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STATEMENT OF EVIDENCE OF MICHAEL CAMPBELL COPELAND 

INTRODUCTION 

1 My name is Michael Campbell Copeland. 

2 I have the qualifications and experience set out at paragraphs 2 to 4 

of my statement of evidence prepared for Pacific Park Limited in 

relation to Chapter 13 Central City Zones – Stage 3 Proposal, and 

dated 14 January 2016 (Chapter 13 evidence).   

3 In this evidence, I respond tothe statement of evidence of MsAlison 

McLaughlin on behalf of the Christchurch City Councilin relation to 

Chapter 6 General Rules and Procedures (stages 2 and 3) and dated 

4 February, 2016. 

4 I also rely on, and incorporate, my Chapter 13 evidence. 

5 I repeat the confirmation given in my Chapter 13 evidence that I 

have read, and agree to comply with, the Code of Conduct for 

Expert Witnesses (Practice Note 2014). 

MS ALISON MCLAUGHLIN’S EVIDENCE 

6 Paragraph 58.4 (h) of Ms McLaughlin’s evidence states: 

“... the objectives and policies should more clearly state the outcomes 

envisaged for the Entertainment and Hospitality Precincts and in 

particular that post 1am activities should be directed to Entertainment 

and Hospitality Precinct 1 where the effects can be better managed. This 

is more consistent with Strategic Directions Objective 3.3.1 to expedite 

recovery in a way that fosters investment certainty.” 

7 Ms McLaughlin goes on to say at paragraph 58.5 (b) that: 

“I consider that more specific guidance is necessary in the policies to 

address the specific context of the effects of late-night premises on 

residential amenity and to consider the compatibility of those activities 

outside the Central City.I also note that the notified policies, such as 

6.1.1.1.5, do not differentiate between the precincts in terms of the 

outcomes anticipated. Without the Sale of Alcohol rules, it is necessary to 

specify that Precinct 1 is intended to be for late-night (i.e. post-1am) 

activities and that Precinct 2, particularly around Victoria Street, 

envisages primarily restaurant, cafe and some bar activities until about 1 

am but that the existing residential or mixed-use character of those areas 

should be taken into account for later activities.”   

8 Ms McLaughlin then proposes an additional policy for inclusion in her 

revised Chapter 6, in section 6.1 Noise: 

3459 Pacific Park - Copeland
Page 2 of 8



  2 

 

 

100173134/793538.4 

“6.1.1.1.6 Policy – Late-night on-licensed premises 

a. Manage the adverse effects of late-night on-licensed premises on 

residential amenity by: 

i. avoiding establishment of late-night entertainment and 

hospitality activities in close proximity to residential areas 

except where effects on residential amenity can be minimised; 

ii. encourage late-night entertainment and hospitality activities to 

establish in identified precincts by providing for later hours in 

those precincts; 

iii. in the Central City, requiring additional acoustic insulation 

within or in close proximity to entertainment and hospitality 

precincts; 

iv. recognising that Entertainment and Hospitality Precinct 1 is the 

most appropriate location for late-night entertainment and 

hospitality activities such as night-clubs and bars; 

v. recognising that the Entertainment and Hospitality Precinct 2 

around Victoria Street is an established residential area and 

that activities should minimise disturbance of residents; 

vi. recognising that the balance of the Entertainment and 

Hospitality Precinct 2 is primarily mixed-use and is intended to 

encourage an array of entertainment and hospitality activities 

such as cafes, restaurants and takeaway food services that are 

compatible with residential activity in the Central City. “  

9 I agree with Ms McLaughlin in respect of measures which encourage 

late-night entertainment and hospitality activities to establish within 

the identified Central City Entertainment and Hospitality Precincts. 

There are economic benefits associated with such measures and 

these economic benefits were set out in my Chapter 13 evidence. 

However I disagree with Ms McLaughlin’s desire to allow for late-

night entertainment and hospitality in Precinct 1 but not in the 

Precinct 2 areas, including the Victoria Street Precinct 2. My reasons 

for this are set out in the remainder of my evidence. 

