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INTRODUCTION 

1 My name is Lisa Marie Williams.  I am a planner and transport planner 

practising with Novo Group Limited in Christchurch.  Novo Group is a 

resource management planning and traffic engineering consulting company 

that provides resource management related advice to local authorities and 

private clients.    

2 I hold the qualifications of a Bachelor of Environmental Management (BEM) 

from Lincoln University and a Master of Engineering –Transport (MET) from 

the University of Canterbury.   

3 I have nine years of experience working in resource management planning 

and transport planning. During this time I have worked for and on behalf 

of local government and for private clients.  

4 My specific experience relevant to this evidence includes the preparation 

and processing of land use resource consent applications for a wide variety 

of activities, both pre- and post-earthquake, for private clients and Council.  

5 The experience described above has given me a very good understanding 

of the challenges faced and the relevant consenting process, for non-

residential activities to establish and operate in residential zones. 

6 I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note 2014. I have complied with it in preparing 

this evidence and I agree to comply with it in presenting evidence at this 

hearing. The evidence that I give is within my area of expertise except 

where I state that my evidence is given in reliance on another person’s 

evidence. I have considered all material facts that are known to me that 

might alter or detract from the opinions that I express in this evidence. 

7 In preparing my evidence I have reviewed: 

(a) The Statement of Expectations; 

(b) Chapter 3 (Strategic Directions) of the District Plan1, 

                                       
1 Decision version 26 February 2015. 
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(c) The Residential Stage 2 Proposal (notified version 2 May 2015 and 

revised version 18 August 2015); 

(d) The section 32 report; 

(e) The evidence of Sarah-Jane Oliver for the Christchurch City Council.   

8 Whilst I have read only the provisions of the above as they relate to TAHL’s 

submission, I have scanned the remainder of those documents. 

 

Scope of Evidence 

9 My evidence is presented on behalf of The Advanced Holdings Limited 

(TAHL).  

10 Noting my experience and the nature of the submission by TAHL, my 

evidence focuses on the practical application of the Residential Proposal 

(Chapter 14) to the extent that it applies to the Accommodation and 

Community Services Overlay.  My evidence also focuses on the extent to 

which the proposed provisions will achieve the objectives set out in the 

Strategic Directions decision. 
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Executive Summary 

11 The Advanced Holdings Limited’s (TAHL) submission sought the inclusion 

of their site (including 106 and 110 Papanui Road and 10 Webb Street) 

within the Accommodation and Community Facilities Overlay (ACF 

Overlay). This was sought to reflect the lawfully established use of these 

sites for the Charlotte Jane Hotel2. I understand this included use of 110 

Papanui Road for accommodation, 106 Papanui Road for the hotel 

restaurant and additional accommodation and 10 Webb Street for the 

manager’s residence. 

12 Ms Oliver’s evidence3  for the Council has recommended the inclusion of  

106 and 110 Papanui Road within the Accommodation and Community 

Facilities Overlay.  I concur with this conclusion noting that:  

 the site is within reasonable walking distance of the Merivale 

Neighbourhood Centre and the Central City;  

 the site fronts Papanui Road (an arterial road); and 

 the sites have a history of Non-residential use for the Charlotte Jane 

Hotel. 

13 Ms Oliver’s evidence does not recommend inclusion of 10 Webb Street 

within the ACF Overlay because in her opinion:  

 the lot does not front Papanui Road (an Arterial Road);  

 the character and amenity of Webb Street remains predominantly 

residential;  

 this would extend the ACF overlay too far into neighbouring 

residential areas; and 

 the potential to set a precedent for large scale non-residential 

facilities to establish. 

14 It is considered that the site should be considered to comprise all three lots 

noting the ownership and operation of these lots as one site. The same 

conclusions in respect to the merit of including 106 and 110 Papanui Road 

should be applied to 10 Webb Street. 

15 Regardless, if considered in isolation, there may be merit to including 10 

Webb Street within the ACF Overlay noting that: 

                                       
2 RES971442 
3 Paragraph 10.14 of the Second Statement of Evidence of Sarah-Jane Oliver 

on behalf of the Christchurch City Council 
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 it is within reasonable walking distance of the Central City and 

Merivale Neighbourhood Centre, and the variety of transport modes 

available along Papanui Road; 

 visually the manager’s unit appears as a coherent part of the 

Charlotte Jane Hotel operation and would therefore not alter the 

existing visual boundary between this activity and the adjoining 

residential activities on Webb Street; 

 the existing operation as a manager’s residence retains a level of 

residential coherence.  However, noting that there would also be 

some non-residential characteristics (associated with the 

management of the hotel) this is not considered to represent a high 

level of existing residential coherence; and 

 nearby sites within the ACF Overlay (as notified) do not have direct 

frontage to Papanui Road (or another arterial road). They adjoin a 

larger site(s) that does have frontage to Papanui Road and provides 

a contiguous boundary, and I am not aware of any existing non-

residential use of these sites. The attributes of these sites are 

considered to be comparable to 10 Webb Street. 

