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1. INTRODUCTION 

1.1 My name is Craig Lyndon Pocock. I am a director of Pocock Design 

Environment Limited and have been involved in design, project 

management and teaching for 22 years both in New Zealand and 

internationally.   

Qualifications and experience 

1.2 I hold a Bachelor of Landscape Architecture, I am registered with the 

New Zealand Institute of Landscape Architects and currently Vice 

President of the New Zealand Institute of Landscape Architecture  

1.3 Much of my work focuses on applying sustainable practices to urban 

design which I have also been involved in teaching at Philadelphia 

University, Yale University Schools of Architecture and Lincoln 

University. I been published internationally and won awards on the 

subjects of sustainability and urban renewal including the NZILA 

Sustainability Award of Excellence and NZILA Distinction Award in 

2013. 

1.4 Pocock Design Environment was started in 2005 in Christchurch and 

have since worked on projects across New Zealand and in New York, 

Melbourne and India. The project scale ranges from large scale 

structure planning for over 30 cities throughout New Zealand and 

Australia to detailed design for key public open space and streets.   

1.5 I confirm that I have read and agreed to comply with Code of Conduct 

for Expert Witnesses (Environment Court Practice Note 2014).  This 

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

relying on facts or information provided by another person.  I have not 

omitted to consider material facts known to me that might alter or 

detract from the opinions that I express. 

1.6 I participated in expert witness caucusing on 10 August 2015. 

2. APPROACH TO THE DESIGN OF THE MAIL SITE 

2.1 I have been the principal design and master planner for this 

development (MAIL) since mid-2013 during which time I have been 
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responsible for testing a range of development types and associated 

master plans for this site.  I was responsible for the development of the 

final outline development plan (ODP) which accompanied MAIL's plan 

change submission and I completed the landscape and visual 

assessment for this site.  

2.2 I am advised that the Industrial Park zoning of the site requires that the 

site be primarily developed for industrial activities.  At the same time, 

the site is generally recognised as being important as an introduction 

to the city when arriving from the airport.  It is my view that these two 

aspects are somewhat in conflict, and in my recommendations and 

design proposals I have tried to minimise the adverse effects of 

industrial and warehousing uses on the site, and to maximise the 

positive urban design features of these non-industrial uses that might 

be allowed to achieve the best possible design outcome. 

2.3 In addition to the standard planning approach and as part of the 

process of developing a cohesive design approach I also researched 

the historical nature of Memorial Avenue. I carried out a detailed study 

of Memorial Avenue is 4.9km of built edge conditions based on 

setbacks and a 1.9km landscape assessment of the length of 

Memorial Avenue.  I also undertook a study and analysis of 

architectural built form and landscape outcomes for industrial and 

business zones around Christchurch in order to assess the best 

design outcomes based on a range of City Plan rules.     

2.4 I presented the design concept I originally proposed to the surrounding 

community at an open meeting for feedback on the MAIL proposal and 

I reviewed likely outcomes with the community based on industrial 

rules within the City Plan.  I have presented the research design and 

planning documents to the Christchurch City Council urban design and 

planning team (as they were until recently) on at least three occasions. 

I have also met with the Returned Servicemen’s Association (RSA) for 

design and planning input.  

2.5 This two and half years of planning and design testing with feedback 

loops from the CCC, community and RSA, as well as a range of other 

design and planning professionals on the team, including traffic, 
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infrastructure, development economics and planning experts has led 

to the ODP and the proposed design rules.         

2.6 In preparing this statement I have relied upon the following 

assessments and studies undertaken: 

(a) Section 32 - Landscape Assessment – Proposed plan change at 

Memorial Ave 01/08/2014 (landscape assessment);  

(b) Memorial Business Park Site Proposed future development 

design guidelines August 2014 (Design Guidelines);  

(c) Memorial Business Park Celebrate Memorial Avenue August 

2014 (historical review); 

(d) Memorial Business Park Outline development Plan landuse and 

development diagrams (ODP diagrams); 

(e) Memorial Business Park Landuse and development outcome 

study August 2014; 

(f) Visual assessment based on proposed height and set back; and   

(g) My own experience in the analysis and design of streetscapes 

and urban spaces in New Zealand.   

2.7 The key document that informs the majority of my opinion on setbacks 

and built form outcomes is the “Memorial Business Park Landuse and 

development outcome study August 2014”. This document represents 

a significant amount of work on site visits around the city looking at the 

built outcomes in a range of business and industrial zones, the 

associated rules, setbacks and the final quality of the outcomes. I 

focused on studying a range of sites across the city and studied, 

measured and photographed 12 different industrial zones and 8 

different business zones.  

2.8 Each of the 20 zones were visited and a wide selection of 

developments were selected from each zone. Each development was 

then photographed, measured and key elements such as setbacks, 

building orientation, active architectural facades, access and both 
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private and public landscape were recorded.  Each development was 

photographed from across the road (front on) and from the sidewalk 

giving a pedestrian view/experience of the development. Each 

development was then given a landscape/public realm rating from low 

to high based on how well the development integrated onto the street 

and how successful it was in giving a quality landscape frontage to the 

street.  Fourty-two business and industrial sites are studied and 

analysed within the report.  

