subdivision Landscape Treatment 

Plan to this report as Appendix 3. It will be useful to refer to this plan while reading this part of 

my report.  

External effects 

39 Regarding how the proposed Plan Change might affect amenity and landscape appreciation 

issues for observers outside the site itself, the potentially affected population can be divided 

into the following categories for the purpose of consideration:  

• Users of adjacent roads, specifically Bradleys Road, Main Drain Road and Hicklands 

Road; 

• Users of relevant existing public places, specifically the paper road to the immediate 

southwest of the site and the Cust River and its banks;  
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• Occupants and owners of neighbouring land that potentially have some views or 

perception of the site.  

Bradleys Road 

40 The relevant section of Bradleys Road runs southwest-northeast between Mill Road and Main 

Drain Road and can be seen on Appendix 1. Mill Road forms the main street of Ohoka and it 

is also used as a through-road to access other parts of the surrounding plains. Main Drain 

Road is of a gravel formation and follows the southern stop bank of the Cust River. Running 

west from the northern end of Bradleys Road, Main Drain Road is a relatively well formed 

gravel Road and it connects back to the sealed road network at Ashworths Road, some 2 

kilometres to the west of Bradleys Road. Running east from the northern end of Bradleys 

Road, Main Drain Road is only roughly formed, taking the form of a single vehicle track along 

the top of the Cust River’s southern stop bank. Therefore, while not quite a dead-end road, 

the section of Bradleys Road that runs north from Mill Road is not used as a through-road. It 

is effectively used only to access the properties that are immediately adjacent to it and by 

those who wish to access this part of the Cust River.  

41 As can be seen from Appendix 1, the southern half of the section of Bradleys Road that lies to 

the north of Mill Road is fronted on one side by the rural residential properties of the existing 

Residential 4B Zone. The frontages that these rural residential properties present to the road 

are in the order of 50 to 60 metres long, are well vegetated and generally feature post-and-rail 

or post-and-wire fencing. The opposite side of Bradleys Road is characterised by open 

farmed paddocks and the two rural dwellings of Wicklow Farming and W and M Hewitt. The 

view across the subject site from Bradleys Road can be seen on Photograph D of Appendix 4 

to this report.  

42 With reference to the ODP and the associated Indicative Subdivision Plan, the proposed Plan 

Change would extend the existing line of rural residential frontages further along the eastern 

side of Bradleys Road by approximately 250 metres, being four new properties, and two new 

roads would branch off Bradleys Road. Beyond this extension of the rural residential pattern 

would lie the remainder of the Bagrie’s farm in the form of open paddocks, clumps of shelter 

trees and a scattering of farm buildings including the existing large chicken sheds. From 

Bradleys Road, it will be possible to get views across parts of the Bagrie’s farm to the rural 
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residential development that the Plan Change will enable, so the experience of being on 

Bradleys Road will change, not only for the 250 metres that is immediately fronted by new 

development. 

43 In considering how the changes proposed will affect the experience of users of Bradleys 

Road, it is important to note some more detailed aspects of the proposed Plan Change. A 

suite of design controls form part of the proposed Plan Change, which govern (amongst other 

things) the design of the road frontages of properties. These controls apply to frontages with 

existing roads, such as Bradleys, and new roads that are created by the Plan Change. These 

design control will require that: 

• The minimum building setback requirement from all internal boundaries, except 

road boundaries, shall be 5 metres. 

• The minimum building setback requirement from all road boundaries shall be 15 
metres. 
 

• The maximum total building coverage of any allotment shall be 500m2 or 10% of 
the total allotment area, whichever is lesser. 
 

• Any boundary fences/walls and fences/walls within any setback area shall be 
restricted to traditional post-and-wire or post-and-rail fences only. 
 

• Within the road boundary setback of any allotment: 
� The maximum total area of paving (including gravel surface) shall be 100m2; 
� A minimum of 1 specimen tree shall be planted and appropriately maintained 

for each 10 metres of road frontage. Specimen trees planted in accordance 
with this condition shall be of the following species: Maples, Silk tree, Alders, 
Oaks, Elms, Magnolias, Olives, Plane trees, Birches, Cypresses and Kowhai. 
     

• The treatment of road corridors shall be in accordance with the ODP and shall 
incorporate the following elements: 
� A soft/grassed edge to all seal with no kerb and channel; 
� Grassed drainage swales with no piped drainage system; 
� No defined visitor parking on road verges; 
� Road marking to be kept to a minimum to comply with traffic safety standards; 
� A sealed footpath formed on one side of the road only; 

• Specimen street trees planted at approximately 70 metre spacings on one side of 

the road. 
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44 The intention of these controls is to replicate the character of the existing rural residential 

areas of Ohoka and to present a soft, treed, green appearance. The treatment of the new 

road corridors is intended to continue the treatment of the rural residential roads of Ohoka 

(being Keetly Place and Wilson Drive). It must be noted that any new vegetation will take time 

to grow and hence the intention of these various design controls will not be realised 

immediately. However, the Ohoka area has good growing conditions as is evidenced by the 

Keetly Place and Wilson Drive areas that were developed in the 1990s and are now 

characterised by attractive, mature trees.  

