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1. INTRODUCTION 

1.1 My name is Raymond Trevor Salter.  I currently work as a consultant 

with an Australasian tourism consultancy company, TRC Tourism Ltd.  

TRC Tourism Ltd has offices in Australia and New Zealand and carries 

out a wide variety of tourism consulting activities throughout 

Australasia, the Pacific and Asia. 

Qualifications and experience 

1.2 I hold a Master of Science in Earth Sciences degree from Waikato 

University and a Master in Public Administration degree from the John 

F Kennedy School of Government, Harvard University.  I am also a 

Chartered Director of the New Zealand Institute of Directors, and I hold 

a Certificate of Company Direction.  

1.3 From 2002 until 2010 I was the General Manager of the New Zealand 

Ministry of Tourism.  My responsibilities included the development of 

policy advice and research on all aspects of tourism to support 

ministers make decisions about government investment and policy 

setting in tourism.  As part of this role I was responsible for the 

development and operation of the core tourism data set for New 

Zealand as well as specific tourism research.  This work included the 

development and dissemination of national and regional tourism 

forecasts of both international and domestic visitor arrivals and spend.  

Specific research included an analysis of domestic tourism trends, 

crisis effects on visitor arrivals and the effects of exchange rates on 

international visitation.  

1.4 From 2010 until 2013 I was a board member of Destination Great Lake 

Taupo (DGLT) and since 2013 the chairman of the board of DGLT.  In 

this role I am responsible, with the board, in setting the strategic 

direction of this regional tourism marketing organisation.  This activity 

requires an understanding of the current national and regional tourism 

markets and the overall visitor economy.  I am also the deputy chair of 

the board of YHA Ltd, a backpacker accommodation provider with a 

national network of 25 hostels that provide accommodation services to 

both international and domestic visitors.  In this role I act as tourism 
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advisor to the board in making strategic decisions on investments 

based on our understanding of national and local tourism markets.    

1.5 From 2010 until present day I have worked as an associate consultant 

with TRC Tourism Ltd.  In this role I have carried out a variety of 

assignments for clients including market assessments for the Porters 

Skifield in Canterbury, assessment of the monorail proposal to Milford 

Sound, advised on the visitor demand and viability of other commercial 

tourism developments in the Queenstown Lakes district, Wellington 

region, Timaru district and Ruapehu district.  In addition I have 

undertaken research on the tourism growth opportunities and drivers 

of visitation across the Asia Pacific region for APEC.  I have also 

advised on an improved approach to the tourism data collection 

methodology for the Kingdom of Tonga on behalf of the World Bank.   

1.6 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. 

2. SCOPE OF EVIDENCE 

2.1 I prepared the Tourism Market Information report attached to the plan 

change request.  This evidence contains a summary of the findings of 

that report, but does not repeat the contents of the report in full.  The 

original report should be referred to for further detail.  In preparing this 

evidence I reviewed that report and provide updated information in this 

evidence where relevant.  My evidence also addresses matters arising 

following preparation of the report and responds to issues raised in 

submissions. 

2.2 My evidence addresses: 

(a) Demand for Visitor Accommodation nationally, regionally and for 

Christchurch;  
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(b) Demand for visitor accommodation at the Memorial Avenue 

location; and 

(c) The better locations within the site for visitor accommodation. 

2.3 I have made myself available to meet and discuss my opinions with 

advisors to the Commodore Hotel and the Avon Hotel.  I am advised 

that MAIL's solicitors requested those submitters to ask their advisors 

to meet with me, but at the time of writing this evidence I have had no 

contact from them (I do not know their identity so I have not been able 

to contact them directly myself). 

3. SUMMARY  

Key findings of the report 

3.1 In August 2013 I prepared a report which drew on both national and 

local statistics and other sources of information about visitor demand.  

The report provided advice about the likely future demand for visitor 

accommodation in Christchurch and the MAIL site. 

3.2 Accommodation in Christchurch remains in great demand due to the 

loss of capacity as a result of the earthquake.   At present, occupancy 

levels and room rates are significantly above national averages and 

those achieved before the earthquake.  I consider that this situation 

will continue for longer than expected, in excess of five years and 

possibly as long as 10 years.  This situation creates opportunities for 

additional accommodation supply to be established in Christchurch. 