Victoria Street Precinct 2 Not an Established Residential Area 

10 Contrary to the assertions in Ms McLaughlin’s evidence (see 

paragraph 58.5 (b)) and in her proposed new Policy 6.1.1.1.6 (at 

sub-clauses v and vi), I am informed that the Victoria Street 

Precinct 2 is not primarily a residential area but is zoned “Central 

City Business”. The street is largely a mix of offices, food and 

beverage outlets and other commercial activities.  
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11 I understand there is in fact only one residential dwelling within the 

precinct on Victoria Street, and 8 residential units on Montreal 

Street within the precinct are currently being converted to 

commercial offices. Some further residential activity is in close 

proximity to the precincts, and, in the case of the Victoria Street 

Precinct 2, it is this that has previously triggered the need for 

resource consents for the late-night sale of alcohol at venues within 

the precinct to be sought. These resource consent applications were 

granted on the basis that any noise effects on nearby residences 

could be satisfactorily managed or mitigated (see later in my 

evidence). 

12 Existing (and future) residential activity within the Central City is 

(will be) primarily located within the Central City Residential Zone. 

Loss of Economic Activity and Constraints on Economic 

Recovery 

13 I have read the briefs of evidence of owners of entertainment and 

hospitality businesses within the Victoria Street Precinct – i.e. Mr 

James Samon (‘Calendar Girls’), Ms Carissa Tok (‘Three Cows’), 

Mr Darren Tait (Christchurch Casino), Mr Tony Astle (‘King of 

Snake’, ‘Mexicanos’, ‘The Dirty Land’, ‘Chinwag’), Mr Brett Giddens 

(Little Neighbourhood’, ‘Tequila Mockingbird’, ‘Boo Radley’s’), Mr 

James Murdoch (‘Carlton’)1 and Mr Max Bremner (‘The Bog’). The 

business owners themselves have spent in excess of $30 million2 

post the earthquakes establishing these businesses, which account 

for 824 jobs3 in this part of the City. I emphasise that this 

investment and employment data relates only to the establishments 

owned and operated by these witnesses. It is by no means an 

exhaustive list of entertainment and hospitality businesses within 

the Victoria Street Precinct 2.  

14 It is the evidence of these business owners that the amendments 

proposed by Ms McLaughlin place this investment and these jobs at 

risk. I also note the evidence of Mr Richard Diver, who is the 

owner of several Victoria Street buildings having entertainment and 

hospitality businesses as tenants. He is concerned about these 

tenants ability to pay rents to enable him to meet his mortgage 

commitments and to recover the costs of his investment. He also 

explains how difficult he expects it would be to find replacement 

tenants who could afford to meet the rents required to cover his 

outgoings.   

                                            
1 This venue would be included in the Victoria Street Precinct if the relief sought by 
Pacific Park is granted. 

2 This excludes the costs of new buildings where (in most cases) the businesses are 
tenants. It includes the $3.0 million spent by Christchurch Casino on its new Mashina 
Lounge night club and function centre (see the evidence of Mr Darren Tait). 

3 These will be a mix of full-time and part-time positions. 
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15 Further I note that Ms McLaughlin’s amendments place in jeopardy 

planned new investment for the Victoria Street precinct – for 

example, I note the evidence of Mr Tait, who states that the 

Council’s proposal will impact on the viability and attractiveness of 

Christchurch Casino’s proposed new 209 bedroom, 4.5 star hotel 

having an estimated cost of $100 million. Apart from creating a 

large number of additional jobs directly, it would be a catalyst to 

attracting additional tourists to the City with further employment 

benefits. 

16 From a City-wide perspective it would appear extremely unlikely 

that restricting the operating hours of entertainment and hospitality 

businesses in the Victoria Street will result in the transfer of the 

existing, or proposed new, investment and employment to other 

locations within the City. The evidence of Mr Giddens and Mr 

Bremner, for example questions the extent to which such 

businesses are likely to be located elsewhere within the Central City.  

