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1 My full name is Christopher John Wilson. I hold the qualifications of B Arch 

(Hons) from Victoria, University of Wellington, School of Architecture and I 

have been a registered and practicing architect and urban designer in 

Christchurch since 1994.  I have previously worked in London for DEGW, an 

urban design and space planning firm founded by architects and ORMS 

Architects. 

2 I founded my current firm,Wilson and Hill Architects in 1995 and have been 

practicing in the city ever since. 

3 I was the  Director responsible the Master planning of Show Place Office 

Park.  The development contains buildings for Solid Energy, Holcim, Hewlett 

Packard and IAG. I have designed a number of award winning residential 

projects, most recent was the Clearwater house which has been published 

widely. 

4 I have  worked with Boffa Miskell to produce the master plan for the 

Christchurch International Airport. I have also designed the HP building in 

Dakota Park, the new industrial park developed as part of the master plan. 

5 Currently I am the Architect for the new Environment Canterbury Building in 

the South Frame, and I am working with CERA to integrate the new building 

and  its landscaping into the South Frame environment. 

6 I am a sitting member of the Christchurch City Council Urban Design Panel, 

reviewing proposals for the rebuild of the central city. 

7 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.  

8 I have attended mediations in relation to the MAIL proposed plan change in 

my capacity as an advisor to the Commodore Airport  Hotel Limited and I am 

familiar with the ODP proposed by both Council  and MAIL in relation to this 

proposal. 
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BACKGROUND OF THE COMMODORE 

9 I have worked with the Commodore for many years now, and in my capacity 

as architect, have completed a number of new developments at the site, 

having considered the primary attributes of the Commodore site. These are 

best summarized as follows: 

 A hotel servicing the North West of Christchurch city – and servicing 9.1

the gateways to the city from the Airport and State Highway 1. 

 A conference facility  9.2

 Premium rooms in a garden amenity with good flow between outdoor 9.3

areas used for entertainment, and the core of the hotel.  

 A relatively low rise, spacious hotel development, with vistas over 9.4

farmland towards the foothills and alps. 

10 Orientation of hotel development has been designed to take advantage of 

these attributes and accordingly the orientation of new wings of the hotel 

have been constructed to take advantage of sunlight, and the views to the 

west generally. 

 

SCOPE OF MY EVIDENCE 

11 My evidence seeks to address three main areas which affect the 

Commodore, being: 

 The inconsistency of having the Commodore’s two parcels of land 11.1

split into two separate zones, given the nature of the current and 

proposed use; and 

 The inter-zone setback requirements, building height limits  and 11.2

activities that can occur within the setback; and 

 The overall urban design issues associated with the gateway 11.3

approach to the city. 

12 I shall address these issues in turn. 
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INCONSISTENCY IN ZONE BOUNDARY 

13 The Commodore first became aware that half of its Memorial Avenue 

frontage was proposed by MAIL to be incorporated under its proposed 

Industrial Park concept when the proposal by MAIL was notified. 

14 The original proposal did not incorporate the ability for hotel development to 

occur on all of the Commodore land and it effectively sought to transfer 

limited hotel development to the edge of the site closest to the proposed 

State Highway 1 fly-over.  I held strong views from an urban design 

perspective that this would be perceived as a rather piecemeal approach – 

where the two hotel designated areas were split by an overall Industrial Park 

Zoning. 

15 Subsequent discussions have occurred which have led to the deferral of the 

Commodore part of the plan change to Stage 3 and for an acceptance that a 

common zoning should apply to the overall Commodore site, or that the 

activities for Guest Accommodation should be scheduled under the plan. 

16 Subject to the specific details being determined, I accept in principal that this 

outcome will result in a better urban design layout, which will be perceived as 

the existing Commodore sites providing an urban buffer between the 

residential land to the South-East on Memorial Avenue and the MAIL site. 

17 However because the focus on this will change to Stage 3, I will not make 

any further comment at this stage. 

