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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.   

1.2 My qualifications and experience are set out in my Evidence in Chief, 

filed with the Panel of 26 August 2015. 

1.3 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. 

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

1.5 My evidence addresses points raised by Mr Christopher Wilson for the 

Commodore Hotel. 

2. EVIDENCE OF MR CHRIS WILSON 

2.1 In paragraph 31 of his evidence, Mr Wilson seeks a larger setback of 

12m within the MAIL site.  I understand the general industrial zone 

setback from a residential zone is 6m, and the general permitted 

height of industrial zones is 15m (which is what is proposed for the 

MAIL zone). 

Summary 

2.2 In my opinion, increasing the setback from 6m to 12m would not make 

a notable difference in reducing visual impacts from development on 

the MAIL site from the Commodore Hotel. A 6m setback with trees has 

the same degree of visual mitigation as a 12m set back with trees.  

2.3 Overall, the Commodore Hotel has very little existing visual access to 

the MAIL development. Of the 157 guest rooms that the Commodore 

Hotel has (as per their website) only 15 rooms look directly and 1 
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indirectly out over the MAIL site.  In my opinion, all 16 rooms can be 

substantially screened from the MAIL development with 6m of tree 

planting on the MAIL site. 

2.4 The majority of the Commodore's amenity spaces, courtyard and 

glazed indoor swimming pool are “inwardly” focused and have no 

existing views into the MAIL site and hence are not impacted by the 

MAIL development. 

2.5 The Commodore's car parking spaces are currently screened off from 

the MAIL site by a significant amount of trees and screening planting 

on both the Commodore and MAIL sites.  

2.6 The guest entrance does not have an existing view into the MAIL site 

and will not be visually impacted by development on the MAIL site.      

2.7 There are mature existing trees along the common boundary that 

range from 8-10 metres in height and in most cases these will screen 

out future development on the MAIL site. Of the 16 rooms that have 

views to the MAIL development, 10 of them would have been 

substantially screened from the MAIL site if a row of 8-10m tall trees 

on the MAIL site had not been removed by the hotel operator. If these 

trees were still present there would be little or no views into the MAIL 

site from the Commodore Hotel. 

Description of the existing site conditions 

2.8 Photo A is an oblique aerial photo from google earth showing the 

Commodore Hotel from the west (above the MAIL site). It shows the 

two accommodation blocks built in 2006 and 2013. The tennis court in 

the bottom left of the photo is part of the hotel complex. The outdoor 

amenity areas are mostly between the 2013 block and the buildings at 

the back, where there are a number of mature trees.  
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Photo A The two Commodore Hotel accommodation blocks closest to the MAIL 

boundary. 

2.9 The 2013 block shows (in purple) the guest rooms which have views 

of the MAIL site. The 2006 block shows (in yellow) the one guest room 

which has an oblique view to both the west and south over the MAIL 

site. I discuss the views from these rooms below.  

2.10 There is a significant amount of mature trees and planting on both the 

Commodore Hotel and MAIL site that mitigate/screen views between 

the MAIL and Commodore Hotel sites across the south-eastern 

boundary. 

2.11 There is car parking, access lane and guest room courtyards that set 

back the Commodore Hotel accommodation blocks from the MAIL site 

boundary.  

2.12 The guest accommodation built in 2006 is approximately 6m from the 

south eastern boundary of the MAIL site. There are trees that screen 

views between the hotel and the future development on the MAIL site. 

The wall of this block which faces the MAIL is mainly comprised of a 

blank wall with a lift and windows into a hallway. One guest room (the 

'yellow' room) has an oblique view into the MAIL site. 

2.13 The 2013 accommodation block is set back approximately 12m from 

the boundary. While it has 20 rooms that face towards the MAIL site, 

only 15 of these rooms have views to MAIL due to courtyard walls that 
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block views for guest rooms on the ground floor. (the 'purple rooms' 

shown in Photo A). 

2.14 I am advised that when the 2013 block was being built, the 8-10m tall 

screen planting trees on the MAIL site in this location were removed, 

opening up views to the northwest across the MAIL site.  The 'purple' 

guest rooms now have views into the MAIL site.  If those trees had not 

been removed by the Commodore Hotel operator, only the top floor, 

with 5 rooms would have had views into the MAIL site. 

 

Photo B 

2.15 Photo B is another oblique aerial of the guest accommodation built in 

2006 and 2013. The green lines illustrate the existing 8-10m belt of 

trees and the red lines indicate the length of boundary where the 8-10 

m tall trees were removed in about 2013.  