 

Image 1.  A diagram showing the methodology used to illustrate the different types of landuses 

and edge conditions along Memorial Avenue and business and industrial areas around 

Christchurch. (Refer to Section 4.1, page 58 of the Memorial Business Park - Landuse and 

Development Outcome Study Report, August 2014 by Pocock Design Environment.) 

 

Image 2. An example of research conclusions of different types of industrial and business 

developments in Christchurch. (Refer to Section 4.2, page 62 of the Memorial Business Park - 

Landuse and Development Outcome Study Report, August 2014 by Pocock Design 

Environment.) 
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2.9 In summary, this report forms the base of my opinions on the Memorial 

Ave edge and what is required to achieve the high quality design 

outcome that both the city and the developer want.  My key 

conclusions from this report were (also refer to pages 72 and 73 of the 

report): 

(a) Built form within the Industrial and Business zones varies greatly 

even within the same zoning rules.  The quality of the built form 

and the public private interface is largely decided by the activity 

on the site, rather than the zoning per se.     

(b) The quality of the landscape depends on the scale and type of 

industry. For example, light industrial activities were often built to 

the setback and put car parking within the setback, while heavy 

industrial more often was located further back from the setback 

and used the additional space for storage. In all cases the 

planning rules were complied with but the outcome was poor to 

average, at best, in only few locations.  

(c) In the industrial zones, in most cases, the landscaping was done 

to the minimum acceptable standards and tended not to be well 

maintained.  Consequently, it delivered poor visual and amenity 

outcomes. 

(d) In the industrial zones, the buildings beyond the landscape 

setback tended to lack architectural articulation and visual quality 

adding to a poor over all appearance to the street.  

(e) In general, the business zones' buildings were located to the 

edge of the setback and had not only high architectural 

articulation, including glazing that provided passive surveillance, 

but in most cases they also addressed the street with active 

edges. 

(f) In general, the business zones had average to high quality 

landscapes outcomes that often provided seating areas, 

courtyards, small plazas, raised gardens, amenity and tree 

planting, and in some cases public art.  
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(g) My conclusions were there was no causal relationship between a 

specific setback rule and the quality of the visual amenity, and in 

many cases the wider the setback the lower the visual amenity.  

That is, visual amenity is not necessarily improved by greater 

setbacks.  Indeed, the opposite is often the case.  The typical 

low quality landscape along industrial interfaces and the 

minimalist approach to the landscape and architecture might be 

more a reflection that industry does not benefit from the high 

visual amenity or the associated public perception of quality in 

the same way that business/commercial/office activities do. The 

business zoning high quality landscape interface are a reflection 

of investment beyond the minimum required by the planning 

rules.  I consider that is likely to be a reflection of a belief that 

business benefits from this positive high quality interface.         

2.10 [The original proposal as set out in MAIL's plan change proposal and 

in MAIL's submission on the plan change saw a considerably greater 

level of office and retail uses than is now proposed.  In my view, this 

would have resulted in a superior urban design outcome (both within 

the site and along its edges).  However, even with a much reduced 

level of office and retail, and more warehousing and industrial type 

activities, I still consider that a good urban design outcome can be 

achieved.] 

3. SCOPE OF EVIDENCE 

4. This statement deals with the urban design issues related to the MAIL 

site.  I have limited my evidence to those aspects which I understand 

still to be in contention.  I have prepared various reports that are 

reference within this evidence. I have read the submissions that make 

reference to the urban design and landscape concerns within the MAIL 

site. 

4.1 My evidence summarises the conclusions of my reports prepared in 

respect of the MAIL proposal and comments on the following issues: 

(a) why I consider a 10m rather than 20m setback from Memorial 

Avenue is critical; 
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(b) the visual impacts on the proposed gateway bridge based on a 

12m and 20m hotel building on two different locations;  

(c) the appropriate height restrictions and setback on the site's 

south eastern boundary with the Commodore hotel;      

(d) the urban design implications of possible locations for visitor 

accommodation along the Memorial Avenue frontage.  

(e) The role of outdoor amenity along Memorial Avenue. 

5. EXECUTIVE SUMMARY  

Memorial Ave setbacks provisions 

5.1 I do not support a 20m industrial setback along the Memorial Avenue 

edge.  I consider a 20m setback to be a blunt industrial planning 

approach to what is agreed should be a high quality edge condition, 

predominately office and accommodation. The expert caucusing 

agreed that “lesser or greater setback distance is not the driver for a 

better design outcome”.  In order to achieve a high quality visual and 

safe public edge, development with the limited amount of office and 

visitor accommodation that is possible on the site, it is my opinion that 

a setback more typical for a business zone is preferable.  In 

Christchurch a 10m or less setback is typical within business zones.  It 

is acknowledged by the expert caucusing that the allowable business 

office and accommodation uses should be located on the Memorial 

Avenue edge.  In my view, that means that a 10m setback should be 

considered appropriate.  