3.3 International visitor arrivals to New Zealand are expected to continue 

to grow at a 3% to 5% year on year rate for the foreseeable future, 

further adding to the accommodation pressures in Christchurch.  The 

key visitor markets are expected to be China and Australia.  A 

recovery of the traditional markets of USA, Japan and UK is also 

expected within the next five years.  Traditional market growth will be 

of particular benefit to Christchurch. 

3.4 While the Christchurch International Airport has suffered a reduction in 

visitors travelling through the airport as a result of the earthquakes 

over the last two years, this decline has halted and substantial 
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increases are expected in the coming years.  Christchurch 

International Airport Limited is active in route development and I 

expect further routes from Australia and Asia to be developed over the 

next five years.  This will significantly enhance Christchurch as a 

tourism gateway and contribute to international visitor demand for 

accommodation.    

3.5 Enhancement of the Western Corridor, the State Highway 1 bypass for 

Christchurch, will significantly increase traffic volumes along the 

boundary of the site.  This increased traffic flow combined with 

forecast increases in population and employment in the immediate 

vicinity and along this road corridor makes the site attractive as an 

accommodation location. 

3.6 Inbound tourism operators expect demand for tourism accommodation 

to grow significantly as Christchurch recovers and tourism attractions 

are restored.  Operators consider that there is demand for additional 

accommodation at the airport vicinity, especially in the short to 

medium term.  In the long term most operators consider that group 

tour visitors will have a preference for accommodation in the CBD for 

the majority of their stay.  Independent holiday travellers will continue 

to have a demand for airport accommodation as the hub for collecting 

and dropping off vehicles at the start and end of their trips.   

3.7 I expect business travel growth to be consistently high for the next 

decade as the Christchurch rebuild increases in pace and will be 

largely proportional to GDP growth in the region.  With an estimated 

$40B to be spent on the rebuild and over 35,000 additional workers, 

even a small proportion requiring commercial accommodation will 

increase demand and further raise occupancy levels. 

3.8 While the details of the convention centre development are yet to be 

announced, the timetable has already slipped and I would not expect 

the convention centre to be fully operational in 2017.  The convention 

centre is expected to create an additional visitor demand of 

approximately 60,000 delegate days.  I consider that this additional 

visitor demand will largely be satisfied by new hotel construction in the 
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CBD over the longer term.  In the short term there could be some spill 

over demand for accommodation to hotels in the airport vicinity.  

3.9 Accommodation in the 4-star range is currently considered to deliver 

the best return to investors and owners.  This quality standard 

presents the best level of revenue in relation to the cost of service.  

However, overall capital costs and especially land costs and building 

costs which are escalating at the moment will determine the actual 

level of hotel and motel development in Christchurch.  Uncertainty 

about CBD planning and resource consent requirements as well as 

delays in decisions around the convention centre are also hindering 

rapid redevelopment. 

3.10 I consider that a hotel of 150 – 200 rooms or and/or a motel, motor 

lodge of up to 50 units would meet market demands and provide the 

best return for potential operators. 

3.11 In my opinion, the conclusions in my August 2013 report continue to 

be valid despite the two years that have elapsed since that report was 

written. 

Matters raised in submissions 

3.12 I consider that there could be additional accommodation provided in or 

near the MAIL site for some considerable time with no adverse effect 

on CBD revitalisation. 

3.13 The MAIL site is the preferable site to locate visitor accommodation 

when compared with the three other Greenfields: Business options in 

this part of the city. 

3.14 Overall there is the city wide competition for visitor accommodation 

that occurs and at a more detailed level competition at a specific 

location.  Consequently, I do not consider that the various locations 

mentioned by the Crown in its submission, other than the Airport, are 

direct competitors, or alternatives to visitor accommodation on the 

MAIL site.  Each of these locations will face their own demand drivers 

to achieve sufficient occupancy and closer competitors that they will 

need to compete against. 
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3.15 The comparative advantage of the MAIL site for visitor accommodation 

is its visibility, proximity to the airport and easy access from the city, 

airport and north and south along SH1.  It has the opportunity to 

capture airport related traffic as well as SH1 traffic.   

3.16 Hotels are built in a wide range of locations and provided current 

building standards are met, then reverse sensitivity is highly unlikely to 

be an issue. 

3.17 The optimal location for a hotel on the site is where it can be seen 

from both Memorial Avenue as well as Russley Road.  In my opinion, 

siting a new hotel immediately beside the Commodore Hotel runs the 

risk of Memorial Avenue being considered a “hotel row” without 

differentiation in the visitor's mind, potentially leading to a confusion of 

destination. 