Also the tendency for these types of businesses to be owned and 

operated by a small number of owners, rather than being 

individually owner-operated, means that constraints on the 

profitability of Victoria Street entertainment and hospitality 

businesses will place a severe constraint on the availability of funds 

for investment in such activities elsewhere in the Central City.  

Stranded Assets 

17 Mr Bremner’s summary of his Chapter 13 evidence had appended to 

it a list of licensed premises currently operating in the Victoria 

Precinct 2. His list contains a total of 19 establishments and 11 of 

these have licenses allowing the sale of alcohol after 1am, whilst a 

further 2 have late night alcohol sales applications pending. Victoria 

Street Precinct 2 is an established late night hospitality and 

entertainment centre. Post the earthquakes there are only a small 

number of such establishments operating within Precinct 1 and 

investors remain uncertain about the extent more will be established 

there in the future (see for example, the evidence of Mr Brett 

Giddens and Mr Evan Harris). 

18 Constraints on Victoria Street Precinct 2 establishments existing 

operating hours threatens their financial viability (see the evidence 

of Mr Samson, Ms Tok, Mr Tait, Mr Astle, Mr Giddens, Mr 

Murdoch, Mr Bremner and Mr Diver). Closure of such 

establishments will likely result in “stranded assets” in that 

investment in facility fit-outs (and in some cases purposes-built 

premises) cannot be sold for use elsewhere or in an alternative 

activity without significant rebuild costs being incurred. This is not 

consistent with the efficient use of resources.  
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Market Determined Solutions 

19 The entertainment and hospitality venues within the Victoria Street 

Precinct 2 have been established by their owners in response to 

market forces. They have risked their capital resources having 

regard to their expectations about the relative costs and benefits of 

a Victoria Street Precinct 2 location compared to alternative 

locations. This entrepreneurship cannot be second guessed by 

planners or indeed economists. 

20 As I understand it there remains considerable uncertainty as to 

whether Sol Square and other former or new sites for entertainment 

and hospitality within Precinct 1 will attract investment and the form 

that investment will take – e.g. whether market participants will 

assess sites within Precinct 1 suitable for late-night alcohol sale 

venues. 

21 Constraints placed on Victoria Street Precinct 2 entertainment and 

hospitality venue hours of operation will reduce existing activity and 

compromise future growth without it being relocated to Precinct 1. 

As explained in my Chapter 13 evidence, I consider this to be 

contrary to the recovery and growth of Christchurch City’s visitor 

economy and wider economy. 

Agglomeration Economies    

22 Apart from a number of existing entertainment and hospitality 

establishments (which include not just night-clubs and bars but also 

restaurants, cafes and takeaway food outlets), the Victoria Street 

Precinct 2 contains within it or is close by to, the casino and a 

number of hotels and motels. As explained in my Chapter 13 

evidence this creates “agglomeration economies” – i.e. the 

economic benefits arising from the concentration of competing and 

complementary businesses. Whether these agglomeration benefits 

will be generated to the same extent within Precinct 1 remains to be 

seen. 

Minimising Externality Costs 

23 Ms McLaughlin’s reason for restricting late-night sales of alcohol 

within Entertainment and Hospitality Precinct 2 is because the 

Precinct is an established residential area.As I have stated earlier in 

my evidence I am informed that this is incorrect. 

24 The extent to which existing late-night sales of alcohol at 

establishments within the Victoria Street Precinct 2 have impacted 

on the amenity of residents within areas in close proximity to the 

Precinct (particularly in the period immediately post-earthquakes), 

is discussed in the evidence of Mr Giddens. However I note that 

the Victoria Street entertainment and hospitality business owners 

have already established the Victoria Street Accord which has put in 

place a number of measures designed to minimise any such 
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reductions in amenity.I understand from the evidence of Chris 

Casserly that this has proved successful.  