16 Overall it is concluded that 106 and 110 Papanui Road, should be included 

within the ACF Overlay as recommended in Ms Oliver’s evidence. It is also 

concluded that there may be merit in including 10 Webb Street and that 

this would have comparable merit to nearby sites4 which were included 

within the notified ACF Overlay. 

 

 

                                       
4 At 148-152 Merivale Lane and 7 and 9 Holly Road 
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STATEMENT  

Background to the submission 

17 TAHL’s submission sought the inclusion of their site (including 106 and 110 

Papanui Road and 10 Webb Street) within the Accommodation and 

Community Facilities Overlay (ACF Overlay). This was sought to reflect the 

lawfully established use of these sites for the Charlotte Jane Hotel5. I 

understand this included use of 110 Papanui Road for accommodation, 106 

Papanui Road for the hotel restaurant and additional accommodation, and 

10 Webb Street for the manager’s residence. 

18 The buildings are currently being used for Ace Wasabi Restaurant (all three 

lots6), Aranz Medical offices (110 Papanui Road) and the Champs Elysee 

Day Spa (10 Webb Street).  These businesses were displaced as a result of 

the Canterbury Earthquakes. The uses are temporary and have been 

established under the Canterbury Earthquake (Resource Management Act 

Permitted Activities) Order 20117.  

19 Although the temporary uses of the site can continue until April 2018 the 

Charlotte Jane Hotel operation could be re-established at any time in 

accordance with the previous resource consent. 

20 The location of TAHL’s site and legal boundaries for each lot are shown in 

Figure 1 below. 

 

                                       
5 RES971442 and various other consents for alterations to heritage buildings. 
6 The Ace Wasabi Restaurant’s predominant activity occurs on 106 Papanui 

Road and relies on use of the garage on 10 Webb Street and car parking and 

outdoor areas on 110 Papanui Road.  
7 RMA92018676; RMA92010162; RMA92020339 
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Figure 1: Location of TAHL’s sites. 

Extent of ACF Overlay 

21 Planning Map 31 (as notified 2 May 2015) did not include TAHL’s sites within 

the Accommodation and Community Facilities Overlay. 

22 Ms Oliver’s evidence8 recommends the sites at 106 and 110 Papanui Road 

be included within the ACF Overlay. This is supported by TAHL for the 

reasons set out in their submission. The location of the ACF Overlay in the 

vicinity of TAHL sites as notified and as proposed by Ms Oliver is shown in 

Figure 2 below. 

                                       
8 Sections 10.14-10.17 of the Second Statement of Evidence of Sarah-Jane 

Oliver on behalf of the Christchurch City Council. 
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Figure 2: location of notified ACF Overlay and amendment as per Ms Oliver’s 
evidence 

23 Ms Oliver’s evidence does not recommend the inclusion of 10 Webb Street 

within the ACF Overlay. In summary the reasons for this recommendation 

relate to: 

 the lot does not front Papanui Road (an Arterial Road); 

 the character and amenity of Webb Street remains predominantly 

residential; 

 this would extend the ACF overlay too far into neighbouring 

residential areas; 

 the potential to set a precedent for large scale non-residential 

facilities to establish. 
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24 The revised proposal (Appendix D) to Ms Oliver’s evidence recommends 

Policies 14.1.6.2 (formerly 14.1.7.2) and 14.1.7.6 (which are considered 

to be most relevant to the ACF Overlay) be amended as follows: 

 

14.1.76.2 Policy - Local Community activities 
and facilities facilities and services outside of 
brownfield sites 
a. Ensure that Enable community activities and facilities and 
services within residential areas to meet local and wider community 
needs and to encourage co siting/co location and/or shareding use 
of community facilities where practicable are limited to those that 
meet only local community needs. 
 
b. Enable larger scale community activities and facilities within 
defined arterial locations that: 

i. are within walking distance of the central city and suburban 
commercial centres; 
ii. front onto core public transport routes; and 
iii. do not have a high level of residential coherence due to 
existing non-residential development. (#2387 Crown) 

