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STATEMENT OF EVIDENCE OF TIMOTHY JAMES JOLL 

INTRODUCTION 

1 My name is Timothy James Joll. 

2 I am employed by a planning and resource management consulting 

firm Planz Consultants Limited as a senior planner. I have ten years’ 

experience working as a planner, with this work including the 

preparation and processing of resource consent applications and the 

preparation of evidence as expert witness for Council hearings in 

New Zealand and the United Kingdom. I hold the qualifications of a 

Bachelor of Resource Studies and a Master of Applied Science from 

Lincoln University. I am a graduate member of the New Zealand 

Planning Institute.   

3 In preparing my evidence I have reviewed: 

3.1 The Proposed Christchurch Replacement District Plan as 

notified (‘pCRDP’); 

3.2 Dayeon Properties Lt (‘Dayeon’) submission and further 

submission; 

3.3 Working Style Properties Ltd (Working Style) submission and 

further submission; 

3.4 Neuro Sciences Centre Limited submission 

3.5 The submission and further submission of Mr Michael Hughes 

(Mr Hughes) and the transcript of the evidence he presented 

on the Residential Chapter on 22 April 2015; 

3.6 The evidence prepared and circulated by Council experts, and 

in particular the evidence of Mr Stevenson, Mr Heath and Mr 

Blair; 

4 Although this is a Council hearing, in preparing my evidence I have 

reviewed the code of conduct for expert witnesses contained in part 

5 of the consolidated Environment Court Practice Note (2014).  I 

have complied with it in preparing my evidence.  I confirm that the 

issues addressed in this statement of evidence are within my area of 

expertise. I have not omitted to consider material facts known to 

me that might alter or detract from the opinions expressed. 
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SUMMARY OF EVIDENCE  

5 Consistent with the directions sought and approved in the 

Memorandum of counsel for the submitters (dated 21 April 2015 

and directed 21 April 2015) (the Memorandum), I have provided a 

brief outline of the submitters’ sought relief (being Working Style 

Properties Limited, Dayeon Properties Limited and Neuro Sciences 

Centre Limited) for the primary purpose of addressing the concerns 

raised by the single submission and further submission in opposition  

to the rezoning sought (being that of Mr Michael Hughes #1121 F-

1121).   

6 Again, consistent with the Memorandum and directions, I have not 

attempted to address every issue of relevance to the submitters’ 

properties or the wider application of the proposed District Plan 

provisions.  I instead simply note I agree with the evidence of Mr 

Mark Stephenson and Mr Scott Blair where the Council witnesses 

have accepted or otherwise support the rezoning sought. 

7 My evidence focuses on Planning Map 31 where the submitters have 

sought to provide a Commercial Core Zone area on the eastern side 

of Papanui Road to include all those properties with frontage to 

Papanui Road between Innes Road and Saint Albans Street, as 

shown on Attachment 1. 

8 In my evidence I have found (while addressing the concerns raised 

by Mr Hughes) that: 

8.1 a Commercial Core zoning is a more efficient and effective 

method for achieving the Plan’s objectives and policies than 

the retention of a residential zoning. 

8.2 the proposed Residential Medium Density zone as it relates to 

the subject properties is illogical and does not reflect the 

commercial scale and character of the subject properties 

whereas a Commercial Core zoning reflects the growth of the 

Merivale commercial area; 

8.3 the rezoning of these properties will not result in a material 

difference to the overall housing supply in a City-wide 

context; and 

8.4 the subject sites can be developed for commercial purposes 

without adversely affecting on the character of the area or the 

living conditions of neighbouring residents.  

9 Overall, I consider it appropriate that the land is rezoned in 

accordance with the approach set out in Mr Stephenson’s evidence.  



  3 

 

 

100068891/658678.3 

PROPOSED CHRISTCHURCH REPLACEMENT DISTRICT PLAN  

Background on Submitter Properties 

10 Working Style Properties Limited (Submitter #689 F-1428) (Working 

Style) owns the property at 242 Papanui Road from which it 

operates a high end clothing retail store from the ground floor. An 

independent office activity occupies the first floor of this building.  