5.2 A well-articulated architectural built form would significantly help 

strengthen the gateway experience along Memorial Ave in the form of 

office business and accommodation. A 10m setback is wide enough to 

develop a shared path, street trees and a linear park while still 

allowing the buildings to be seen within the visual corridor of Memorial 

Avenue.  A 20m setback will not add to this; in fact I consider it is likely 

to detract from the amenity of this rea. 

5.3  I believe from that a 10m setback with the proposed design controls 

and for business built form along the Memorial Ave edge is much more 



9 

SDH-817541-9-1864-V1  

likely to encourage a positive architectural façade and the associated 

passive surveillance while still allowing a wide enough space to 

develop a shared path, tree planting and a linear park 

Memorial Ave height restrictions for visitor accommodation 

5.4 I agree with the experts during the caucusing that it is important that a 

building on the corner of Russley Road and Memorial Avenue should 

not have a negative visual effect on the proposed art gateway bridge. 

It is noted during my visual analysis that a 20m high building on the 

MAIL site on this corner would be above the bridge ramps and 

therefore has a potential impact on the art gateway bridge design.  

5.5 In my opinion, a 12m high building on the corner site will have little to 

no visual impact on this corner or the art gateway bridge. 

5.6 A second location for visitor accommodation on the MAIL site was 

tested 300m back from the Russley Road Memorial Ave corner with a 

20m high building.  In my opinion, a 20m high building in this location 

would have little to no visual impact on the art gateway bridge  

5.7 In my view, a 20m hotel can be located on the MAIL site without 

impacting on the art gateway bridge if it is located 300m southeast of 

the Russley Road/Memorial Avenue corner. 

5.8 In my view, a 12m high building on the corner would have no adverse 

effects on the bridge. 

5.9 In my view, a hotel height of or less then 12m could be located 

anywhere along the Memorial Ave edge including the Russley Road 

Memorial Ave corner of without visually impacting the art gateway 

bridge and I am therefore comfortable with a rule which requires a 

building (on the corner) higher than 12m to require specific visual 

assessment. 

5.10 However, I note that the current SPAZ rules allows a 20m high 

building to be built beside the art gateway bridge with only a 20m set 

back off Memorial Ave which would have a significant visual impact 

and it may be that the height restrictions on the SPAZ need to be 
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reviewed. This was agreed by all experts during caucusing as an issue 

that should be addressed.   

Height and setback provisions on south-eastern boundary  

5.11 I support the current height restrictions, recession plane and setback 

for MAIL’s south-eastern boundary with the Commodore Hotel as set 

out in the Council's version of the rules.  My analysis of the combined 

height, setback and plane of recession rules mean a proposed building 

on the MAIL site could only reach a height of 6m beside the proposed 

setback line and would only reach its full 15m height 19.9m from this 

south-eastern boundary edge.  In my view, this outcome is reasonable 

and acceptable.    

Location of visitor accommodation 

5.12 In my opinion, visitor accommodation facility is an important part of the 

strategy to develop a high quality visual screen or buffer area to 

industrial uses on this 'gateway site.  That is particularly important 

closer to the Memorial Avenue/Russley Road intersection. The 

location has access from a proposed street into MAIL off Memorial 

Ave, has good visual access from Russley Road and would provide 

important passive surveillance for the development of the 10m setback 

and associated landscape, share path and community uses. 

5.13 In my opinion, from an urban design perspective, visitor 

accommodation should be located closer to the intersection rather 

than towards the eastern end of the site beside the Commodore Hotel. 

Outdoor amenity  

5.14  I consider that a restriction on 'outdoor amenity areas' as proposed by 

the Council is unnecessary.  I understand that the concern relates to 

noise, particularly for guests at any visitor accommodation.  In my 

opinion, such a restriction would be counterproductive to the creation 

to the creation of a high amenity, safe community accessible edge on 

Memorial Avenue.  Outdoor amenity areas such as cafes and 

courtyards offer the type of passive surveillance that a share path and 

linear park benefits from and this would be a desirable outcome.    
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6. SETBACK PROVISIONS 

6.1 In my opinion, there is little connection between setbacks and quality 

outcomes for landscape/urban edges.  I hold that opinion from my 

general experience in urban design planning and from [my?] recent 

research in Christchurch [any specific reports?].  This was generally 

agreed by the experts during the 10 August 2015 expert caucusing. All 

agreed “that neither a lesser or greater setback distance is the driver 

for a better design outcome”  

6.2 It was also agreed “that a combination of the setback and design rules 

were the key driver to a positive outcome”.  In addition, I consider that 

financial value and the functions of buildings 

(industrial/business/office) also drive the quality of the outcomes.  This 

is consistent with my research on buildings and setback around 

Christchurch as mentioned above. Industrial buildings and activities 

have fundamentally different outcomes in terms of their 

landscape/urban edge and community outcomes than 

office/business/accommodation buildings and activities.  

6.3 My observations throughout New Zealand are consistent with my 

Christchurch study “Memorial Business Park Landuse and 

Development Outcome Study August 2014" which shows that 

industrial buildings typically exhibit the follow characteristics:  

(a) They only have one quality build façade out of four or more 

possible building edges. That one quality building façade may or 

may not face the road depending on access.  This often results 

in blank industrial edges facing the road and giving poor 

aesthetic outcomes.  