3.18 I do not support provision for visitor accommodation on the land 

owned by Commodore as an alternative to locating it on the MAIL site 

closer to Russley Road.   

3.19 Visibility for visitor accommodation is very important.  In my opinion, 

visitor accommodation would ideally be able to be constructed to 5 or 

6 stories to gain maximum exposure.  I consider that a well-designed 

hotel of this height could be an asset to the city and be an appropriate 

part of the 'gateway' to the city from the airport. 

4. UPDATED INFORMATION ON VISITOR DEMAND 

4.1 Since 2013, there has been revised estimates of international visitors 

for New Zealand. The Ministry of Business, Innovation and 

Employment has recently released the visitor arrivals forecasts for the 

period 2015 – 2022.  The Ministry expects international visitor arrivals 

to have a compound annual growth rate of 4% over this period.  This 

represents an increased forecast compared with previous estimates. 

4.2 The actual international visitor arrivals to New Zealand in the year to 

June 2014 increased by 5.7%.  In the year to June 2015 arrivals 

increased by 7.4% and the latest statistics for the month of June 2015 

show an increase of 9.2%, and in the four weeks to August an 
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increase of 6%.  Current data indicates strong growth of international 

visitors to New Zealand at present.  

4.3 The Christchurch International Airport has also, as expected in the 

original report, shown a recovery in visitor arrivals through the airport.  

In the year to June 2014 it reported an increase of 4.8% and in the 

year to June 2015 an increase of 4.1% in arrivals.  Total visitor arrivals 

through the airport have recovered and exceeded pre-earthquake 

levels in October 2014.  International visitor arrivals continue to grow 

with increases of over 5% since October 2014 and year on year 

monthly increase of 6.5% in June 2015.  

 

4.4 The most recent commercial accommodation data (June 2015) for 

Canterbury and Christchurch City also indicates continued growth in 

visitor accommodation services within the region and the city.  

Compared with June 2014, guest nights role 5.8% with international 

guest nights rising by 23.8% in June 2015.  
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4.5 In the past three years there has been substantial growth throughout 

the year and this is presented in the graph below that is drawn from 

the Statistics Department Commercial Accommodation data for the 

Canterbury regional tourism organisation region. 

4.6 At the most detailed level, for the Christchurch City local authority 

area, hotels enjoyed an occupancy rate of 81.53%, and motels an 

occupancy rate of 82.28% for the month of March 2015.  Compared to 

the national average occupancy of 73.4% for hotels and 67.6% for 

motels, Christchurch continues to experience high occupancy levels. 

5. RESPONSE TO SUBMISSIONS 

5.1 I have read the 13 submissions and further submissions that make 

reference to the proposed location for a hotel or other visitor for 

accommodation within the MAIL site.  I respond below to the issues 

raised by submitters that relate to the specific aspects of my report. 

Demand for visitor accommodation  

5.2 Several submitters make reference to the demand for visitor 

accommodation in Christchurch.  CERA/Crown (#7) at section 8.1 

“acknowledges that there is demand for more visitor accommodation 

in Christchurch”.  Similarly Tim Hunter (#30) has submitted on behalf 

of Christchurch and Canterbury Tourism.  Mr Hunter in his submission 

states “At the time of writing (January 2015) Christchurch as 56% 

fewer hotel rooms when compared to before the earthquake.  This lack 

of accommodation supply will soon constrain the visitor sector 

recovery, which is now underway.  International guest nights have 

increased by 30% over the last 2 years and hotels are enjoying 

occupancy rates well above pre earthquake levels, hover this shortage 

of accommodation has resulted in Christchurch Hotels having the 

highest average daily room rates in New Zealand.”  The submission of 

Hinton and Manning (#23) support hospitality activity on the site but 

have reservations regarding traffic. 

5.3 The submissions by CERA/Crown and Tim Hunter accord with the 

information in my report and the updated visitor market information 

provided in this submission. 
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5.4 In contrast the submission by Commodore Airport Hotel Limited (#12) 

disagrees that there is demand for another traveller accommodation 

development near the airport in addition to current developments 

occurring.  It notes additional developments and upgrading of 

properties in the wider area as the rationale for no additional demand. 