Site Visit 

2.16 On the 3rd of September 2015 I completed a site visit to the MAIL and 

Commodore Hotel sites to review the likely impacts of a 6m setback 

compared with a 12m setback along a portion of the south-eastern 

boundary. I selected the length of south-eastern boundary most likely 

to be affected by development on the MAIL site. The two locations 

selected were both directly in front of guest accommodation rooms 

(position 1 and position 2 shown in aerial Photo C).  I took photos 

looking towards the Commodore Hotel at the 6m and 20m points. 
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Photo C shows the locations that photos were taken adjacent to the guest 

Commodore guest accommodation. 

2.17 The 6m position was selected because it is the closest a proposed 

building on the MAIL site could be to the south-eastern boundary. 

Because of the recession plane a building at that location is limited to 

6m in height. The 20m point is the closest a 15m tall building on the 

MAIL site can get to the south-eastern boundary due to the recession 

plane.  

 

 

Image 1 Position one   
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2.18 Image One Position One is taken 6m from the boundary and shows 

the existing 8-10m trees on the MAIL screening the views from the 

Commodore Hotel to the MAIL site. Note the guest accommodation 

that is closest to the MAIL boundary is predominately a blank wall and 

a lift well, without views from guest rooms toward the MAIL site. 

   

 

Image Two Position one  

 

2.19 Image Two Position one is taken 20m from the boundary and shows 

the existing 8-10m trees on the MAIL screening the views from the 

Commodore Hotel to the MAIL site. Even though this is a 

predominately a blank wall there is one guest room in the 2006 

accommodation block (the yellow room in Photo A) that has indirect 

views towards the MAIL site. 
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Image Three Position two  

 

2.20 Image Three position two is taken 6m from the boundary and shows 

the impact of the 8-10m high trees on the MAIL site which were 

removed and which has opened up views toward the future MAIL 

development. The ground floor courtyards have 2m tall concrete walls 

screening all views from this level of accommodation to the MAIL site. 

Note the guest accommodation at this point is approximately 12m from 

the boundary.   

  

 

Image Four Position two  
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2.21 Image Four position two is taken 20m from the boundary and shows 

the impact of the removed 8-10m high trees on the MAIL site which 

has opened up views toward the future MAIL development. This has 

opened up the views into the MAIL site from 15 rooms that would have 

been substantially screened if the trees had remained.  However, it is 

my view that these views can be mitigated/screened by trees planted 

within the proposed 6m landscape setback within the MAIL site.    

 

Likely Visual Impacts  

2.22 I have considered the likely locations of Commodore Hotel guest views 

in order to assess the possible visual impacts. (These viewing 

locations are shown on Diagrams C and D). The following viewing 

locations were considered:   

(a) Viewing location A: a guest in the carpark, driveway or 

accommodation ground floor looking north west 

(b) Viewing location B: a guest on the first floor of guest 

accommodation looking north west   

(c) Viewing location C: a guest on the second floor of guest 

accommodation looking north west   

(d) Viewing location D: a guest on the third floor of guest 

accommodation looking north west   

2.23 The combination of the existing Commodore guest accommodation set 

back and the proposed 6m landscape setback on the MAIL site, plus 

the effect of the recession plane limiting a building reaching full height 

(15m) 20m from the boundary means it is likely that the closest a 

guest accommodation room can be to a proposed building on the 

MAIL site is likely to be 32m.  

2.24 While it is possible that a proposed building on the MAIL site could be 

within 12m of a guest accommodation, it is my opinion that would be 

unlikely, and in any event the building would be limited to 6m in height 

which would be screened by the existing screen trees and the 

landscaping required by the rules on the MAIL site.    
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2.25 The existing trees and the proposed trees within a 6m setback would 

substantially screen the view of a proposed building on the MAIL site 

by eclipsing the views of a proposed building (Refer to diagram C). 

 

Diagram C shows the impact of the proposed 6m setback and plane of recession 

rules. 

2.26 Diagram C shows the impact of the proposed 6m setback and 

recession plane rules with the dark purple illustrating the closest a 

15m maximum height building can be to the south-eastern boundary 

with the Commodore Hotel. The light purple shows a building being 

sited against the 6m set back but being limited to 6m in height due to 

the recession plane. The orange trees show the impact a medium to 

large tree would have on viewing lines from 4 locations on the 2103 

accommodation block in the Commodore site within a 10 year period 

and a mature tree height.   

2.27 In my opinion, increasing the setback from 6m to 12m makes little to 

no difference to the ability of the proposed trees to eclipse a view of a 

proposed building on the MAIL site (Refer to diagram D).  
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Diagram D shows the impact of a 12m setback and plane of recession rules 

2.28  Diagram D shows the impact of a 12m setback and recession plane 

rules with the dark purple illustrating the closest a 15m maximum 

height building can be to the south-eastern boundary with the 

Commodore Hotel. The light purple shows a building being sited 

against the 12m set back but being limited to 9.9m in height due to the 

plane of recession. In my opinion, the increased setback does not 

impact on the trees' abilities to substantially screen the views of future 

building on the MAIL site from the Commodore Hotel.    

