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1. INTRODUCTION 

 
 

1.1 My full name is John Lonink. I hold the position of Urban Design Advisor at 

Christchurch City Council (Council). I have been in this position since October 

2013.  

 

1.2 I hold a Masters of Science in Architecture, Building and Planning from 

Eindhoven University, and a Bachelor of Science in Engineering from 

Hogeschool Brabant, Tilburg. I am a registered architect in the Netherlands 

and a member of the Urban Design Forum in New Zealand. 

 

1.3 I have eight years' experience in the field of urban design, within both the 

public and private sector.  Prior to this, I worked as an architectural technician 

and architect.  Full details of my experience are set out in Attachment A to 

this evidence.  In respect to the proposed Replacement District Plan (pRDP), I 

have provided urban design advice in respect to bulk and location modelling, 

including analysis of this, for the Commercial Chapter.  

 

1.4 As part of my role at the Council, I have been asked to provide evidence in 

relation to Clearwater Resort, located within the Special Purpose (Golf Course) 

zone.  I have not been involved in the development of the provisions for the 

zone.  This evidence is limited to the appropriateness of a proposed increase 

in the building height limit for Clearwater from 11 to 14 metres for the 

Clubhouse and Facilities area, as a permitted activity. 

 

1.5 I confirm that I have read the Code of Conduct for Expert Witnesses contained 

in the Environment Court Practice Note 2014 and that I agree to comply with it. 

I confirm that I have considered all the material facts that I am aware of that 

might alter or detract from the opinions that I express, and that this evidence is 

within my area of expertise, except where I state that I am relying on the 

evidence of another person.  The Council, as my employer, has agreed to me 

giving expert evidence on its behalf in accordance with my duties under the 

Code of Conduct. 

 

1.6 The key documents I have used, or referred to, in forming my view while 

preparing this brief of evidence are: 

 

(a) the Resource Management Act 1991; 
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(b) the operative Christchurch City Plan, including the Outline 

Development Plan (ODP) for Clearwater; and 

(c) the Order in Council (OIC) and in particular the Minister's Statement 

of Expectations (SOE). 

 

1.7 My evidence has the following attachments: 

 

(a) Attachment A - Urban Design Experience; and 

(b) Attachment B - Clubhouse and Facilities, Bulk and Location 

Modelling. 

 

2. SCOPE 

 

2.1 My evidence is in regard to the Specific Purpose (Golf Course Zone) - 

Clearwater Resort, and the submission of Clearwater Land Holdings Ltd 

(#2423) (Clearwater), in so far as it relates to: 

 

(a) Built form standards (specifically building height limit); and 

(b) Matters of discretion relative to building height. 

 

3. EXECUTIVE SUMMARY  

 

3.1 Clearwater sought that within the Specific Purpose (Golf Course Zone) the 

building height limit for the Clubhouse and Facilities area (annotated on the 

Outline Development Plan as C/F) be increased from 11m to 14m as a 

permitted activity.  I do not consider that this change should be made as a 

permitted activity.  Rather, I consider that a restricted discretionary status for 

buildings between 11m and 14m in height, with the matters of control relating 

to design, would be appropriate.  Above 14m, I consider that a discretionary 

activity status is appropriate.   

 

3.2 Following informal mediation with Mr Gerard Cleary, Clearwater's 

representative, agreement was reached that a restricted discretionary activity 

status is appropriate for the proposed increase in height, with a number of 

associated matters of discretion as noted in the updated proposal of 

4 February 2016, as attached to the evidence of Ms Glenda Dixon.  
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4. CONTEXT ASSESSMENT 

 

4.1 The Clearwater Golf Resort (Clearwater) provides a combination of recreation 

activities, hotel and clubhouse facilities and privately owned individual and 

attached residential units.  A variety of building height limits are provided 

across the zone from 8m, 11m to 20m, the latter for hotel development to the 

south west of the C/F area. 

 

4.2 I have undertaken a number of site visits, including to the surrounding area as 

far as I was able to gain access.  My latest visit was on 22 January 2016.  The 

purpose of these visits was to assess the visibility of the site and the potential 

for visual impacts in particular of the proposed increase in building height limit 

of the site on the surrounding area.   

 

4.3 Clearwater is located within a primarily rural setting on the northern outskirts of 

Christchurch, between State Highway 1 and the Waimakariri River.  To the 

south east Clearwater is bordered by The Groynes, an Open Space 2 zone 

owned by the Council, which provides recreation and open space opportunities 

to the public.  To the north west of Clearwater, the land is zoned Rural 4, and 

is in private ownership.  To the south are lifestyle properties, accessed from 

Johns Road.  The existing buildings at Clearwater are not visible from Johns 

Road, which is to the south.   

 

4.4 The nature of the Clearwater boundaries and layout of the site has resulted in 

two distinct areas; one for hospitality use and the other for residential 

development.  The Clubhouse, located within the neck of the site, is effectively 

the linking element, and the most visible from adjacent sites, including the 

Groynes Park. 

 

4.5 Clearwater is characterised by the large open spaces of the golf course 

including lakes, bounded by large areas of mature vegetation and trees.  All of 

the built environment has a residential character, including the units provided 

for guest accommodation, with the exception of the Clubhouse, which contains 

hospitality activities.  All of the buildings are either free standing or combined 

in a terraced townhouse style.  There are no buildings over 3 storeys high.  