I disagree with this proposition and note that occupancies remain well 

above national averages for Christchurch City.  The Christchurch 

Airport visitor arrivals are recovering and now exceed pre-earthquake 

arrivals, with a particular increase in international visitors.  The airport 

vicinity is a location that will continue to attract increasing visitors as a 

result of increased visitor numbers through the airport, and also due to 

its State Highway 1 Memorial Avenue location being a convenient 

route into the rest of the city. 

5.5 The flight timetable pattern for Christchurch Airport also indicates a 

continuing demand for nearby accommodation with 33 of 68 

international flights in the week of 15 – 21 June 2015 arriving between 

10 p.m. and 1 a.m.  Increasing numbers of visitors are independent 

travellers who are likely to seek accommodation around transport hubs 

and where modal changes take place.  Evidence for accommodation 

in or near airport locations can be seen by a new 120-room hotel being 

built at Wellington Airport, expansion of the Ibis hotel from 125 to 200 

rooms at Auckland, and further hotel developments being provided for 

in the Auckland airport masterplan. 

Effects on central city development 

5.6 The Commodore Airport Hotel submission raises the issue of central 

city development and submits that the information contained in my 

report has taken a too narrow view on the impact of potential 

accommodation provision at the MAIL and the proposed convention 

centre development.  The submission by Antony Gough (#9) also 

proposes that there be no development on the site for at least 10 

years and that “if the owners wish to build hotel rooms in Christchurch 

they should be encouraged to build these in the CBD where there is 

plenty of adequate land for such purposes.” 
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5.7 The brief for my report was to explore the implications of any proposed 

hotel development at the MAIL site and the proposed convention 

centre development and associated hotel developments.  My report is 

not and does not purport to be a complete analysis of the geographical 

arrangement of hotel development within the Christchurch City and 

environs and the optimal location for any future development.  Visitors 

will select their accommodation on the basis of many factors and these 

include price, location, amenities and access to services.   

5.8 I would observe that there has been announced a further delay in the 

proposed opening of the Christchurch convention centre to late 2018 

since the preparation of my report.  This further delay in central city 

development reinforces my view that there will continue to be a 

shortfall in visitor accommodation for a significant period.    

5.9 The airport and the area around it is an important location for visitor 

accommodation to the city.  It is the junction of the airport traffic to and 

from the city as well as one of the conduits of SH1 traffic into the city. 

5.10 Post-earthquake the airport has resumed its growth trajectory and is 

expected to continue to grow in terms of arrivals for the foreseeable 

future.  The airport company predicts that its arrivals growth in the next 

three years to 2018 will average around 4% year on year. 

5.11 Tourism forecasts predict that there will be national growth year on 

year of 3%.  This visitor growth combined with the effects of increasing 

economic activity in Christchurch means a buoyant market for visitor 

accommodation for some time to come.  Around 70% of hotel guests 

in Christchurch are independent travellers, tour groups and aircrew.  

Therefore as these visitor types continue to increase so will the 

demand for accommodation.  As at 2015 total visitor guest nights are 

around 3.2M on an annual basis.  This remains well short of the 4M 

guest nights that Christchurch hosted prior to the earthquake in 2009.  

5.12 Evidence from the NZ Hotel Council data indicates that occupancy for 

the whole of the hotel sector in Christchurch remains strong with 

occupancy at 75% for the year ending April 2015.  There was a 

significant increase in 2012 and 2013 to occupancies over 80%.  This 

peak has now subsided but occupancy remains above pre-earthquake 



12 

SDH-817541-9-1859-V1:mtb 

levels.  In addition, room rates are robust with average daily rates 

being sustained above $150.00.  There is no detailed information for 

hotels in the area around the MAIL site and so the wider Christchurch 

information is the most detailed available.    

5.13 It is very difficult to predict what the “saturation” point is for guest 

accommodation for any particular locality.  There are plenty of 

mechanisms to promote an increase in demand from increased 

advertising, events, price reductions, and other demand stimulation 

approaches to ensure that there is an acceptable occupancy and 

revenue for accommodation providers.  Given the major commercial 

and industrial growth in the vicinity of the airport, the increasing 

visitation through the airport by both international and domestic visitors 

and the enhanced location in relation to the roading network, it is my 

opinion that it is unlikely that demand for guest accommodation in the 

area (even with a hotel on the site) will be satisfied in the near to 

medium future.  