(b) The other three sides of the industrial building tend to have very 

little architectural detail on their facades.  Normally, one of the 

three sides has industrial sized doors that open to a yard which 

generally has low aesthetic quality.  

(c) The industrial use is often not a destination for clients so less is 

invested in appearances of the buildings from the street 

compared to that of office/business and visitor accommodation. 



12 

SDH-817541-9-1864-V1  

(d) The industrial buildings are typically constructed for about a half 

or a third of the construction budget of office buildings due to a 

strong focus on function over aesthetics and architectural 

detailing.  

(e) Industrial landscape frontages are not maintained to the same 

high level as office/business and visitor accommodation because 

the appearance to the community and clients is not key to their 

success.  

  

Image 3. An example of a typical industrial landscape frontage as per our research on 

different types of industrial developments in Christchurch. (Refer to Section 3.2, page 

49 of the Memorial Business Park - Landuse and Development Outcome Study 

Report, August 2014 by Pocock Design Environment.) 

6.4 In comparison office/business and visitor accommodation activities:  

(a) Tend to have higher quality architectural facades that face the 

street and at least two if not three facades of significant 

architectural detail such as windows, doors and ground floors 

that open to the landscape.  

(b) Tend to deliver quality architectural facades and 

landscapes/urban edges  In my view, this is likely to be because 

these edges and spaces fulfil a branding role and identity role for 

both the landlords and tenants which has a market place value. 



13 

SDH-817541-9-1864-V1  

(c) Tend to invest more in the landscape/urban edge to create a 

quality working environment for tenants as well as attaching the 

community to the location. 

(d) Due to both the branding/workplace quality and community 

amenity role of the landscape/urban edge landowners tend to 

engage in a high quality level of maintenance and reinvestment.    

 

Image 4. An example of a typical business landscape frontage as per our research 

on different types of business developments in Christchurch. (Refer to Section 4.2, 

page 62 of the Memorial Business Park - Landuse and Development Outcome 

Study Report, August 2014 by Pocock Design Environment.) 

6.5 The experts during the caucusing on 10 August all agreed that 

“Memorial Avenue had a significant gateway role” and acknowledged 

Memorial Avenue’s historical value and hence the statement Memorial 

Avenue “is the most important of the site edges and hence business 

(in particular office) is the most appropriate on the Memorial Avenue 

edge compared to industrial”.  

6.6 In my opinion, the limited amount of office/business and visitor 

accommodation allowed within the development should be focused 

along Memorial Avenue.  In my view, that leads to the consequence 

that the setback from Memorial Avenue should be of a typical office 

setback distance, rather than a typical industrial setback.  

6.7 My survey of existing office set backs on Memorial Avenue showed 

that they ranged from 0 to 6m and the outcomes were typically 

average to high quality landscape and urban edges.  
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6.8 In the greater Christchurch area office setbacks were typically less 

than 10m and also had average to high landscape and amenity areas 

including plazas, outside cafes and courtyards.  

6.9 My proposal for a 10m setback allows for a shared path and a possible 

future memorial function art feature integrated into a high quality 

landscape urban edge condition.  
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6.10 These dimensions and aspirations were tested in design with both 

plan and cross sections to ensure 10m was adequate to provide a 

quality outcome along this edge.  That testing indicated that within this 

10m setback, the following design program could be integrated:  

(a) shared path for both pedestrian and cycles;  

(b) street trees;  

(c) a linear memorial park possibly including sculptures and 

interpretation developed in collaboration with the RSA;  

(d) stormwater conveyancing; and   

(e) seating and lighting.    

 

Image 5. A design study of the possible outcomes within the proposed 10m set back strip for the 

Memorial Avenue edge. (Refer to page 3 of the Memorial Business Park – Celebrate Memorial 

Avenue Report, August 2014 by Pocock Design Environment.) 
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6.11 The Council's proposed set back of 20m is based on typical industrial 

setbacks around the city and on a small portion of Memorial Avenue 

within the Special Purpose (Airport) Zone.  In my opinion, a 20m 

setback is not consistent with the majority of the Memorial Avenue 

edge condition.  

6.12 I reviewed the built form and landscape outcomes based on this 

typical 20m industrial set back and found that it seldom, if ever, gives a 

better landscape outcome than a smaller industrial set back. Typically 

the outcomes werewide spaces of poorly maintained lawn with trees, 

screen planting and security fencing. In most cases the depth of the 

setback encouraged car parking or yards to be placed in front of the 

industrial buildings.  

6.13 In industrial areas, these deep 20m industrial set backs are proposed 

to offset the mass and less design articulated building façades of 

industrial architecture and the visual impacts of yards and large car 

parking.  

6.14 In my opinion, well-articulated architectural facades of business office 

and visitor accommodation are the best visual outcomes for the 

gateway role of Memorial Avenue and the amenity for the community. 

It is important that these high quality façades are close enough to 

Memorial Avenue to be seen by visitors to the city. 