45 Regarding the experience of an observer on Bradleys Road, the controls described above will 

mean that the new lots that front Bradleys Road will be a seamless continuation of the 

character of the strip of rural residential land use that currently fronts the southern part of this 

section of road. From the part of Bradleys Road that will continue to be fronted by the Bagrie 

farm, parts of the proposed new development will be visible across farmland at distances 

ranging up to 600 metres. These views will be intermittent due to elements within the Bagrie 

farm, such as buildings and mature vegetation that will screen new development from view. 

The parts of the new development that will potentially be presented to views across the farm 

will very largely be the road frontages of new lots, with a road corridor in front of them. 

Therefore, these parts of the new development will also be particularly well vegetated and soft 

in appearance.  

46 In an overall assessment, I consider that the proposal will affect the experience of users of 

Bradley Road in that the settled area of Ohoka will appear larger than it currently does and 

will stretch further down Bradleys Road. The character of the expanded developed area will 

be consistent and harmonious with the existing rural residential character of Ohoka and the 

much of the expansion will only be partially visible and often at a distance across established 

farmland. The landscape experience of these observers will continue to be of a pleasant rural 

type. I do not consider that the amenity or landscape experience that is had by users of 

Bradleys Road will be degraded to any degree that is more than slight. 

Main Drain Road  

47 As has been outlined above, the part of Main Drain Road that runs east of Bradleys Road 

takes the form of a single vehicle track along the top of the Cust River’s southern stop bank. 
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This part of Main Drain Road is not used to access any properties and does not act as a 

through-road to any other destination. It appears that the only use for this section of road 

would be for recreational purposes, perhaps in the form of walking, cycling and horse riding.  

48 As can be seen on Photographs A and B of Appendix 4 of this report, looking south across 

the site from Main Drain Road, the site currently appears as Open pasture. The existing rural 

residential area of Ohoka simply appears as an area of dense varied trees. To the immediate 

southeast of the site, where a collection of 4ha lots begin, a scattering of large dwellings can 

be seen, which read as some rural living land use loosely associated with Ohoka township. 

This area is subject to proposed Plan Change 17 that seeks a rural residential density across 

an area of some 85ha.  

49 Setting aside the currently proposed Plan Change and proposed Plan Change 17 

momentarily, it must be assumed that the existing landscape will change at least to the 

degree that the collection of 4ha lots to the southeast of the site will incrementally be built on, 

thereby removing any truly agricultural character from the land that lies to the southeast of the 

subject site. 

50 For the western half of the site’s boundary with Main Drain Road, new development that is 

enabled by the proposed Plan Change will be seen by an observer on the stop bank of Main 

Drain Road at distances of approximately 300 and 600 metres, across the remaining Bagrie 

farm. This view can be seen on Photograph A of Appendix 4. As discussed in relation to 

Bradleys Road, the proposed controls in relation to the treatment of roads and road frontages 

will mean that the edge of the developed area that is presented to any viewer will be 

particularly vegetated and soft.  

51 From the eastern half of the site’s boundary with Main Drain Road, new development will be 

closer and more visually prominent. It will still be considerably softened by vegetation and part 

of the developments frontage with this part of Main Drain Road will consist of a public reserve 

space that will be designed so as to provide stormwater management and amenity.  

52 In an overall sense, I consider that the experience of an observer on the relevant part of Main 

Drain Road will change in that it will become less remote, isolated and perhaps less peaceful 

to a degree. Currently the experience is of being in a rural farming setting on the banks of the 

Cust River with the settlement of Ohoka some distance away (except for the dwellings of the 
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4ha lots to the south-east of the subject site). The proposal will mean that the experience 

becomes that of being on the edge of the settled area rather than being some distance from 

it. Notwithstanding this, the experience of the Main Drain Road area will continue to be a high 

amenity one, of being on the treed banks of a river in a leafy and relatively rural setting. In 

addition, the formation of the public access link down the subject site’s southeastern 

boundary that will, in turn, link into the walkway along the site’s southwestern boundary, the 

Ohoka Stream Track, Keetly Place and Mill Road, will mean that this part of Main Drain Road 

becomes part of a network of pedestrian/cycle/equestrian access, increasing the usefulness 

of this amenity for the community. I therefore find that while the experience of using Main 

Drain Road will change and the experience provided by the proposed situation will be 

different to that of the existing situation, it cannot be said to be lesser or degraded in terms of 

amenity to any degree that is more than slight.  