2.29 In summary, it is my opinion that in terms of the effects of the MAIL 

development from the viewing locations: 

(a) Viewing location A: the carpark, driveway or accommodation 

ground floor looking northwest towards MAIL.  A guest would 

have less than minor views toward a built form on the MAIL site.  

The proposed fencing and planting would screen would likely 

screen all views into the MAIL site.  

(b) Viewing location B: first floor guest accommodation looking 

North West towards MAIL.  A guest would have less than minor 

views toward a built form on the MAIL site.  The proposed 

fencing and planting would screen would likely screen all views 

into the MAIL site.  

(c) Viewing location C: second floor guest accommodation looking 

North West towards MAIL.  A guest would have minor view 

toward a built form on the MAIL site.  The proposed tree planting 
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would substantially screen all views into the MAIL site within 5 

years of them being planted.  

(d) Viewing location D: third floor guest accommodation looking 

North West towards MAIL, a guest would have minor views 

toward a built form on the MAIL site.  The proposed tree planting 

would substantially screen all views into the MAIL site within 10 

years of them being planted.  

2.30 The existing mature trees on the MAIL site substantially screen most 

of the views of the MAIL site from the 16 Commodore Hotel guest 

accommodation rooms which have views of the MAIL site.  This is 

approximately 10% of the total number of the hotel's guest 

accommodation rooms. In my opinion, the visual impact on these 16 

rooms can be appropriately mitigated with tree planting within a 6m 

setback. There is no advantage in increasing that setback to 12m.   

 

 

Craig Lyndon Pocock 

8 September 2015 

 


	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.
	1.2 My qualifications and experience are set out in my Evidence in Chief, filed with the Panel of 26 August 2015.
	1.3 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...
	1.4 I participated in expert witness caucusing on 10 August 2015.
	1.5 My evidence addresses points raised by Mr Christopher Wilson for the Commodore Hotel.

	2. EVIDENCE OF MR CHRIS WILSON
	2.1 In paragraph 31 of his evidence, Mr Wilson seeks a larger setback of 12m within the MAIL site.  I understand the general industrial zone setback from a residential zone is 6m, and the general permitted height of industrial zones is 15m (which is w...
	Summary
	2.2 In my opinion, increasing the setback from 6m to 12m would not make a notable difference in reducing visual impacts from development on the MAIL site from the Commodore Hotel. A 6m setback with trees has the same degree of visual mitigation as a 1...
	2.3 Overall, the Commodore Hotel has very little existing visual access to the MAIL development. Of the 157 guest rooms that the Commodore Hotel has (as per their website) only 15 rooms look directly and 1 indirectly out over the MAIL site.  In my opi...
	2.4 The majority of the Commodore's amenity spaces, courtyard and glazed indoor swimming pool are “inwardly” focused and have no existing views into the MAIL site and hence are not impacted by the MAIL development.
	2.5 The Commodore's car parking spaces are currently screened off from the MAIL site by a significant amount of trees and screening planting on both the Commodore and MAIL sites.
	2.6 The guest entrance does not have an existing view into the MAIL site and will not be visually impacted by development on the MAIL site.
	2.7 There are mature existing trees along the common boundary that range from 8-10 metres in height and in most cases these will screen out future development on the MAIL site. Of the 16 rooms that have views to the MAIL development, 10 of them would ...
	2.8 Photo A is an oblique aerial photo from google earth showing the Commodore Hotel from the west (above the MAIL site). It shows the two accommodation blocks built in 2006 and 2013. The tennis court in the bottom left of the photo is part of the hot...
	2.9 The 2013 block shows (in purple) the guest rooms which have views of the MAIL site. The 2006 block shows (in yellow) the one guest room which has an oblique view to both the west and south over the MAIL site. I discuss the views from these rooms b...
	2.10 There is a significant amount of mature trees and planting on both the Commodore Hotel and MAIL site that mitigate/screen views between the MAIL and Commodore Hotel sites across the south-eastern boundary.
	2.11 There is car parking, access lane and guest room courtyards that set back the Commodore Hotel accommodation blocks from the MAIL site boundary.
	2.12 The guest accommodation built in 2006 is approximately 6m from the south eastern boundary of the MAIL site. There are trees that screen views between the hotel and the future development on the MAIL site. The wall of this block which faces the MA...
	2.13 The 2013 accommodation block is set back approximately 12m from the boundary. While it has 20 rooms that face towards the MAIL site, only 15 of these rooms have views to MAIL due to courtyard walls that block views for guest rooms on the ground f...
	2.14 I am advised that when the 2013 block was being built, the 8-10m tall screen planting trees on the MAIL site in this location were removed, opening up views to the northwest across the MAIL site.  The 'purple' guest rooms now have views into the ...
	2.15 Photo B is another oblique aerial of the guest accommodation built in 2006 and 2013. The green lines illustrate the existing 8-10m belt of trees and the red lines indicate the length of boundary where the 8-10 m tall trees were removed in about 2...
	2.16 On the 3rd of September 2015 I completed a site visit to the MAIL and Commodore Hotel sites to review the likely impacts of a 6m setback compared with a 12m setback along a portion of the south-eastern boundary. I selected the length of south-eas...
	2.17 The 6m position was selected because it is the closest a proposed building on the MAIL site could be to the south-eastern boundary. Because of the recession plane a building at that location is limited to 6m in height. The 20m point is the closes...
	2.18 Image One Position One is taken 6m from the boundary and shows the existing 8-10m trees on the MAIL screening the views from the Commodore Hotel to the MAIL site. Note the guest accommodation that is closest to the MAIL boundary is predominately ...
	2.19 Image Two Position one is taken 20m from the boundary and shows the existing 8-10m trees on the MAIL screening the views from the Commodore Hotel to the MAIL site. Even though this is a predominately a blank wall there is one guest room in the 20...
	2.20 Image Three position two is taken 6m from the boundary and shows the impact of the 8-10m high trees on the MAIL site which were removed and which has opened up views toward the future MAIL development. The ground floor courtyards have 2m tall con...
	2.21 Image Four position two is taken 20m from the boundary and shows the impact of the removed 8-10m high trees on the MAIL site which has opened up views toward the future MAIL development. This has opened up the views into the MAIL site from 15 roo...
	Likely Visual Impacts
	2.22 I have considered the likely locations of Commodore Hotel guest views in order to assess the possible visual impacts. (These viewing locations are shown on Diagrams C and D). The following viewing locations were considered:
	(a) Viewing location A: a guest in the carpark, driveway or accommodation ground floor looking north west
	(b) Viewing location B: a guest on the first floor of guest accommodation looking north west
	(c) Viewing location C: a guest on the second floor of guest accommodation looking north west
	(d) Viewing location D: a guest on the third floor of guest accommodation looking north west