6.15 In my opinion, a good example of a well-articulated building with high 

quality facade that has been setback too far back from Memorial 

Avenue to add aesthetic value is the Commodore Hotel. The 

Commodore hotel does not add its high quality architectural presents 

to the Memorial Avenue edge because it is set back 30m with low 

gardens and car parking in front.  The view to this high quality hotel is 

only seen once you are directly adjacent to its site and driving past it 

which minimises its presence to the Memorial Avenue corridor, and 

reduces its ability to add to the quality of Memorial Avenue. Due to this 

deep set back and lack of architectural engagement, the Commodore 

hotel does not fulfil the role of activity engaging the community or 

providing passive surveillance to the pedestrian corridor. I consider 

that this would be a poor outcome for the 650m of the MAIL site along 
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Memorial Ave.  In my view, the same issue applies with a 20m setback 

as it does to the Commodore's 30m setback.  

 

Image 6. An architectural and landscape frontage study of the Copthorne hotel showing the 

effects of a 30m set back and the lack of architectural engagement with Memorial Avenue. (Refer 

to Section 1.4, page 17 of the Memorial Business Park - Landuse and Development Outcome 

Study Report, August 2014 by Pocock Design Environment.) 

6.16 To try and make land uses and associated architectural built forms 

such as a hotel or business office behave like an industrial building, 

using an industrial 20m setback may encourage the building to 

disengage from Memorial Ave by facing the main building façade 

towards the proposed internal street access reducing its active 

engagement with Memorial Avenue and its ability to deliver passive 

surveillance to the shared pathway.  
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6.17 If a 20m industrial setback rule is applied to Memorial Ave there is the 

possibility that industrial land uses will be encouraged to this Memorial 

Ave edge (even though I understand industrial and warehousing within 

50m of Memorial Avenue to be a non-complying activity) which all 

experts agreed during the caucusing is not the appropriate outcome. 

During design testing of rules and land zoning outcomes, I drew what I 

thought would be the likely outcomes based on setback and possible 

industrial use of the Memorial Avenue edge.  

 

Image 7. Based on my observation from Memorial Business Park Landuse and development 

outcome study August 2014; report and the current 20m setback rules that the council is 

proposing and reviewing how these rules have been applied to the SP(A)Z zone I believe a likely 

outcome is a poor visual outcome with a lack of community engagement. (Refer to page 11 of the 

Memorial Business Park – Future Vision Report, August 2014 by Pocock Design Environment.) 

 

Image 8. Based on our observation from Memorial Business Park Landuse and development 

outcome study August 2014; report and the proposed 10m setback rules and design guidelines 

we believe the outcome will lead to a high quality landscape and community outcomes. (Refer to 

page 10 of the Memorial Business Park – Future Vision Report, August 2014 by Pocock Design 

Environment.) 
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6.18 In summary, it is my opinion that a 20m setback is likely to lead to an 

edge outcome that is both visually undesirable and unlikely to 

encourage public use of the areas.  My study of industrial setbacks 

around Christchurch showed that the standard 20m setback led 

typically too tall fencing, screen planting and in most cases the rear of 

the buildings facing the setbacks, especially if car parking was not 

allowed within the setback.  

6.19 While a requirement to consider design and amenity issues on 

consent applications for buildings within 50m of Memorial Avenue will 

assist, I do not think it is enough to achieve the desired visual 

outcome. I believe a business office and visitor accommodation use of 

this edge and a 10m setback will be more successful in delivering a 

positive visual outcome.  

6.20 I believe from that a 10m setback with design controls is much more 

likely to encourage a positive architectural façade facing Memorial 

Avenue that provides passive surveillance while still allowing a wide 

enough space to develop a park like setting that integrates the 

memorial values as illustrated in my Celebrating Memorial Avenue 

document.  This would allow people to use this landscape edge/linear 

memorial park.  

6.21 A 10m set back is consistent with the majority of Memorial Avenue 

existing business/office and accommodation edges as well as around 

other business zones in the city. 

6.22 I consider that the 20m setback from Memorial Avenue within the 

Special Purpose (Airport) Zone is not particularly relevant to the 

amenity of the MAIL site, and will be even less relevant when the 

Western Corridor upgrade is completed which included ramps for the 

bridge which visually divides the SP(A)Z area from the MAIL area.   

6.23 In my opinion, the MAIL site fulfils an important gateway and historical 

role that requires a high visual quality edge response that (based on 

my research around the city) is best delivered by zoning rules that 

allow quality business office and visitor accommodation buildings to be 

developed on this edge. The same outcome cannot be delivered by 

applying industrial planning standards, including setbacks.       
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7. HEIGHT PROVISIONS 

7.1 The MAIL and CCC experts agreed during the caucusing that a 

permitted 15m height restriction across the MAIL site is generally 

acceptable, but within 50m of Memorial Avenue the height is reduced 

to 12m.   

7.2 I understand the issue is that MAIL seeks a permitted height of 20m 

for visitor accommodation, while the Council considers that only a 

height of 12m should be permitted. 

7.3 The experts all agreed that the Christchurch Gateway Bridge should 

not be impacted visually by built form for those traveling either 

direction on Memorial Avenue and that the same height restriction 

rules should apply to both sides of the proposed bridge on Memorial 

Avenue. 