Hicklands Road 

53 Hicklands Road follows the northern stopbank of the channelised portion of the Cust River. 

The road formation sits at the bottom of the stopbank itself, on its northern side. The river 

course itself is relatively densely treed with mature willows.  

54 Due to the intervening stopbanks and trees, a user of Hicklands Road effectively has no view 

of the area of the proposed Plan Change. If one climbs up the stopbank adjacent to Hicklands 

Road, a view can be gained that is similar to, although slightly more obscured than, the views 

gained from the stretch of Main Drain Road described above. In essence, the proposed Plan 

Change will have practically no effect on users of Hicklands Road.  

The unnamed paper road adjacent to the southwestern boundary of the subject site      

55 An unnamed paper road of 20 metres width separates the subject site from the northeastern 

boundaries of the strip of rural residential lots that lie on the northern side of Keetly Place, as 

can be seen on Appendix 1. The paper road joins Bradleys Road at a right angle. It is not 

currently used for access and it takes the form of a grassed strip. On its northern side a line of 

mature mixed shelter trees form a complete band between it and the subject site. These trees 

are on the site itself and are proposed to be retained. On its southern side mature tree and 

shrub vegetation within the various rural residential lots also effectively form a complete band 
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of high vegetation. A View down this paper road is shown on Photograph C of Appendix 4 to 

this report. 

56 Under the proposed Plan Change, this paper road is envisaged as a 

pedestrian/cycle/equestrian access strip that would connect to a pedestrian/cycle track that 

accesses the central area of the proposed development, as can be seen on the Indicative 

Subdivision Landscape Treatment Plan (Appendix 3 to this report). At its southeastern end, 

the paper road track would connect to a pedestrian/cycle/equestrian access strip that runs 

northeast, along the site’s boundary to connect to Main Drain Road and the stopbank of the 

Cust River. At this southeastern point, it would also connect to a pedestrian/cycle link that 

would run southwest to meet with the Ohoka Stream Track and Keetly Place, which links to 

Mill Road. Consequently, this paper road would become part of a track network that would 

provide various loop options for walking and cycling and would provide easy access from the 

development enabled by the proposed Plan Change to the Mill Road area of Ohoka township. 

The well-established trees and other vegetation mean that this paper road corridor will 

provide a pleasant and leafy type of amenity for future track users.  

57 Given that the paper road is currently unused, I consider that the proposed Plan Change will 

have positive effects. The paper road currently provides no useful amenity to the community. 

Under the proposed situation, it will become part of a useful network of tracks that will provide 

pedestrian and cycle access around the Ohoka settlement in general and will provide the 

experience of being in a green corridor adjacent to rural residential development. 

The Cust River and its banks 

58 As has been set out previously, the part of the Cust River that is in the vicinity of the site is 

channelised and has earth stopbanks on either side. I am unaware of the nature of 

recreational use of this part of the river, other than that the stopbanks provide a pleasant, 

although currently rather isolated, location for walking, cycling, horse riding, etc. Also as 

mentioned previously, the proposed Plan Change will connect the southern stopbank area to 

a network of tracks that link back to the central area of the Ohoka township.  

59 The effects of the proposal in relation to Main Drain and Hicklands Road are discussed 

above. Main Drain Road takes the form of a single vehicle track along the river’s southern 
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stopbank, while the stopbank on the northern side takes the form of a grassed verge with 

Hicklands Road at its foot.  

60 I can see no landscape or amenity related effects of the proposed Plan Change on the Cust 

River itself. Access to and along this river will be improved by the proposal and the stopbanks 

and willows associated with the river’s course effectively make the site invisible for an 

observer that is in the river’s bed or its immediate margins.  

Occupants and owners of neighbouring land   

61 Neighbouring land that may be relevant in relation to the effects of the proposed Plan Change 

is shown on Appendix 1. To the northwest of the site lies the farmland of Wicklow Farming Ltd 

and the smaller lot and dwelling of W and M Hewitt. To the northwest of the site, beyond Main 

Drain Road, the Cust River and its stopbanks and Hicklands Road, lie a number of rural 

lifestyle type properties. To the southeast of the site lies a collection of 4ha rural lifestyle type 

properties and to the southwest of the site lies the denser rural residential area of Ohoka.  

To the northwest of the proposed Plan Change site 

62 The appearance of the development of the site that would result from the proposed Plan 

Change when seen from the northwest is described above in relation to effects on Bradleys 

Road; the southern 250 metres of road frontage will become a continuation of the strip of rural 

residential properties that front this road. The remainder of the southeastern side of Bradleys 

Road will remain unchanged, but there will be views available across the Bagrie Farm to rural 

residential development that, in time, will be considerably softened by trees.  