5.14 One of the major drivers of parts of the visitor market in the CBD is the 

proposed convention centre.  Until there is certainty about this facility, 

its size, the costs associated with using the venue and the overall 

arrangement of CBD accommodation, there will be little impact on 

other parts of the city and their accommodation offer from this 

proposal.  The time required appears to be extending with recent 

announcements by Minister Brownlee that he did not expect to see the 

centre built by the end of 2018.   

5.15 Office construction and completion of office space in the CBD will drive 

business travellers to locate there.  However, there will still be some 

demand from business travellers in the other business areas of the 

city.  Additional accommodation in other parts of the city will continue 

to provide options for both leisure and business travellers. 

5.16 In summary, therefore, I consider that there could still be additional 

accommodation provided in or near the MAIL site for some 

considerable time with no adverse effect on CBD revitalisation. 
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Is MAIL the better site than the three other Greenfields Business 

areas for guest accommodation? 

5.17 This is an issue which has been raised by the Crown. 

5.18 I have considered the location and amenities of the other three sites in 

this area identified in the Land Use Recovery Plan (LURP) as 

Greenfields: Business.  In my opinion, the MAIL site presents a twofold 

opportunity over the other three sites outlined in the LURP.  It presents 

the greatest exposure to the airport traffic that is going to be travelling 

along Memorial Avenue both from the airport and to the airport. 

Second, the site is a highly visible location on the State Highway 1 

route.  Given that the location is at an intersection with a major arterial 

route, the site has ready access for traffic coming from the south as 

well as the north.  For visitors travelling by road from either direction 

this make accommodation attractive as a destination in that access is 

easy and the location is readily identifiable.  

5.19 The northernmost site between SH1 and Waimakariri Road is 

attractive to travellers from the north, but is not well positioned for 

travellers from the south.  In addition, it is well removed from the 

airport precinct and so would be less attractive as an accommodation 

location.   

5.20 The second northern site at SH1 and Wairakei Road also has a less 

visible position.  In addition, the traffic along Wairakei Road is 

expected to be considerably less than that on Memorial Avenue, and I 

am advised that it is proposed to limit traffic turning into Wairakei Rd 

from Johns Road.  

5.21 The southern Greenfields: Business area at SH1 and adjacent to 

Avonhead Park similarly does not have the same level of access from 

the south or the visibility of the MAIL site. 

5.22 As a result, it is my opinion that the MAIL site is the preferable site to 

locate visitor accommodation when compared with the three other 

options in the vicinity.  
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5.23 Moreover, I am advised that there are no submissions on Stage 2 of 

the Replacement Plan which seek provision for guest accommodation 

in any of the Greenfields: Business areas other than the MAIL site.  

This apparent lack of interest in these alternative sites strengthens my 

opinion that these other three areas are inferior as locations for guest 

accommodation compared to the MAIL site. 

5.24 While the use of GPS has made location somewhat less of a critical 

issue, a recognisable address and a visible location with easy access 

remain important ingredients in the selection of accommodation 

locations.  The effective advertising value of a highly visible site is 

important in ensuring awareness of specific accommodation 

opportunities for travellers. 

What are the merits of guest accommodation on the MAIL site 

relative to other potential locations such as within the Special 

Purpose (Airport) zone or other locations throughout the city? 

5.25 This is another issue raised by the Crown. 

5.26 I understand that the Crown has implied in its submission that while 

there is demand for more visitor accommodation in Christchurch, other 

areas of the city are more suited to guest accommodation than the 

MAIL site (they refer to Riccarton, Papanui Road and Bealey Avenue, 

the central city, and the Airport Precinct). 

5.27 With an approximate mix of 70% leisure and 30% business guests for 

hotel accommodation, many other locations in the city do not have the 

advantages that the MAIL site offers in terms of being the major 

leisure and business gateway to the city. 

5.28 I would agree that more accommodation could be placed within the 

Special Purpose (Airport) zone.  This would directly compete with any 

accommodation at the MAIL location and any other accommodation 

that is located within the airport precinct.  Accommodation closer to the 

airport is likely to be some of the greatest competition for guests. 

5.29 In any event, however, I am advised that the airport company has an 

arrangement in place with owners of the Sudima Hotel that no other 
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hotels are located within the airport environs.  I do not know the terms 

of such an arrangement. 