7.4 I modelled the likely visual impact of a 20m hotel building on the MAIL 

site, with a 10m set back in two different locations. The modelling 

showed that building height was the key issue, not building setback, 

and so we have only modelled a 20m tall building with a 10m setback.  

7.5 The visual modelling methodology was done in Sketch Up with a 20m 

high building being located in the different locations and then a shot 

was taken in 3 locations as one comes from the airport heading 

southeast towards the city at the 400m, 200m and 100m from the 

proposed bridge. The 400m shot is the first location as one leaves the 

airport after exiting the roundabout, which is the location where the 

first significant view of the art gateway bridge is obtained. It is also the 

view that is least likely to be eclipsed by the bridge's ramps and as 

such would have the greatest visual impact from a 20m building on the 

MAIL site. The closer to the bridge, such as at the 200m and 100m 

shot locations, the more the ramps start visually eclipsing any 

buildings on the MAIL site and the potential impact of a building on the 

MAIL site reduces.   

7.6 The first location (location 1) is in the corner of Russley Road and 

Memorial Avenue against the 10m setbacks of both Russley Road and 

Memorial Avenue. I consider this to be the location that may have the 
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most significant effect on the gateway art due to its close proximity to 

the bridge and the bridge's ramps have limited ability to eclipse or 

screen the building on the MAIL site. I note that a 20m building on the 

MAIL site from this location is approximately 516m away from the 

viewer and hence less perceivable by the viewer.   

7.7 The blue portion of the building finishes at the 12m height restriction 

mark and the red at the 20m height restriction mark. 

 

Image 9. Key Plan for visual hotel study showing viewing points and different hotel locations. 

 

 Image 10. Hotel location 1 – View from 400m looking south-east towards art gateway bridge, 

showing the 20m building having visual impact on the bridge but the 12m building having less 

than minor impact on the bridge. 
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Image 11. Hotel location 1 – View from 200m looking south-east towards art gateway bridge, 

showing the 20m building having visual impact on the bridge but the 12m building having less 

than minor impact on the bridge. 

 

  

Image 12. Hotel location 1 – View from 100m looking south-east towards art gateway bridge, 

showing the 20m building having visual impact on the bridge but the 12m building having less 

than minor impact on the bridge. 

7.8 The 20m building at location 1 as viewed from the 400m location is still 

visible above the ramps of the bridge and into the art structure. A 12m 

building on the same location has minor, if any, visual impact on the 

art gateway bridge.  

7.9 The 20m building at location 1 viewed from the 200m and 100m 

positons still has a visual impact on the art gateway bridge, however 

the 12m tall building was may only just be visible and would have less 

then minor visual impact on the gateway bridge  

7.10 Location 2 was considered to test the visual impact on the art gateway 

bridge by a 20m tall hotel setback from the bridge approximately 

300m.  Location 2 is further to the southeast, closer to the city end of 

the MAIL site. This is considered a possible location for the hotel due 

to the proposed access into the MAIL site from here and visibility to 

the hotel for both Memorial Avenue users heading west and Russley 

Road users.  
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7.11 The visual study shows that the likely visual impact of a 20m hotel on 

the MAIL site between the two proposed access streets with a 10m 

setback is unlikely to be seen by Memorial Avenue users coming from 

the airport at either the 400m, 200m and 100m locations. 

 

Image 13. Hotel location 2 – View from 400m looking south-east towards art gateway bridge, 

showing the 20m and the 12m building having less than minor visual impact on the bridge. 

 

 

Image 14. Hotel location 2 – View from 200m looking south-east towards art gateway bridge, 

showing the 20m and the 12m building having less than minor visual impact on the bridge. 

 

 

Image 15. Hotel location 2 – View from 100m looking south-east towards art gateway bridge, 

showing the 20m and the 12m building having less than minor visual impact on the bridge. 

7.12 In summary, a 20m hotel on the corner of Memorial Ave and Russley 

Road (location 1) may have a visual impact on the art bridge however 

a 12m hotel building on the same location will not have a negative 

visual impact.  
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South-eastern boundary height and setback provisions   

7.13 During the expert caucusing on 10 August, the Commodore Hotel 

expert suggested that there should be a 20m setback and a 12m 

height restriction on the south-eastern boundary due to possible 

impacts on the Commodore Hotel. I agree with the CCC position of 

15m height restriction and a 6m set back is appropriate for this 

southeast boundary. 

7.14 To test the impact of a proposed building on this south-eastern 

boundary I have drawn a cross section showing the possible built form 

based on the proposed rules. The plane of recession rule (32.5 

degrees 2.3m above boundary) added to the 15m height restriction 

rules means that highest a proposed building can be at the 6m 

setback from the south-eastern boundary is 6m high. A proposed 

building adjacent to this boundary cannot reach the full 15m until is 

19.9m away from the south-eastern boundary. I believe the 

combination of current proposed rules for 6m setback, 15m height 

restriction, plane of recession and landscaping for this south-eastern 

edge are acceptable.   

 

Image 16. A diagram illustrating the plane of recession rule as it applies to the site on the 

Copthorne edge.  
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8. VISITOR ACCOMADATION LOCATION  

8.1 I have considered where along the Memorial Avenue frontage visitor 

accommodation should be located from an urban design perspective.  