63 The Wicklow Farming Ltd land to the northwest of the site across Bradleys Road takes the 

form of open grazed and cropped pasture. A small part of this pasture will be immediately 

opposite the extension to the rural residential area of Bradleys Road. People working in or 

occupying this part of the Wicklow Farming Ltd property will notice the extension of rural 

residential land use that would be enabled by the Plan Change, however, given that much of 

the Wicklow Farming Ltd land already fronts rural residential land use to the immediate 

southwest of the proposed extension and given that the relevant part of the Wicklow Farming 

Ltd land is unoccupied and used purely for farming purposes, I do not consider that these will 
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be any significant effect on the amenities or landscape appreciation of owners and occupants 

of the Wicklow Farming Ltd land.  

64 The W and M Hewitt property is 0.8ha in area at the junction of Bradleys and Main Drain 

Roads and accommodates a dwelling. I understand that the property also includes a dog 

kennel and cattery operation. The land within the Bagrie farm that lies opposite the Hewitt 

property is not subject to the proposed Plan Change. The Hewitt property is heavily treed 

along its frontage with Bradleys Road such that the dwelling effectively gets no view towards 

the Bagrie farm. The Hewitt dwelling is oriented to the north. Future rural residential 

development that would be enabled by the proposed Plan Change will be between 300 and 

500 metres from the Hewitt property. As has been discussed in relation to views from 

Bradleys Road, the edge that the rural residential development will present to potential view 

will be particularly soft, given the controls that are proposed on road corridor and road 

frontage treatment. Also, the vegetation and buildings within the remaining part of the Bagrie 

farm will visually obscure much of the Plan Change site from the vicinity of the Hewitt 

property. Again, I find that any potential effects of the proposed plan change on the amenity 

and landscape experience that is had from the Hewitt property will not be significant.  

To the northeast of the proposed Plan Change site 

65 The rural lifestyle type properties that lie across the Cust River from the subject site range 

between 10 and 26ha in area. Only two properties are actually opposite the area in which 

zoning is proposed to change. Due to the densely treed course of the Cust River and the two 

intervening stopbanks, there are no views available from these properties into the subject site. 

I consider that the proposed Plan Change will have practically no effect on these properties.  

To the southeast of the proposed Plan Change site 

66 An approximately 85ha area made up of rural lifestyle sized properties (mostly 4ha lots) runs 

between subject site and Threlkelds Road. It appears that approximately half of these existing 

lots have been built on to date. This area is subject to proposed Plan Change 17 (PC17) that 

seeks Residential 4 zoning that would allow for some 130 lots. Immediately adjacent to the 

subject site are a strip of six 4ha lots, which are within the PC17 area. 
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67 This land currently has the character of a relatively recently established rural lifestyle area. A 

scattering of large and rather new looking dwellings can be seen from the Cust River 

stopbank, Threlkelds Road and Mill Road. It appears more intensely occupied and cluttered 

than a purely agricultural part of the Canterbury Plains but open paddocks currently still 

dominate.  

68 From approximately the northwestern half of this 1.2ha area, there are currently views across 

the subject site towards the north and west. These views are sometimes broken by existing 

elements within the subject site such as buildings or mature trees. Also, some lines of juvenile 

trees are maturing along the subject site’s southeastern boundary. Certainly, the strip of 4ha 

lots closest to the subject site gain relatively long, open views of a rural character across 

farmland due to the subject site being managed in the way it currently is. A view down the 

site’s southeastern boundary from Main Drain Road is shown in Photograph B of Appendix 4.  

69 Regarding the effect of the proposed Plan Change on the outlook of these landowners, the 

treatment of the southeastern edge of the development that the proposed Plan Change will 

enable will include a 25 metre wide reserve strip that will be considerably landscaped (as is 

indicated on the Indicative Subdivision Landscape Treatment plan). Beyond this reserve strip 

will be the first row of rural residential properties. Regarding how these properties front the 

reserve strip, no solid fencing will be permissible although vegetation is not restricted. In my 

experience, owners of residential properties that adjoin reserve strips practically always 

considerably plant the area of their property that is adjacent to the reserve in order to provide 

privacy. This will particularly be the case given that solid fencing is not permissible. Therefore, 

I consider that the outlook to the northwest from the properties that neighbour the subject site 

will become considerably less open and considerably less characterised by agriculture than it 

currently is. It will, however, develop to be particularly green and treed, although parts of 

dwellings will certainly be visible.  

70 Leaving outlook aside momentarily and turning to other amenities, the proposed Plan Change 

will mean that occupants of the rural lifestyle type properties that adjoin the subject site will 

have immediate access to a landscapes reserve strip that provides access that links to the 

Cust River stopbank, Keetly Place, the Ohoka River Track and ultimately Mill Road. This will 

equate to a pleasant recreational amenity and useful off-road pedestrian access to the central 

part of the Ohoka settlement.  
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71 In overall terms regarding these neighbours to the southeast of the subject site, I consider 

that the main effect of the proposed Plan Change will be on outlook. The nature of this effect 

will be a reduction in openness and rural character of a moderate to substantial degree. In 

relation to those who choose to live in a rural lifestyle type of setting, I consider that this effect 

is adverse. These landowners will no longer have the experience of being on the edge of rural 

living development associated with Ohoka with farmland to their north, they will feel that they 

are part of rural living type development that extends north beyond their own immediate 

vicinity.  