14.1.7.6 Policy - Guest accommodation Non 
Residential Activities in on Aarterial 
Ccorridors 
 
a. Provide for guest accommodation within: a mix of medium density 
housing, community facilities and guest accommodation within: 
i. residential areas where the scale and form of development will 
have no more than a minor adverse effect on the residential 
coherence and amenity of the surrounding area; 

ii. defined arterial locations that: 
i. are within walking distance of the central city and 
suburban commercial centres; 
ii. front onto core public transport routes; and 
iii. do not have a high level of residential coherence due 
to existing non-residential development. (#2387 Crown) 

25 It is considered that these policies are consistent with the matters 

considered in the s.32 analysis. In summary, for a site to be appropriate 

for inclusion within the ACF Overlay it would need to meet the following 

criteria: 

 be within walking distance of the Central City and suburban 

commercial centres; 

 front onto core public transport routes; 

 not have a high level of residential coherence due to existing non-

residential development. 
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26 These matters therefore form the focus of my evidence in respect to the 

merits for the inclusion TAHL’s site within the ACF overlay.  

Merit of ACF Overlay – 106 and 110 Papanui Road 

27 Ms Oliver’s evidence9 has considered the merits of applying the ACF Overlay 

to the sites at 106 and 110 Papanui Road. Ms Oliver states that: 

“The sites [106 Papanui Road and 110 Papanui Road] are located within an 

urban block that meets the locational criteria in terms of frontage onto core 

public transport routes, walking distance of a commercial centre (Merivale) 

and a lack of residential coherence given the block has a significant mix of 

guest accommodation, office, restaurant and residential uses and as such 

the application of the ACF Overlay is appropriate.”  

28 I concur with this conclusion noting that: 

 the sites are within 350m of the Merivale Neighbourhood Centre and 

600m of the Central City (both considered to be reasonable walking 

distance); 

 the sites front Papanui Road which is serviced by two Metro bus 

routes (Blue Line and Number 95 - City to Pegasus and Waikuku);  

 The site has a history of non-residential use for the Charlotte Jane 

Hotel (as set out above). 

29 For these reasons, I consider that inclusion of the sites within the ACF 

Overlay is consistent with the proposed policies and will therefore be the 

most appropriate way to achieve the relevant objectives as set out in 

Councils s.32 analysis10. 

30 I therefore concur with Ms Oliver’s recommendation that the 106 and 110 

Papanui Road be inclusion within the ACF Overlay. 

Merit of ACF Overlay – 10 Webb Street 

31 As outlined in TAHL’s submission and summarised above, the Charlotte 

Jane hotel was established across all three lots.  The on-site managers 

                                       
9 Paragraph 10.14 of the Second Statement of Evidence of Sarah-Jane Oliver 

on behalf of the Christchurch City Council 
10 Pages 88-97 
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residence located at 10 Webb Street formed a critical component of the 

hotels operation. The integrated nature of the manager’s residence with 

the rest of the site is apparent by the lack of any internal boundary fencing 

between the lots and connecting pathways. This allows internal circulation 

between the three lots, as required for the operation of the site. 

32 For these reasons the owner has always operated these three lots as one 

site and inclusion of 10 Webb Street within the ACF overlay would recognise 

this.  

33 10 Webb Street has pedestrian access (formed paths) through 106 and 110 

Papanui Road providing access to the transport options along Papanui 

Road. 

34 For the above reasons the ‘site’ could be considered to comprise the three 

lots in which case, the same conclusions in respect to the merit of including 

106 and 110 Papanui Road, could be adopted for 10 Webb Street. 

35 In respect of existing residential coherence, whilst the managers residence 

at 10 Webb Street retains a level of residential activity it is noted that the 

policy wording relates to sites that do not have a high level of residential 

coherence due to existing non-residential development [Emphasis 

added]. 

36 It is considered that the test is not whether any residential coherence exists 

on the site but whether the level of residential coherence is high. In this 

respect the following points are noted: 

 Whilst the manager’s residence retains a level of residential activity 

this was not solely residential in nature. For example, management 

of the hotel and on-site guests was a 24-7 operation necessitating 

periods of activity at 10 Webb Street that did not coincide with a 

typical residential activity. 

 Although 10 Webb Street has a separate vehicle access, noting the 

lack of internal fencing between the three lots, the similar exterior 

cladding and paint colours of the buildings, these lots these visually 

appear as a single site. The managers unit on 10 Webb Street 

therefore appears a coherent part of the Charlotte Jane Hotel.  
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37 Whilst it is accepted that the existing site retains some level of residential 

coherence it is questionable whether this could be considered to constitute 

a high level of residential coherence noting the existing activities and visual 

appearance of the site.  