11 Working Style’s original premises were located within the red zone 

of the CBD at 668a Colombo Street. The site has Temporary 

Accommodation approval to accommodate Working Style, and they 

have been in operation since July 2012 (Refs. RMA92018392 and 

RMA92020715).  Prior to this, the site was used as a language 

school and had been so since October 1990 when resource consent 

was granted for a change of use from a residential dwelling to a 

language school facility (Ref. D90/205).   

12 Neuro Sciences Centre Limited (Submitter #652) was granted 

resource consent in October 2014 to establish and operate a 

specialist health facility at 256 Papanui Road (RMA92025782). The 

specialists who will operate from the purpose built health facility 

once constructed are Neuro Surgery, Vascular Surgery and 

Cardiothoracic Surgery. 

13 Dayeon Properties Limited (Submitter #757) (Dayeon) own the 

properties at 222A Papanui Road/3 McDougal Avenue. The 

properties are currently used for short term residential 

accommodation ranging from a few days to several weeks. 

14 An aerial photo showing the location the properties relating to all 

three Submitters is contained in Attachment 2a (where they can 

be identified by their street number).  

15 The Dayeon properties are the only remaining ones (as they front 

Papanui Road between McDougal Avenue and Murray Place) being 

used for some form of residential purpose. All other properties 

within this block have already been redeveloped to provide for non-

residential activities, including health facilities and small commercial 

businesses. A table illustrating the existing activities occurring at the 

other properties within Attachment 2b. 

Strategic policy framework 

16 The strategic planning framework, the relevant provisions of the 

Land Use Recovery Plan (‘LURP’) and the Canterbury Regional Policy 

Statement (‘CRPS’) are all addressed in some detail in the evidence 

of Mr Stevenson as they relate to providing opportunities for 

accommodating commercial growth and as such is relied upon given 

the narrow scope of this evidence.  
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17 I agree with the Mr Stevenson that applying a commercial zoning to 

the subject sites is not inconsistent with the Central City Recovery 

Plan and the proposed District Plan objective and policies that seek 

to ensure that suburban commercial growth should not occur at the 

expense of the central city.  

18 In particular, I agree with Mr Stevenson that the proposed rezoning 

is consistent with the wider identification of the area around 

Merivale Mall as a ‘Neighbourhood Centre’. Neighbourhood Centres 

are identified in Policy 15.1.1.1 (i(a)(iii) of the revised Commercial 

Chapter as a: 

“destination for weekly and daily shopping, local employment 

and community needs, with a range of activities and facilities 

that are accessible to the surrounding residential catchment 

by a range of modes of transport”. 

19 With regards to the loss of housing supply, for the very discrete 

relief considered in this evidence, I also agree with Mr Scott Blair 

that at a strategic level the rezoning of these properties will not 

result in a material difference to the overall housing supply in a 

City-wide context, particularly given that the majority of these 

properties are currently used for non-residential activities.  

Site-specific assessment 

20 The original submissions by Working Style Properties Ltd, Dayeon 

Properties Ltd and Neuro Sciences Centre Limited sought a 

Commercial Fringe zoning for the subject sites. I note that the 

Commercial Fringe Zone is recommended to be amalgamated with 

the Commercial Core Zone, therefore the submitters now seek a 

Commercial Core zoning for the subject properties. A Commercial 

Core zoning is also recommended by the Council Expert on the 

Commercial Chapter, Mr Stevenson. 

21 As illustrated in Attachment 2b there are only two residential 

properties fronting Papanui Road remaining between McDougal 

Avenue and Innes Road (222A Papanui Road/3 McDougal Avenue 

and No.258 Papanui Road). All other properties within this block 

have already been redeveloped to provide for non-residential 

activities, including health facilities and small commercial 

businesses. This pattern of non-residential activity fronting onto a 

busy minor arterial road and in close proximity to a very busy 

intersection, reflects the reality that such locations are ideal for 

small businesses to establish and conversely are not particularly 

appropriate locations for residential activity due to the poor 

amenity.  I therefore agree with Mr Stevenson that the subject 

properties do not lend themselves well to reverting back to 

residential sites of high amenity.  