72 The effect will be mitigated, however, by measures that ensure the relevant outlook will 

become green and considerably vegetated and by the inclusion of the amenity of the reserve 

strip and its links. It also must be noted that while the subject site is currently managed so as 

to provide for open views, in my understanding the boundary of the subject site could be 

planted with a shelterbelt, for example, at any time.  

73 As mentioned above, the land to the southeast of the subject site is subject to proposed 

PC17. I understand that PC17 has not been subject to a Council hearing or decision and 

hence the outcome of it is uncertain. However, in the event that PC17 proceeds in some form, 

this neighbouring land will become rural residential in nature and will feature lots of 

approximately 0.5ha in area. The effects of the currently proposed Plan Change on this 

neighbouring land outlined above will remain essentially the same; the outlook of the 

neighbouring lots close to the subject site will be affected. However, if PC17 proceeds, these 

neighbours will have a considerably less open and rural landscape experience than they 

currently do, regardless of what happens on the subject site. The positive aspects of the 

currently proposed Plan Change mentioned above (certainty regarding a vegetated outlook 

and the benefits of reserve and track links) will also apply to future occupants of lots created 

by PC17, in the event that PC17 proceeds.  

To the southwest of the proposed Plan Change site 

74 To the southwest of the site, beyond the paper road discussed in paragraphs 55 to 57, lie a 

collection of rural living lots that are accessed off Keetly Place and Bradleys Road. These lots 

are generally around 1.5ha in area and each accommodates a dwelling. The dwellings are 

generally well set back from the boundary of the paper road (often between 40 and 70 
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metres) and are oriented to the north. These lots are generally very well treed and there is 

little inter-visibility between the dwellings and the paper road (a good impression can be 

gained from Photograph C of Appendix 4). On the northeastern edge of the paper road (within 

the subject site itself) runs a practically continuous line of mature mixed evergreen and 

deciduous shelter trees that are proposed to be maintained.  

75 I consider that the type of amenity and landscape experience that is currently enjoyed by the 

occupants of these neighbouring lots is a pleasant rural living form of experience including 

considerable privacy, peacefulness and rural character and outlook, although the outlook 

does not take the form of open views across any agricultural land, rather a somewhat 

enclosed, vegetated, leafy type of character is evident. While these occupants may feel that 

they are on the edge of residential land use associated with Ohoka, this is due to a 

knowledge of what lies beyond their northeast boundary, rather than due to any visual 

evidence of this.  

76 Regarding the effect of the proposed Plan Change on the outlook of these landowners, the 

paper road immediately adjacent to these neighbours will be formed as a green corridor with 

pedestrian/cycle/equestrian access, some additional avenue type tree planting and the 

existing shelter trees on the subject site’s boundary being maintained. Beyond this paper road 

strip will be the first row of rural residential properties, which will have a frontage length onto 

the paper road that is similar to the frontages on the opposite side of the paper road. Again, 

the properties enabled by the proposed Plan Change will not feature any solid fencing but 

may feature new tree planting in addition to the considerable screen provided by the existing 

shelter trees. Any dwellings must be set back at least 15 metres from the paper road 

boundary. Overall, I consider that the outlook towards the northeast from the properties that 

neighbour the subject site will be practically unchanged, except that in time, some additional 

trees may be noticeable. In terms of a visual appreciation of landscape and amenity, I 

consider that any effect will be negligible.  

77 As mentioned in relation to other neighbours, under the proposed Plan Change the occupants 

of these rural living properties accessed off Keetly Place will benefit from being immediately 

adjacent to a formed pedestrian track that will be part of a pleasant and useful network of 

tracks that will allow off-road access to reserves, the Ohoka River Track and the Cust River 

stopbanks.  
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Internal effects 

78 The specific type of development that will occur within the site if the proposed Plan Change 

proceeds will be shaped by the ODP and the associated design controls. A good impression 

of the development that this will enable can be gained from the Indicative Subdivision Plan 

and the Indicative Subdivision Landscape Treatment Plan. The specifics of the development 

will determine the type of amenity and landscape experience that future occupants and users 

of the site will have. In order to examine this type of amenity and landscape experience, we 

must consider the ODP and the associated controls.  

The outline development plan and associated controls 

79 In summary, development enabled by the proposed Plan Change will incorporate the 

following features that are relevant to the type of character and amenity that will be provided:    

• the provision of a variety of lot sizes to avoid a character of uniformity. Larger lots 

are provided further away from the existing Ohoka settlement in order to consolidate 

most density closer to the existing settlement centre. Larger lots are also provided 

adjacent to the Keetly Place development so as to create consistency of character. 