25 Also I note that Ms McLaughlin includes, in her list of measures to 

manage the adverse effects of late-night on-licensed premises on 

residential amenity, “in the Central City, requiring additional 

acoustic insulation within or in close proximity to entertainment and 

hospitality precincts”(emphasis added) (see Ms McLaughlin’s 

proposed new policy in section 6.1 Noise: 6.1.1.1.6 Policy – Late-

night on-licensed premises, sub-clause iii). 

26 If noise or other negative effects of late-night sales of alcohol on 

Inner City residents’ amenity can be satisfactorily managed or 

mitigated, there are no reasons why late-night sales of alcohol 

should only occur within Precinct 1 and not in the Victoria Street 

Precinct 2. For the reasons outlined earlier in my evidence I consider 

that there are a number of economic benefits from allowing late-

night sales of alcohol in the Victoria Street Precinct 2 and if negative 

externality effects will be satisfactorily managed or mitigated such 

alcohol sales should be permitted to continue.  

27 I note that resource consents for the development and operation of 

a number of entertainment and hospitality establishments have 

been successfully applied for within the Victoria Street Precinct 2 

(see for example, the evidence of Mr Astle, Mr Giddens, and Mr 

Bremner). These resource consent applications have required a 

thorough assessment of noise and other potential effects on nearby 

residents’ and other businesses’ amenity. The granting of consents 

is indicative that any adverse effects can be satisfactorily managed.4 

CONCLUSIONS 

28 I disagree with Ms McLaughlin’s proposed insertion in Chapter 6, 

section 6.1 Noise, which seeks to confine late-night sales of alcohol 

to Precinct 1, because: 

                                            
4 The Christchurch Central Recovery Plan (CCRP) prepared under the Canterbury 
Earthquake Recovery Act 2011 divided the Central City into the three precincts: 
Category 1 – Higher Noise Level Entertainment and Hospitality Precinct; Category 2 – 
Lower Noise Level Entertainment and Hospitality Precinct; and Category 3 – the 
remainder of the Central City. Although Victoria Street Precinct 2 falls within 
Category 2, this does not prohibit late-night alcohol sales in this precinct. The CCRP 
also introduce a rule requiring license premises located in Precinct 1 or 2, wishing to 
sell alcohol between the hours of 11 pm and 7 am, and are within 75 metres of a 
Living Zone to be a restricted discretionary activity. This covers all of the premises 
within Victoria Street because of the proximity of Living Zones. However, this does 
not prohibit such activities from late-night sales of alcohol because a resource 
consent application provides the opportunity to assess whether noise and other 
effects associated with late night sales of alcohol can be appropriately mitigated or 
managed. 
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28.1 Contrary to Ms McLaughlin’s evidence, the Victoria Street 

Precinct 2 is not an established residential area; 

28.2 Preventing late-night sales of alcohol within the Victoria 

Street Precinct 2 will place in jeopardy significant existing 

investment and jobs and will also stifle future new investment 

and employment. This will be lost from a City-wide 

perspective – i.e. it will not simply be relocated elsewhere 

within the City; 

28.3 Preventing late-night sales of alcohol within the Victoria 

Street Precinct 2 would result in the stranding of assets of 

existing entertainment and hospitality venues already 

established there; 

28.4 There is only very limited existing entertainment and 

hospitality activity within Precinct 1. Constraints on existing 

and new entertainment and hospitality venues within the 

Victoria Street Precinct 2 will compromise the recovery and 

future growth of the Christchurch City visitor economy and 

the City’s wider economy; 

28.5 Constraints on existing and new entertainment and hospitality 

venues in the Victoria Street Precinct 2 will reduce the 

agglomeration benefits from the concentration of competing 

and complementary businesses within and nearby the 

Precinct; and 

28.6 If noise and other negative effects associated with late-night 

sales of alcohol within the Victoria Street Precinct 2 can be 

satisfactorily mitigated and managed there are no negative 

externality effects from enabling such sales. The recent 

successful resource consent applications for the development 

and operation of bars and night-clubs involved with the late-

night sale of alcohol in the Victoria Street Precinct 2 indicates 

that such mitigation and management is achievable. 

 

Dated:     17 February 2016 

 

 

M C Copeland 
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