	2.23 The combination of the existing Commodore guest accommodation set back and the proposed 6m landscape setback on the MAIL site, plus the effect of the recession plane limiting a building reaching full height (15m) 20m from the boundary means it is...
	2.24 While it is possible that a proposed building on the MAIL site could be within 12m of a guest accommodation, it is my opinion that would be unlikely, and in any event the building would be limited to 6m in height which would be screened by the ex...
	2.25 The existing trees and the proposed trees within a 6m setback would substantially screen the view of a proposed building on the MAIL site by eclipsing the views of a proposed building (Refer to diagram C).
	2.26 Diagram C shows the impact of the proposed 6m setback and recession plane rules with the dark purple illustrating the closest a 15m maximum height building can be to the south-eastern boundary with the Commodore Hotel. The light purple shows a bu...
	2.27 In my opinion, increasing the setback from 6m to 12m makes little to no difference to the ability of the proposed trees to eclipse a view of a proposed building on the MAIL site (Refer to diagram D).
	2.28  Diagram D shows the impact of a 12m setback and recession plane rules with the dark purple illustrating the closest a 15m maximum height building can be to the south-eastern boundary with the Commodore Hotel. The light purple shows a building be...
	2.29 In summary, it is my opinion that in terms of the effects of the MAIL development from the viewing locations:
	(a) Viewing location A: the carpark, driveway or accommodation ground floor looking northwest towards MAIL.  A guest would have less than minor views toward a built form on the MAIL site.  The proposed fencing and planting would screen would likely sc...
	(b) Viewing location B: first floor guest accommodation looking North West towards MAIL.  A guest would have less than minor views toward a built form on the MAIL site.  The proposed fencing and planting would screen would likely screen all views into...
	(c) Viewing location C: second floor guest accommodation looking North West towards MAIL.  A guest would have minor view toward a built form on the MAIL site.  The proposed tree planting would substantially screen all views into the MAIL site within 5...
	(d) Viewing location D: third floor guest accommodation looking North West towards MAIL, a guest would have minor views toward a built form on the MAIL site.  The proposed tree planting would substantially screen all views into the MAIL site within 10...

	2.30 The existing mature trees on the MAIL site substantially screen most of the views of the MAIL site from the 16 Commodore Hotel guest accommodation rooms which have views of the MAIL site.  This is approximately 10% of the total number of the hote...
	Craig Lyndon Pocock
	8 September 2015