Clusters of smaller lots are then provided for in internal locations and these lots all 

front onto reserves, rural farmland or larger lots in order to maintain pleasant rural 

residential character for future occupants. This lot layout in conjunction with the 

overall shape of the Plan Change area means that any given lot (particularly any 

smaller lot) is either adjacent to the edge of the development area (i.e. adjacent to 

farmland) or is adjacent to a larger lot. This avoids the situation where an occupant 

of a centrally located lot has the experience of being surrounded by a vast expanse 

of lots used for residential purposes (albeit rural residential purposes) and hence 

experiences reduced rural character and amenity.  

• the treatment of internal road corridors has been designed so as to provide a 

particularly soft and rural type of character featuring large grassed verges, absence 

of kerb and channel, single footpaths and avenues of street trees that continue the 

character of the existing rural residential areas of Ohoka. Every lot either fronts onto 

a road corridor or a reserve. 
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• pedestrian/cycle links via green corridors that provide connections around and 

through the proposed development and connect to Main Drain Road and the Cust 

River stopbank, the Ohoka River Track and Keetly Place and Bradley Road. The 

corridor strips that follow the site’s southeastern and southwestern boundaries are 

also envisaged to accommodate equestrian access. Overall, these green links will 

provide various walking/cycling/equestrian loop options for existing residents of the 

Ohoka settlement and will allow occupants of the new development to easily access 

Mill Road and the centre of Ohoka without using roads. 

• design controls and restrictions on the manner in which individual lots may be 

developed, particularly in relation to fencing, setbacks and road frontage treatment. 

These restrictions will mean that dwellings are well set back and the road frontages 

of future lots will have a particularly soft, green and treed character, consistent with 

the existing rural residential areas of Ohoka. A restriction is also proposed on the 

amount of paving that may be within the road setback area of any property such that 

driveways or vehicle hardstand areas will not be a dominant part of the street 

frontage. In addition, boundary treatments cannot involve high, visually impermeable 

fences, thereby avoiding the potential for a suburban-like compartmentalisation of 

the landscape. 

• Building coverage within any individual allotment is also restricted. In conjunction 

with the various setback and landscaping conditions discussed above, this will 

ensure a relatively high proportion of open space within the site.  

The type of amenity and landscape experience that will be provided within the site by the 

proposed Plan Change  

80 I make the general finding that future occupants and users of the site (if the proposed Plan 

Change proceeds) will experience a type of amenity that is more rural in nature than a 

suburban landscape but more urban (or suburban) than a true farming landscape. By nature, 

this is the type of change that any rural residential development will bring to a site. Privacy, 

outlooks across rural land uses, spaciousness and quietness will be experienced to a higher 

degree than one would expect in a suburban area. 
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81 More specifically, based on the points that I set out in my paragraph 79 above, I consider that, 

despite including some areas of smaller lots (some down to 0.3ha), the development that 

would be enabled by the proposed Plan Change would provide future occupants and users 

with a pleasant, rural residential type of amenity that is consistent with Ohoka’s existing 

character and that avoids a suburban character because: 

• When using the public parts of the future development, users will experience a 

character that has specifically been designed to impart rural residential character 

and to continue the character that is currently evident in the existing rural residential 

parts of Ohoka. This relates to the treatment of the road corridors themselves as 

described above and the manner in which allotments adjoin them, i.e. with no 

visually impermeable fences, with broad setbacks, limited paving and a minimum 

amount of tree planting.  

• When within any given lot, users and occupants will experience a character that 

does not include any trappings of suburban development and that includes rural 

outlook over adjacent land, whether over existing farmland or over wide vegetated 

road corridors and larger rural residential lots. Privacy between dwellings will 

primarily be provided by vegetation rather than fencing (as is consistent with 

Ohoka’s existing rural residential areas). 

• Future occupants will have an awareness of the entirely rural land uses that lie to 

the north of the site across Bradleys Road, on the remnant area of the Bagrie farm, 

and around Ohoka in general. This awareness may not necessarily stem from direct 

visual contact to the surrounding landscape from each individual new allotment. In 

many cases it may stem from the connections to the surrounding rural landscape 

that are provided by the track network, from the experience of travelling to or from 

the site or simply the feeling that open rural space is not far away. This feeling of 

connection to a truly rural or farming landscape (rather than simply being in a suburb 

of a city or town) in turn leads to the perceived qualities of space, privacy, clean air, 

etc. that are sought by those who choose to live in a rural residential development. 

• Given the fencing controls, tree planting requirements in relation to road setbacks, 

the character of the existing rural residential areas of Ohoka, and the growing 
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conditions of the area, I consider that it is likely that the future lots enabled by the 

Plan Change would be developed to be relatively densely treed so as to replicate 

the somewhat enclosed and leafy character that is typical of Ohoka.  