22 Given the predominantly non-residential nature of the subject sites 

and the fact that they already functionally form part of the wider 
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Merivale Neighbourhood Centre, I agree with Mr Stevenson’s 

conclusions that the Commercial Core zoning better reflects and 

provides for existing activities on these sites than a residential 

zoning. 

23 Innes Road is listed as a minor arterial road in the City Plan and 

visually is considered to mark the gateway to Merivale. It is 

therefore considered a more appropriate northern boundary for the 

Commercial Core Zone than any of the Local Roads to the south 

such as McDougall Avenue or Murray Place. 

24 A Commercial Core zoning would provide more certainty for the 

activities located in this area, in terms of objectives, policies and 

rules, which support commercial activity and would reduce reliance 

on resource consent processes for existing non-residential activities 

to evolve when compared to a Residential zoning. 

25 In considering the effects of commercial activities on the adjoining 

residential properties, the interface between the Commercial Core 

and RMD zones already exists, with the rule packages in both zones 

designed to produce acceptable outcomes along this interface.  

26 Similarly, the proposed parking provisions for various activities 

outlined in Chapter 7 require car parking and loading spaces which 

provide for the expected needs of an activity in a way that 

minimises adverse effects.  

27 If any future development did not comply with these provisions, a 

resource consent application would be required and the Council 

would have the ability to assess any potential effects on the amenity 

of neighbouring residents. I therefore consider that there is nothing 

unique or unusual about either the subject sites or the surrounding 

area that would indicate that the standard zone rule packages 

proposed are inappropriate or inadequate for producing an 

acceptable outcome for adjoining residential properties were the 

subject sites are to be rezoned. 

Conclusion 

28 I agree with Mr Stevenson’s evidence in relation to the subject 

properties and consider rezoning the subject sites to Commercial 

Core to be a more efficient and effective method for achieving the 

Plan’s objectives and policies than the retention of a residential 

zoning.  

29 A change in zone boundary will also better reflect the existing 

commercial character of the sites, which already functionally form 

part of the wider Merivale Neighbourhood Centre. It will also assist 

in enabling more efficient use of these sites and the provision of 

modest commercial growth in appropriate locations in accordance 

with the Ministers’ Statement of Expectations contained in the 
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Fourth Schedule of the Order in Council and the strategic planning 

framework.  

 

Dated:  24 April 2015 

 

__________________________ 

Timothy James Joll 
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Attachment 1.  

Planning Map 31 showing Commercial Fringe zoning of subject properties 
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Attachment 2a.  

Aerial showing local context 
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Attachment 2b. 

Existing Uses of Subject Properties and Photos of the Area 

Property Address: Existing Use: 

222A Papanui Road/ 

3 McDougal Avenue 

Guest Accommodation/Residential 

Accommodation – Residential properties 

available for short-term residential use 

228 Papanui Road Health facility – Spinal Rehabilitation 

232 Papanui Road Commercial activity - Beauty therapy clinic 

236 Papanui Road Guest Accommodation - Bed & Breakfast - 

currently applying for resource consent to 

convert into Health Facility 

242 Papanui Road Commercial activity - Working Style – Retail 

store operating from Temporary 

Accommodation approval RMA92020715. 

Previous use was a language school 

established under consent D90/205 

248 Papanui Road Health Facility - Skin Surgery & Liposculpture 

Centre  

252/254 Papanui Road Health Facility -  Dental Clinic 

254/256 Papanui Road Vacant property - Consented Health Facility – 

Resource Consent RMA92025782 provides 

for the construction of a purpose built 

neurological health facility 

258 Papanui Road Residential Property 

 

 

 

 

 

 