The Clubhouse is of a larger scale in respect to its footprint and overall 
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building form, while being of a similar gable roof style as the terraced houses 

and within the zone height limit of 11 meters.  

 

4.6 The predominant building height limit across Clearwater is 8m.  This is 

consistent with smaller scale commercial activity and low to medium density 

residential development in Christchurch, excluding the Central City.  It 

provides for a consolidated village type setting within the open space and 

landscape context of Clearwater, including the contoured topography and 

large-scale trees.  I consider that the 11m height is appropriate within this 

location, and does not create significant visual impacts on the viewing 

catchment. 

 

4.7 However, an area noted as RC7 on the Outline Development Plan, to the 

south west of the Clubhouse, has a permitted height limit of 20m for the 

purposes of hotel development.  This area has in part been developed, 

however not to the 20m permitted height, but rather to a maximum of 3 storeys 

(less than 11m).  In respect to the RC7 this area is set within a highly 

contoured area, with large expanses of vegetation to the south and west.  This 

area is well contained within the site rather than highly visible to a wider 

viewing catchment.  

 

5. ASSESMENT OF POTENTIAL VISUAL EFFECTS 

 

5.1 I have undertaken 3D modelling, as attached (Attachment B), to assess any 

potential visual impacts of a 14m high building located within the expanded 

Clubhouse and Facilities area (identified as C/F), of the Clearwater Outline 

Development Plan, in Appendix 21.9.5.1 of the PRDP.  A combination of 

Google Earth, Trimble Sketchup and Photoshop has been used to simulate the 

likely effect of the increased height. 

 

5.2 In my opinion, the Open Space 2 zone - the Groynes Park - is of most 

significance to the viewing catchment and would be most affected by the 

increased building height, given the direct line of sight and proximity to the 

Clubhouse and Facilities area.  

 

5.3 To assess the potential effects of the proposed 14m height limit, I have 

modelled four views from various locations.  The (lower) red part of the 

modelled building is the 11m building height limit under the operative City Plan 
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rule for the Clubhouse and Facilities area.  The yellow addition is the extra 3m 

building height proposed by Submission #2423.  

 

5.4 The model illustrates that at 11m, the visibility of the building is limited when 

viewed from the Groynes Park, as a result of the combination of distance, 

contour and established vegetation.  However, at 14m the building would be 

clearly visible, with less ability of vegetation to provide visual mitigation (due to 

scale), resulting in a potential significant visual bulk.   

 

5.5 I consider that the extent of the visibility in itself is not an issue.  Buildings 

located elsewhere within Clearwater are also visible from adjacent sites.  It is 

the extent of visibility in combination with the potential building dominance i.e. 

scale and bulk, that I consider is of significance in relation to the proposed 

14m building height.  

 

5.6 However, I consider that with building modulation, including within the roof 

form, and to an extent articulation, i.e. the materials of the building, this 

building bulk could be effectively visual mitigated when viewed from adjacent 

sites.  As such, I consider that a restricted discretionary activity status in 

combination with the following assessment matters (noted in the updated 

proposal of 4 February 2016, as attached to the evidence of Ms Glenda Dixon) 

are appropriate for buildings proposed between 11 and 14m building height. 

 

 

 

 

 

 

John Lonink  

4 February 2016 
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Attachment A 

Additional Details of Urban Design Experience 

 

Set out below is my experience as an Urban Designer in both the public and private sectors: 

 

In addition to qualifications noted above, I also have the following experience relevant to the 

District Plan review: 

  

(a) Involvement in the design, development and review of the Council’s 

social housing and community facilities rebuild programmes; 

(b) Provided pre-application and resource consent urban advice on 

behalf of the Council for a wide range of projects at a range of 

scales, including Housing New Zealand Corporation proposals, 

medium density developments, and commercial and industrial 

development; 

(c) Involvement in the development and design of the Central City  

anchor projects including the Performing Arts Precinct; 

(d) Christchurch Housing Accord - Development of the brief, design and 

review of the Welles Street proposal; 

(e) Municipality structure and masterplans in the Netherlands, including 

for Winterswijk and Utrechtse Heuvelrug; 

(f) Urban plans and detailed design for various town centres within the 

southern areas of the Netherlands including Breukelen, Vlijmen and 

Ewijk.  
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Attachment B 

Modelled views of the Clubhouse and Facilities area 

 

The modelling has been done with Trimble Sketchup, Google Earth Pro and Photoshop. 

Sketchup and Google Earth Pro have been used to model the development potential on site 

within the current rules and the increased height limit to 14 meters. Photoshop has been used to 

do a photomontage to show the model within its context as accurately as possible.  

Figure 1 below shows the locations of the different views taken from within the Groynes park. 

The views have been modelled in such a way that the Red outline shows the 11 meters that is 

currently permitted and the yellow colour shows the additional 3 metres of height. 

The black line at the foreground shows a graphical representation of the foliage that softens the 

outlook onto the site. 

 

Figure 1  Locations from where the views have been modelled. 

 

What can be seen from view 1 and view 2 is that the foliage at the foreground partly hides/ 

softens the development when viewed from within the Groynes Park.  However, the extra 

3 meters will make the development stand out significantly. 

 

View 3 and View 4 have been modelled a lot further away from the boundary with the Clearwater 

Golf Resort. These two views clearly show that the development will also be highly visible from 

further into the Groynes Park.
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View 1  
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View 2 
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View 3
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View 4 
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