82 I consider that it is fair to say that the proposed Plan Change will provide a genuine rural 

residential type of amenity for future occupants and users (as opposed to some sort of large 

lot suburban type of character) and that this character will be consistent with the existing rural 

residential areas of Ohoka. 

CONCLUSIONS 

Summary of effects of the proposed Plan Change 

External effects 

83 The proposed Plan change will result in a continuation of the existing pattern of rural 

residential development up Bradley’s Road and in distant rural residential development being 

intermittently visible from this road across the Bagrie farm. The design of the Plan Change 

and measures that form part of it will mean that the changes that are experienced from 

Bradley’s Road harmonise with existing character. Any effect on amenity or landscape 

appreciation will be slight.  

84 Under the proposed Plan Change, the experience of being on the adjacent section of Main 

Drain Road and the Cust River stop-bank will become less remote and isolated but will 

become that of being on part of a network of green corridors and tracks, increasing 

recreational amenity. Any overall effect on amenity or landscape appreciation will be slight at 

worst. 

85 The proposed Plan Change will mean that the currently unused paper road on the site’s 

southwestern boundary will become a pedestrian and cycle access-way with a treed 

character that forms part of the abovementioned network. Hence I consider that any effect in 

relation to this paper road is positive. 

86 Regarding neighbouring land owners, the land to the northwest of the site is farmed pasture 

with the Hewitt dwelling at the junction of Bradley’s and Main Drain Roads. Given the nature 
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of the edge that development enabled by the Plan Change will present to Bradley’s Road, the 

Plan Change will not lead to any significant effects in relation to landscape and amenity 

issues. 

87 In relation to the land to the southeast of the site that comprises of rural lifestyle type 

properties, the proposed Plan Change will result in an adverse effect on outlook of a 

moderate to substantial degree due to a decrease in openness and rural character. This 

effect will be mitigated by measures that ensure the new outlook of these neighbours will 

become considerably vegetated and green and by the benefit that these neighbours will gain 

from the proposed reserve strip and track network. If we consider the land to the southeast as 

if PC17 is operative, the effect of the currently proposed Plan Change would be much the 

same although in this situation these neighbours would have a considerably less rural and 

less open landscape experience than they currently do, regardless of what happens on the 

subject site. 

88 Regarding neighbours to the southwest of the site, the outlook and visual landscape 

appreciation of these neighbours will be practically unchanged by the proposed Plan Change. 

Consequently any landscape related effect will be negligible. These neighbours will also gain 

the benefits of the immediately adjacent pedestrian/cycle track that will form part of the 

previously described network.  

Internal effects 

89 The ODP and the associated design controls will bring about a specific type of development 

within the site that will result in a specific type of amenity and landscape experience for future 

occupants and users. These aspects of the proposed Plan Change have been formulated in 

order to impart the public parts of future development with a rural residential form of character 

that continues the character that is evident in the existing rural residential parts of Ohoka. 

Additionally, within the private lots of a future development, the trappings of suburban 

development will be avoided, rural outlooks and an awareness of immediately adjoining rural 

land uses will be preserved. A genuine rural residential form of amenity will be provided that is 

consistent with the existing Ohoka Settlement.   
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The effects of the proposed Plan Change in relation to the relevant statutory and 

planning documents 

The Waimakariri District Council Rural Residential Development Plan 

90 The proposed Plan Change would result in 66 rural residential lots. Obviously, this would be 

only part of the maximum of 150 households that the RRDP envisages for Ohoka. In this 

regard, it is noted that other locations around Ohoka potentially provide for similar 

development. One possibility is the location that is suggested by proposed PC17.  

91 Regarding the location of the development that would result from the proposed Plan Change, 

the RRDP suggests “development centred on the existing village of Ohoka, without an 

identified growth location, as shown on Map Sheet 4”14, As can be seen on my Appendix 2, 

Map Sheet 4 shows a circle that contains the existing Keetly Place and Wilson Drive 

developments. Approximately 60% of the area of the proposed Plan Change area is outside 

the circle. I do not consider this to be a material point. Obviously, the circle identified on Map 

Sheet 4 is not intended to be a development or zone boundary, it is merely intended to 

indicate that new rural residential development should be centred around the existing 

developed area of Ohoka, and the proposed Plan Change will be in accordance with this. I 

reiterate that the proposed Plan Change includes most of its density towards the 

southwestern end of the subject site, with larger lots making up its northeastern end, thereby 

centring most households closer to existing development and the Map Sheet 4 circle. 

92 The RRDP also identifies the need “to ensure that the location, direction and extent, design or 

number of households associated with any growth and development is sympathetic to the 

character and values of the existing settlement.”15 As has been discussed in this report, many 

measures and design approaches have been used in relation to the formulation of the 

proposed Plan Change in order to ensure that development that results from the Plan Change 

will be sympathetic to and consistent with the character of the existing settlement of Ohoka. 