RESPECTIVE DEVELOPMENTS ON THE COMMODORE AND MAIL SITES  

 

18 Generally my perspectives on the integration of hotels into industrial settings 

results in the hotels being sandwiched between the bulk of sizable industrial 

buildings or distribution centres.  There are examples of this in the environs 

of Auckland International Airport.  

19 In this example the aesthetics of the hotel development are often dominated 

by the bulk of adjacent buildings, with small setbacks and little outdoor 

amenity or outlook from the hotel. 
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20 Access to these facilities through an industrial centre is not conducive to the 

promotion of high quality tourist accommodation – and appears to be more 

angled to guests who need to stay in close proximity to the airport for reasons 

of early departures or late arrivals. 

21 Against this background, a rezoning of a mixed zone which combines hotels 

with industrial/ distribution centres, appears to downgrade the quality of the 

hotel environment for a variety of reasons associated with the outlook/ the 

lack of available outdoor space, and the traffic movements associated with 

the zone.   

22 For these reasons if the Council have a need for further industrial land at this 

location, then the boundary treatment between the zone and the current hotel 

zone, needs to be sensitively managed so as to not lower the amenity of the 

hotel, in favour of the industrial site. 

23 In this regard, I cannot support a minimum setback of 6m as a meaningful 

setback on the Commodore boundary as the means of mitigating the effect of 

the bulk of the proposed industrial buildings on that boundary.  

24 It appears that the rules package would allow a blank concrete wall to be built 

6m high (two-storeys) along the length of the Commodore Hotel boundary. 

This is demonstrated in the attached appendix A to this evidence. 

25 . If a large warehouse was to be built, it would be around 10-12m high 

(Standard height for warehousing is 8m to underside of frame knee inside). 

26 A key element in providing for a setback is not only the separation distance 

but also to evaluate the variety of uses and hours of operation for vehicles 

operating at the Industrial Park adjacent to Christchurch International Airport. 

27 The expectations of the Industrial Park will to be a service and distribution 

centre able to operate 24 hours per day – often with very large vehicles 

delivering /unloading and picking up products either internally or externally 

from the building. 

28 Against that the expectations of the Commodore are for guests to be 

undisturbed during the day and night time and to be able to relax in a garden 

resort setting. 
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29 The Commodore Kowhai Wing building currently sits 5.5m off the boundary 

with windows facing the industrial development. Looking at large blank 

concrete walls would be an undesirable guest experience. 

30 A larger setback with multiple rows of trees would screen the warehousing. 

31 A 6-metre setback can only take 1 row of large trees. A larger setback of 12m 

would allow for at least 2 rows of large trees  and significant under planting 

that would screen the larger 10-15m high buildings. Ensuring also that the 

setback, while potentially available for car parking does not become a 

storage and turning circle area for large trucks and vehicles. 

32 The Commodore Hotel has recently constructed a new 4-level 20-room wing 

facing the proposed industrial site.  

33 The building is 11.8m off the boundary. The outlook from this new 

development will require significant planting to reduce the impact of the new 

industrial development. 

HEIGHT LIMITS IN THE ZONE 

34 I understand that MAIL has recently put forward a proposal that the height at 

the airport end of the MAIL site should be 12 metres in height and rise 

progressively to a height of 20 metres at the Commodore boundary. 

35 I have not been persuaded that there is any urban design purpose in having 

higher buildings adjacent to the hotel zone which provides for a 12 metre 

height limitation. 

36 I am not aware of the type of buildings likely to establish in an Industrial Park 

where there would be a demonstrable need for buildings of 20 metres in 

height to increase the functionality of the zone – and it would appear 

preferable to have the same height limitations applying on the industrial/guest 

accommodation boundary to ensure that the hotel operations are not 

dominated by the built form of the industrial developments. 

37 This issue also requires recession planes to apply on the residential 

boundary as is illustrated in Appendix A 
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