5.30 The city locations of Papanui, Riccarton, Bealey Ave and other central 

city locations will compete at the margin with a hotel located at the 

MAIL site.  However these are quite different locations in the City and 

will have their own competitor sets from more closely located 

properties.   Each of these locations will also have different drivers of 

visitation and sources of visitors.  Generally these locations will 

depend on visitors with their own transport and likely no interest or 

requirement to be close to the airport.  

5.31 Overall there is the city wide competition that occurs and at a more 

detailed level competition at a specific location.  Hence, I do not 

consider that the locations mentioned by the Crown, other than the 

airport, are direct competitors.  Each of these locations will face their 

own demand drivers to achieve sufficient occupancy and closer 

competitors that they will need to compete against. 

5.32 As outlined above accommodation could be located within a number of 

business development locations within the vicinity of the airport.  

However the comparative advantage of the MAIL site is its visibility, 

proximity to the airport and easy access from the city, airport and north 

and south along SH1.  It has the opportunity to capture airport related 

traffic as well as SH1 traffic.   

Is guest accommodation appropriate within an industrial park or 

do 'reverse sensitivity issues' potentially arise?   

5.33 This is a further issue raised by the Crown. 

5.34 Hotels are built in a wide range of locations and provided current 

building standards are met, then reverse sensitivity is highly unlikely to 

be an issue.  In any event, I understand that the Memorial Avenue 

Business Park zone is intended to retain a high level of amenity.  

General noise issues are largely addressed by double glazing and 

other acoustic controls.  In addition, such a site is likely to not 

experience any other major noise generating activities such as heavy 

industrial and therefore the principal noise issue would be traffic.   With 
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the proposal to utilise the height control opportunities, the upper floors 

would be expected to be used for accommodation rooms further 

negating any potential traffic or other noise issues.   

5.35 An example of a successful hotel is the Novotel at Auckland 

International Airport, located in close proximity to the runway.  

Similarly the new Rydges Hotel at Wellington Airport is going to be 

located beside the terminal. 

5.36 Principal issues in urban environments are significant noise incidents 

such as rubbish collection in the early hours of the morning (such as 

emptying large skips of glass bottles), rather than general traffic 

issues.  Unless there are significant uses within the MAIL area that are 

24-hour operations, then I would expect from a noise perspective that 

the activities of the hotel, which are mainly from say 6 p.m. in the 

evening to 9 a.m. in the morning, would be complementary to 

commercial/industrial land uses that are largely daytime activities.   

5.37 I am advised that MAIL proposes that other buildings be set back from 

any guest accommodation site as if they were located beside a 

residential activity.  I do not consider such a setback to be particularly 

necessary, but it will perhaps add some further level of amenity for 

guests. 

Location and nature of visitor accommodation on the site 

5.38 Commodore Hotel states that any visitor accommodation should be 

provided on that part of the site in the north-eastern corner which it 

owns rather than further towards the SH1 intersection as proposed by 

MAIL and the Council. 

5.39 I do not agree.  I have considered this issue by considering first the 

relevant criteria for deciding where within the MAIL zone visitor 

accommodation (primarily a hotel) should go.  

5.40 There are two critical issues in deciding where a hotel should go within 

the MAIL site.  These are visibility to the main potential visitors and the 

ability to easily access the hotel from all directions. 
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5.41 The optimal location for a hotel is therefore where it can be seen from 

both Memorial Avenue as well as Russley Road.  Prominence by 

height and/or signage and/or design will assist in identification of the 

accommodation opportunity at the location.  The current low rise 

nature of the Commodore Hotel and its setback nature reduces its 

visibility to passing traffic.  

5.42 Clear and easy access is also important for visitors in reaching hotel 

destinations.  

5.43 Otherwise, macro issues such as price, services, quality, proximity of 

other services such as restaurants and visitor services are important.  

For international visitors, the reputation of the hotel will depend on 

brand, value for money, amenities and user reviews of the property. 

5.44 Locational issues such as car parking and aesthetics over the longer 

term will also have a bearing on the guest experience.  

5.45 Compared with the Commodore land a potential hotel on the MAIL 

sites has the following advantages: 

(a) Higher visibility; 

(b) Profile; and 

(c) Easier access. 

5.46 In my opinion, siting a new hotel immediately beside the Commodore 

Hotel runs the risk of Memorial Avenue being more of a “hotel row” 

without differentiation in the visitors mind, potentially leading to a 

confusion of destination.  