Again, I consider that the intentions of the RRDP are achieved.  

 

                                                      
14 Waimakariri District Council Rural Residential Development Plan, June 2010, page 32. 
15 Ibid, page 33. 
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The Waimakariri District Plan 

93 To paraphrase my paragraphs 26 to 32, the WDP relevantly seeks that: 

• New rural residential development is located such that it does not create significant 

adverse effects and does not conflict with neighbouring land uses; 

• The productive capacity and character of the Rural Zones, and the rural setting of 

towns, are maintained and enhanced; 

• The distinctive character of each residential area is maintained and enhanced; 

• The amenity of urban environments (including rural residential environments) is 

maintained and enhanced by providing road, cycleway and walkway links, by 

maximising amenity of new developments and by integrating new development with 

existing urban environments; 

• The identified characteristics of rural residential zones are maintained and 

enhanced;  

94 Following the discussion set out in this report, I find that, in relation to landscape and amenity 

matters, the proposed Plan Change will not adversely affect or conflict with the rural 

farmlands that adjoin the Plan Change site. The setting of the proposed Plan Change will 

retain its rural character.  

95 Notwithstanding the above, I have identified one area in which the proposed Plan Change will 

lead to effects that are moderate to substantial in degree; the outlook of the rural lifestyle lots 

to the southeast of the subject site will become less open and less rural in character. For 

those who seek a rural living experience, this effect will be adverse. In relation to this finding, I 

consider that it is relevant to note that this effect will be mitigated by the vegetated and soft 

edge of development that will be presented to these neighbours and by the inclusion of a 

public track network that these neighbours will have immediate access to. It is also relevant to 

note that these neighbours themselves seek to change the zoning of their land to Residential 

4A via proposed PC17. Any plan change that changes rural zoning to rural residential zoning 

will inevitably have some effect on the outlook of immediate neighbours. I consider that in 

practical terms, this sort of effect is unavoidable if rural residential growth is to occur as 



 
 

 
P and A Bagrie - Private Plan Change Request -  Landscape & Visual Assessment – Ben Espie  - Vivian+Espie.   

 
 
 

 

 

31

provided for by the RRDP. In this particular case, I consider that the effect has been mitigated 

as much as possible and is considerably less in degree than it would be in relation to many 

other alternative locations, since other locations are likely to have more direct interface with 

neighbours.      

96 I find that the distinctive character of Ohoka settlement will not be compromised, other than 

that the township will grow in the way that is anticipated by the RRDP. Growth in itself will 

change the atmosphere and character of any settlement to some degree, even if the new 

growth is entirely in keeping with the existing settlement’s design; the settlement will simply 

feel bigger. However, I do not consider that this to be an adverse effect that is unanticipated 

by the statutory and planning documents since growth is expressly provided for (particularly 

by the RRDP). In this regard, I consider that the important point is the one that I make above; 

that the proposed Plan Change has been formulated in order to provide growth that is 

sympathetic to and consistent with the character of the existing settlement of Ohoka. 

97 I consider that the type of amenity and character that future occupants and users of a 

development enabled by the proposed Plan Change will be of a high standard, will be well 

linked and integrated with the existing settlement in terms of roading and particularly 

pedestrian and cycle access, and will provide all the characteristics of rural residential living 

that are identified by the WDP.  

The Canterbury Regional Policy Statement    

98 The site is not part of any landscape of regional significance identified by the CRPS and 

therefore the proposed Plan Change is not inconsistent with the general landscape aspects of 

the CRPS. 

99 The proposed Plan Change is consistent with Chapter 12A of the CRPS, particularly Policy 13 

in that it uses an ODP in order to ensure that development is integrated with existing 

settlement and provides a rural residential form of amenity and character for future occupants, 

as has been discussed. 

The Resource Management Act 1991 

100 Following an overall assessment, I find that the proposed Plan Change is consistent with the 

parts of the Act that I discuss in my paragraph 22. 
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Overall Conclusion 

101 In summary, I find that the proposed Plan Change will change the site from pasture to a rural 

residential pattern of development and will grow the rural residential settlement of Ohoka. The 

Plan Change has been carefully formulated in order to create development that will provide a 

pleasant rural residential form of amenity for future occupants and users, that is consistent 

with Ohoka’s character and that will not significantly degrade the character and amenity of the 

surrounding rural areas. However, one particular group of neighbouring properties will have 

their outlook affected to a moderate to substantial degree. This effect will be mitigated by 

various measures and this type of effect is practically unavoidable to some degree or another 

if rural residential growth is to be provided for.   

 
Ben Espie 
VIVIAN + ESPIE  
30 March 2012. 
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