8.2 I agree that Memorial Avenue is the most important of the four MAIL 

boundaries and that business and visitor accommodation is most 

appropriate on this edge. This is due to the aspiration of creating a 

high quality safe built form edge on Memorial Avenue that acts as a 

gateway and fills a historical function.  

8.3 The current ODP and Council rules only allow for a limited amount of 

business office and visitor accommodation land use which is limited to 

the Memorial Avenue frontage (and possibly along part of the Russley 

Road frontage).  

  



26 

SDH-817541-9-1864-V1  

8.4 As I have noted above, the quality of the built form depends on the 

specific use (business/industrial), associated construction budget and 

commercial value gained by encouraging safe community use of its 

edges and branding value from high visual amenity.  In my opinion, the 

location of visitor accommodation on the Memorial Avenue edge is key 

to delivering a high quality landscape and urban edge condition 

because it brings a likely high quality architectural form and an active 

ground floor that can provide passive surveillance. This is important to 

creating a Memorial Ave that is safe and aesthetically please for the 

community space.  

 

Image 17. An example of the type of high quality edge condition edge which can be achieved on 

the Memorial Avenue edge. (Refer to page 6 and 7 of the Memorial Business Park – Celebrate 

Memorial Avenue Report, August 2014 by Pocock Design Environment.) 

8.5 In my opinion, high quality visitor accommodation is better located in 

the area identified by MAIL in the ODP (i.e. closer to Russley Road) 

than in the eastern part of the site as proposed by the Council.  That is 

because closer to the intersection creates a better 'visual access' to 

the hotel.  In addition, visitor accommodation in this location would 

constitute a visual buffer to the industrial development, behind creating 
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a higher quality edge condition for Memorial Avenue.  In my opinion, 

this would not be gained to anywhere the same extent by developing 

visitor accommodation on the Commodore land.  Because of the limits 

on offices and visitor accommodation along MAIL’s approximately 

650m edge, there is a risk of not having enough high quality 

architectural building blocks to create a high quality edge on Memorial 

Avenue and screen the industrial component from Memorial Avenue 

users.  In my opinion, the highest quality development should be 

closer to Russley Road.  Therefore, it is preferable that visitor 

accommodation is closer to Russley Road.   

9. OUTDOOR AMENITY ALONG MEMORIAL AVENUE   

9.1 During the study of Memorial Ave I considered the current amenity of 

Memorial Avenue as it relates to adjacent land use and how the 

Avenue itself preforms aesthetically as a gateway.  

9.2 I found that the perception is different from reality and that only a short 

length of the avenue (about 30%) has multiple rows of trees that 

create a good green landscape gateway experience.  This is limited to 

the area between Russley Road and Grahams Road.  

 

Image 18. Typical high quality tree lined road typology on Memorial Avenue between Russley 

Road and Grahams Road. (Refer to Section 2.4, page 36 of the Memorial Business Park - 

Landuse and Development Outcome Study Report, August 2014 by Pocock Design 

Environment.) 
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9.3 East of Grahams Road heading towards the city there is little 

significant planting to offset the wide road carriage way. In this area 

the visual amenity is delivered by the neighbouring private lands uses 

such as business, residential, schools and reserves. 

 

Image 19. Typical low quality landscape road typology on Memorial Avenue from Grahams Road 

heading south east. (Refer to Section 2.4, page 37 of the Memorial Business Park - Landuse and 

Development Outcome Study Report, August 2014 by Pocock Design Environment.) 

9.4 The length of Memorial Ave with the least visual amenity is the section 

within the SPAZ zone. This edge condition forms the start of the 

Memorial Ave gateway for visitors heading to the city from the airport 

but even with the 20m setback and planting requirements it has the 

lowest visual and landscape values of the entire Memorial Ave length.  

 

Image 20. Typical low quality landscape road typology on Memorial Avenue within the SP(A)Z 

zone heading south east from the airport. (Refer to Section 2.4, page 36 of the Memorial 

Business Park - Landuse and Development Outcome Study Report, August 2014 by Pocock 

Design Environment.) 
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9.5 The typical business setbacks along Memorial Avenue are less than 

10m and this includes business edges that are made up of a 

supermarket, retail and offices, yet they are of a higher level of visual 

amenity than the SP(A)Z 20m setback and associated landscape.  

9.6 I am unclear about what the Council means by 'there shall be no 

outdoor amenity areas associated with the guest accommodation'.  I 

understand that the concern relates to the high noise levels from 

aircraft.  In my opinion, however, preventing outdoor amenity areas 

would be counterproductive to the creation of a high amenity, safe 

community accessible area along the edge of Memorial Ave. Outdoor 

amenity areas such as cafes and courtyards offer the type of passive 

surveillance that a share path and linear park benefits from.  There are 

outdoor amenity areas within the SP(A)Z for the Sudima Hotel and 

commercial developments.  I consider that they add to the quality of 

urban design.  In my experience, outdoor amenity areas are valued 

and used even in high noise environments.    