38 10 Webb Street does not have direct frontage to Papanui Road (arterial 

road) however in this respect it is noted that the s.32 analysis sets out that 

the reason for location of the ACF Overlay along arterial roads relates not 

only to residential coherence but also to pedestrian access to a wide range 

of transport modes.  

39 In respect to pedestrian access, if pedestrians were to walk along Webb 

Street to access Papanui Road (i.e., instead of through 106 and 110 

Papanui Road) this equates to a distance of approximately 35m and would 

be inconsequential in terms of pedestrian access to transport options on 

Papanui Road. 

40 This additional 35m walking distance would also be inconsequential in 

terms of being within reasonable walking distance of the Central City and 

Merivale Neighbourhood Centre (as assessed above in respect of 106 and 

110 Papanui Road). 

41 Further the exclusion of a lot because it does not have direct frontage to 

Papanui Road is inconsistent with the application of the ACF Overlay in 

other nearby locations. For example, the sites at 148-152 Merivale Lane (a 

local road) and 7 and 9 Holly Road have no frontage to Papanui Road (or 

any other arterial road).  

42 In both of these examples the sites immediately adjoin a larger site(s) with 

frontage to Papanui Road and therefore form a contiguous boundary with 

the ACF Overlay. This provides a similar arrangement in respect of 10 Webb 

Street then forming a contiguous boundary with 106 and 110 Papanui 

Road.  

43 A brief review of the City Councils building and resource consent history for 

these sites indicates that 148-152 Merivale Lane and 7 and 9 Holly Road 
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have established residential uses. The Councils records11 did not indicate 

any non-residential activities have been established on these sites.  

44 Noting the similarities between these examples and 10 Webb Street, it is 

considered that the merits of including 10 Webb Street within the ACF 

Overlay would be comparable. On the basis that these nearby sites were 

considered to be sufficiently compatible with the supporting policy 

framework, it is concluded that 10 Webb Street would also be consistent 

with the supporting policies.   

45 Overall, it is concluded that there may be merit to including 10 Webb Street 

within the ACF Overlay. 

Strategic directions 

46 For the reasons outlined above it is considered that the granting of the 

relief sought by TAHL would be appropriate in respect to the relevant 

Strategic Direction objectives as set out below. 

 Objective 3.3.1 Enabling recovery and facilitating future 

enhancement of the district:  would recognise the existing lawfully 

established use of the lots for the Charlotte Jane hotel and provide 

certainty regarding the ability to develop this business, or a similar 

activity, in the future, to meet the evolving accommodation needs 

of the district. 

 Objective 3.3.2 Clarity of language and efficiency: would enable a 

clear regulatory framework in respect of any future consenting 

requirements for the TAHL’s sites i.e., avoiding the need for one lot 

(10 Webb Street) to be considered under separate rules. 

 Objective 3.3.5 Business and economic prosperity: would provide 

security regarding the ability to adapt and operate the Charlotte 

Jane Hotel or a similar business from the site, without the need for 

further resource consents, and enable greater certainty in terms of 

the ongoing economically viable use of TAHL’s land. 

                                       
11 The Councils Duty Planner has provided a summary (reference numbers, 

description of application, and date) of building and resource consent 

applications granted for each site. 
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 Objective 3.3.7 Urban growth, form and design: would recognise 

the existing use of the sites and the existing impact of these on the 

local urban form. 

 Objective 3.3.14 Incompatible activities: for the reasons outlined 

above, would reflect the current uses of TAHL’s land. Any future 

activities would be limited to those provided for under the applicable 

Area Specific Activities and Standards12. Such activities have been 

evaluated as appropriate for sites meeting the attributes applicable 

for inclusion within the ACF Overlay. For these reasons, it is not 

anticipated that any incompatible activities would be established. 

SUMMARY AND CONCLUSION 

47 For the reasons set out in my evidence, I conclude that: 

(a) The inclusion of the sites at 106 and 110 Papanui Road within the ACF 

Overlay, as recommended in Ms Oliver’s evidence, is appropriate; 

(b) Inclusion of the site at 10 Webb Street within the ACF may also be 

appropriate in respect of the supporting policies, would be consistent 

with the current uses of the lot as part of the wider Charlotte Jane 

Hotel site, and the application of the ACF overlay in other nearby 

locations. 

 

Lisa Marie Williams 

27 August 2015 

 

                                       
12 14.2.4 


