
 
 

 

Appendix 5 

Urban Design Assessment November 2010 and Response to RFI 
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Russell Benge,  

Director, 
Davis Ogilvie & Partners Ltd 

BNZ Building  |  Level 1, 137 Armagh Street,   
Christchurch 8141 
 

 
1 February 2011 

 
 

Dear Russell,  
 

RE: SILVERSTREAM ESTATES LTD., DARFIELD PLAN CHANGE APPLICATION 

REQUEST FOR INFORMATION DATED 26 JANUARY 2011 

 

Further to your email dated 27 January 2011 and our telephone conversations today, I have 
now had the opportunity to consider points 1. ii), 2. iii),  and 4.i) of the Request for Further 

Information from Bellbird Consulting Group acting on behalf of the Selwyn District Council, 

dated 26 January 2011. My response to each item is as follows: 
 

1.ii). There is an oversupply of land at present and sporadic development can occur1. The 
consequence of this Plan Change will be to discourage the use of land close to the 

town centre for larger allotments, sporadic or otherwise. Once large allotments are 

established it is exceedingly difficult to achieve intensification of development. This 
could lead to the situation, as in Rolleston, where the higher density zoning has to 

occur beyond (further from the town centre) lower density zoning. Again lower 
density development, sporadic or otherwise uses infrastructure less efficiently.  

 
 The only available land of any size for smaller (650m²) sections is in the area 

between McLaughlins Road and Telegraph Road zoned L1 and LX deferred. Higher 

density development may occur in different parts of that. It is however adjacent to 
the proposed higher density zoning. The Plan Change proposes that higher density 

development occurs progressively outwards from the Mathias Street/Cardale Street 
junction and therefore will not in itself be sporadic.  

 

1.iii). All of the proposed Living 1 zone land is within a 1500m radius of the junction of 
McMillan Street and SH1, whereas the LX Def zone extends to a 1650m radius.  

 
 The proposed Living 1 zoned land is close (all within 850m radius) of the B1 zone 

centred around SH1. Facilities and services are strung out along the length of the 
zone and not centred around McMillan Street.  

 

 The site will have good connectivity with the rest of Darfield via the proposed road 
network. Off road links will further enhance pedestrian and cyclist connectivity.  

 
 

 

                                                
1
 I would be interested to know how the District Wide Strategy will address this.  

 U r b a n   D e s i g n 
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4.i). I had anticipated this situation in my Second Draft Urban Design Report dated 13 

September 2009 (see extract below) and would recommend reverting to something of 
this nature.   

 
 

4.3.1. Existing B2 area in Cardale Street 

It is intended that the industrial uses in this area will in time be replaced with residential 
development. However, there are 10 allotments in six separate ownerships and it is unlikely 

that the change in use will occur quickly or comprehensively. Similarly the timing and 
sequence of development on the land to the south (currently zoned B2) is difficult to 

predict. Therefore, it is proposed that planting provisions and building setbacks be included 
in the ODP to cater for the situation where industrial use remains adjacent to residential 

use, during the transition period. At the Mathias Street entrance to the residential area the 

road reserve will be 20m wide. Within this reserve, planting in a 3m wide landscaping strip 
along the eastern edge of the industrial area will screen the industrial uses and help create 

an attractive entrance. The front yard setback of residential properties to the east will 
provide a further 4m separation distance, making a total gap of at least 24m between 
industrial activities and residential buildings.  

 
If land to the south of the existing industrial uses in Cardale Street is developed in advance 

of the land to the north, buffering measures will be needed. A neighbourhood street, with a 
minimum reserve width of 16 metres is proposed to run parallel to the boundary. Within this 

a 3m wide landscaping strip, planted with trees and shrubs, adjacent to the boundary is 
proposed. To the south of the neighbourhood street, residential buildings will be set back a 

minimum of 4 metres, so that the total space between houses and existing industrial 

activities will be at least 20 metres.  
 

In order to allow the Cardale Street industrial uses to be phased out, residential 
development should not proceed on any allotment unless it will have industrial use on no 

more than one boundary.  

 
 Given the recommendations of the Environmental Health Report I would suggest 

including the following on the ODP/ in the Plan rules: 
 

1. A 2.2.m high acoustic fence along the southern boundary of 1 – 15 Cardale Street, 

with a 3m wide landscaping strip immediately to the south of the fence (to visually 
screen the acoustic fence). A road (cul-de-sac?) to run adjacent to the landscaping 

strip. 
 

2. A 3m high acoustic fence along the eastern boundary of Darfield Collision Repair 
and Lovelady Racing Ltd with a 3m wide landscaping strip immediately to the east 

of the fence (to visually screen the acoustic fence). 

 
3. Residential use on any allotment currently zoned B2, on the south side of Cardale 

Street should not proceed unless it will have industrial use on no more than one 
boundary.  

  

 
Please contact me if you wish to discuss the above, or need any further elaboration. Please 

be aware that I haven’t seen the final Plan Change documentation  
 

Regards, 
  

Janet 
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