 

Craig Lyndon Pocock 

26 August 2015 
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	6.12 I reviewed the built form and landscape outcomes based on this typical 20m industrial set back and found that it seldom, if ever, gives a better landscape outcome than a smaller industrial set back. Typically the outcomes werewide spaces of poorl...
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	7.2 I understand the issue is that MAIL seeks a permitted height of 20m for visitor accommodation, while the Council considers that only a height of 12m should be permitted.
	7.3 The experts all agreed that the Christchurch Gateway Bridge should not be impacted visually by built form for those traveling either direction on Memorial Avenue and that the same height restriction rules should apply to both sides of the proposed...
	7.4 I modelled the likely visual impact of a 20m hotel building on the MAIL site, with a 10m set back in two different locations. The modelling showed that building height was the key issue, not building setback, and so we have only modelled a 20m tal...
	7.5 The visual modelling methodology was done in Sketch Up with a 20m high building being located in the different locations and then a shot was taken in 3 locations as one comes from the airport heading southeast towards the city at the 400m, 200m an...
	7.6 The first location (location 1) is in the corner of Russley Road and Memorial Avenue against the 10m setbacks of both Russley Road and Memorial Avenue. I consider this to be the location that may have the most significant effect on the gateway art...
	7.7 The blue portion of the building finishes at the 12m height restriction mark and the red at the 20m height restriction mark.
	Image 9. Key Plan for visual hotel study showing viewing points and different hotel locations.
	Image 10. Hotel location 1 – View from 400m looking south-east towards art gateway bridge, showing the 20m building having visual impact on the bridge but the 12m building having less than minor impact on the bridge.
	Image 11. Hotel location 1 – View from 200m looking south-east towards art gateway bridge, showing the 20m building having visual impact on the bridge but the 12m building having less than minor impact on the bridge.
	Image 12. Hotel location 1 – View from 100m looking south-east towards art gateway bridge, showing the 20m building having visual impact on the bridge but the 12m building having less than minor impact on the bridge.
	7.8 The 20m building at location 1 as viewed from the 400m location is still visible above the ramps of the bridge and into the art structure. A 12m building on the same location has minor, if any, visual impact on the art gateway bridge.
	7.9 The 20m building at location 1 viewed from the 200m and 100m positons still has a visual impact on the art gateway bridge, however the 12m tall building was may only just be visible and would have less then minor visual impact on the gateway bridge
	7.10 Location 2 was considered to test the visual impact on the art gateway bridge by a 20m tall hotel setback from the bridge approximately 300m.  Location 2 is further to the southeast, closer to the city end of the MAIL site. This is considered a p...
	7.11 The visual study shows that the likely visual impact of a 20m hotel on the MAIL site between the two proposed access streets with a 10m setback is unlikely to be seen by Memorial Avenue users coming from the airport at either the 400m, 200m and 1...
	Image 13. Hotel location 2 – View from 400m looking south-east towards art gateway bridge, showing the 20m and the 12m building having less than minor visual impact on the bridge.
	Image 14. Hotel location 2 – View from 200m looking south-east towards art gateway bridge, showing the 20m and the 12m building having less than minor visual impact on the bridge.
	Image 15. Hotel location 2 – View from 100m looking south-east towards art gateway bridge, showing the 20m and the 12m building having less than minor visual impact on the bridge.
	7.12 In summary, a 20m hotel on the corner of Memorial Ave and Russley Road (location 1) may have a visual impact on the art bridge however a 12m hotel building on the same location will not have a negative visual impact.
	7.13 During the expert caucusing on 10 August, the Commodore Hotel expert suggested that there should be a 20m setback and a 12m height restriction on the south-eastern boundary due to possible impacts on the Commodore Hotel. I agree with the CCC posi...
	7.14 To test the impact of a proposed building on this south-eastern boundary I have drawn a cross section showing the possible built form based on the proposed rules. The plane of recession rule (32.5 degrees 2.3m above boundary) added to the 15m hei...
	Image 16. A diagram illustrating the plane of recession rule as it applies to the site on the Copthorne edge.

	8. VISITOR ACCOMADATION LOCATION
	8.1 I have considered where along the Memorial Avenue frontage visitor accommodation should be located from an urban design perspective.
	8.2 I agree that Memorial Avenue is the most important of the four MAIL boundaries and that business and visitor accommodation is most appropriate on this edge. This is due to the aspiration of creating a high quality safe built form edge on Memorial ...
	8.3 The current ODP and Council rules only allow for a limited amount of business office and visitor accommodation land use which is limited to the Memorial Avenue frontage (and possibly along part of the Russley Road frontage).
	8.4 As I have noted above, the quality of the built form depends on the specific use (business/industrial), associated construction budget and commercial value gained by encouraging safe community use of its edges and branding value from high visual a...
	8.5 In my opinion, high quality visitor accommodation is better located in the area identified by MAIL in the ODP (i.e. closer to Russley Road) than in the eastern part of the site as proposed by the Council.  That is because closer to the intersectio...

	9. OUTDOOR AMENITY ALONG MEMORIAL AVENUE
	9.1 During the study of Memorial Ave I considered the current amenity of Memorial Avenue as it relates to adjacent land use and how the Avenue itself preforms aesthetically as a gateway.
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