5.47 In my opinion, the Commodore Hotel serves a different market from 

the type of hotel which I consider would be most appropriate on the 

MAIL site.  Ideally, such a hotel would be an international brand giving 

benefits in marketing, reputation and service standards. 

5.48 In my opinion, the best location for visitor accommodation is within that 

area on the Outline Development Plan proposed by MAIL and the City 

Council.  As noted, I consider the Commodore Hotel to be a different 
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offering to the market than a hotel on the site which is to form part of 

the 'gateway' to the city from the airport.  While the Commodore may 

in the future wish to expand, it is my view that it can do so on its own 

merits, and not as an alternative to visitor accommodation on a 

prominent location within the MAIL site (nearer Russley Road). 

Definition of Guest Accommodation 

5.49 Christchurch International Airport Limited (#M11) has submitted that 

the definition of guest accommodation used in the Christchurch 

Replacement District Plan and the Memorial Business Park Plan 

Change should include hotels, resorts and backpackers to remove any 

ambiguity. 

5.50 I would consider that the list of potential activities that come within the 

definition of 'guest accommodation' or 'travellers accommodation' 

should include hotels, resorts and backpacker accommodation as 

these have similar environmental and traffic requirements as the 

motels, holiday flats, motor and tourist lodges and hostels currently 

included within the proposed definitions.  

Outdoor amenity 

5.51 I am unclear about what the Council means by "there shall be no 

outdoor amenity areas associated with the guest accommodation".  

5.52 I understand that the site is subject to high levels of aircraft noise.  I 

also believe that it will be affected by traffic noise from SH1 and to a 

lesser extent from Memorial Avenue.  I am advised that the concern 

about outdoor amenity areas arose in the caucusing of acoustic 

engineers, and that the type of area that was envisaged that should be 

avoided is an outdoor area such as in a resort style hotel with loungers 

around a pool area or extensive outdoor dining areas associated with 

the restaurant.  I understand that the intention was not to exclude 

having landscaped areas and access to those areas.  

5.53 The proposal to exclude outdoor amenity areas is inconsistent with the 

facilities that are already offered by two hotels within the noise contour 

that covers the MAIL site.  The Sudima Hotel and Clearwater Resort 
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have extensive outdoor dining and/or swimming pool facilities 

available to guests as part of the accommodation experience.  

Similarly, a number of hotels within the Auckland Airport Precinct have 

outdoor dining and pool facilities for guests.   Proposing such a 

restriction on the MAIL site is inconsistent with existing facilities 

already offered by other accommodation providers.  

5.54 I do not support constraints on the type of amenity area that can be 

provided.  While these are not vital, it may have the effect of 

unnecessarily constraining what can be done by way of design and 

what the hotel could offer.  In my view, the owners and developers of 

visitor accommodation can be left to responsibly develop the facilities 

and amenities having regard to the level of outdoor noise and meet 

current expectations of the visitor market. 

Height of the hotel 

5.55 I understand that the Council proposes that visitor accommodation 

should be a maximum of 12m in height (without resource consent) and 

that MAIL seeks a maximum height of 20m (subject to controls on 

design and amenity).  Visibility for visitor accommodation is important.  

In my view, if there is to be a hotel on the site it should ideally be five 

or six stories high in order to gain that visibility.  I consider that a well-

designed 'international brand' hotel of up to 6 stories on the site close 

to Russley Road would be an asset to the city and form a valuable role 

as part of the 'gateway' to the city from the airport. 

6. CONCLUSION 

6.1 My original report of August 2013 provides evidence of a significant 

demand for visitor accommodation in Christchurch to warrant 

additional hotel/motel development.  The airport vicinity is attractive as 

an accommodation location because of the increased visitor arrivals 

by air, an increasing numbers of international visitors, an increasing 

proportion of independent travellers and the favourable location in 

relation to SH1. 

6.2 The updated information provided in this evidence continues to 

support this position with record visitor arrivals to New Zealand, 
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growing visitor numbers through Christchurch Airport and a general 

uptrend in visitor arrivals to the city.  There continues to be a shortfall 

in accommodation in the city.  Further delays in development of city 

centre visitor infrastructure, and in particular the convention centre, 

mean that there will continue to be increased demand for 

accommodation throughout Christchurch City for many years to come. 

 

 

Raymond Trevor Salter  

26 August 2015 
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