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MAY IT PLEASE THE PANEL 

1 As set out in opening, through mediation Carter Group Limited’s 

(CGL) concerns with the Guest Accommodation provisions had been 

largely addressed by the time the hearing commenced and the 

remaining issues in contention were the zoning of the Star and 

Garter site as well as minor concerns around urban design 

certification and policy 14.1.6.7.  

2 These issues remain in contention now. In particular CGL is 

concerned that, in contrast to the Strategic Objectives it’s current 

development capacity will be significantly restricted on the Star and 

Garter site if the zoning is changed as notified.  

STAR AND GARTER ZONING 

3 CGL continues to seek the rezoning of the Star and Garter site 

(located at 332 Oxford terrace) from Central City Residential to 

Guest Accommodation.  

4 Mr Phillips and Mr Carter explained in their evidence that the Star 

and Garter site does not have a history of residential use1, nor does 

the owner have any intention to use the site for residential 

development. 

5 As discussed during the hearing, although the Star and Garter site is 

zoned Central City Residential in the operative Christchurch City 

Plan, it is currently scheduled as a Hotel and Tavern, and has been 

so identified for some considerable period of time.  Therefore under 

the operative plan residential use is enabled, along with some 

flexibility for a wider “hotel or tavern” use in recognition of the site’s 

history.  Currently CGL could develop a hotel or a tavern on the site 

as of right, if the relevant built form standards are met. This is an 

opportunity that CGL does not wish to see lost.  

6 The matters set out in the opening submissions on behalf of CGL 

remain relevant, and I do not wish to repeat them verbatim. In 

summary, a Guest Accommodation zoning is preferred for the Star 

and Garter site over Central City Residential zoning because: 

                                       
1 Evidence in Chief of Jeremy Phillips, 17 February 2016, paragraph 34 



 

4 
 

(a) It is consistent with the need for further guest accommodation 

options in Christchurch. 

(i) Mr Carter explained in his evidence to the Panel “There 

were approximately 40 hotels in the central city prior to 

the earthquake, 17 of these remain closed today 

accounting for a loss of around 48 percent of the total 

rooms previously available. While we all recall facilities 

like the Rydges, the Heritage, Millennium, the two 

Copthorne hotels and the Grand Chancellor, what we fail 

to remember is 10 or more of other smaller facilities 

served the central city pre-quake.”2; 

(ii) The Star and Garter site is bordered on 3 sides by roads 

(one of which is a main distributer road), with the 

remaining side occupied by a carpark. This is highly likely 

to impact on the amenity of the site for residential use in 

terms of noise and traffic volumes. Mr Compton-Moen’s 

evidence highlights these concerns which were echoed by 

Mr Carter; 

(iii) Conversely, as Mr Carter explained to the Panel, CGL 

consider the Star and Garter site particularly suitable for 

Guest Accommodation due to its highly visible location, 

close proximity to the Avon River, and the fact that it is a 

walkable distance from the City Centre but still in a quiet 

location. It is also in close proximity to other CGL owned 

guest accommodation land that will assist with efficiency 

in terms of shared administration and facilities3; 

(iv) Ms Radburnd agreed in answer to questions from the 

Panel that the site has positive attributes for guest 

accommodation4 

  

                                       
2 Transcript of Hearing, 18 March 2016, page 1062 - 1063 
3 Transcript of Hearing, 18 March 2016, page 1062 
4 Transcript of Hearing, 18 March 2016, page 1056 
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(b) It is consistent with the currently scheduling of the site and its 

historic use. 

(i) The site is currently scheduled for use as a Hotel and 

Tavern. The removal of the ability to develop these 

alternative activities significantly limits the options for the 

site and directly contradicts the Strategic Directions and 

Strategic Objectives which seek a reduced reliance on 

consent processes; 

(ii) Despite a full review of the living zones of the Central City 

being undertaken (which included review of scheduled 

activities) as part of the development of the Liveable City 

chapter, the scheduling of the site as a Hotel and Tavern 

was not removed; 

(iii) To limit the options available on a site from what is 

enabled in the Central City Recovery Plan is directly 

contrary to the requirement to not be inconsistent with a 

Recovery Plan; 

(iv) There is no evidence that the site has ever been used for 

residential development. In addition there is clear 

evidence from Mr Carter, who has considerable 

experience in both developing Central City sites and in 

residential development generally, that the owner is 

unlikely to ever develop the site for residential use; 

(c) It is not inconsistent with the CCRP and in particular with the 

objectives and policies of the Central City Business Zones; 

(i) Objective 15.1.5 in the most recent version of the Central 

City provisions encourages guest accommodation within 

the Central City as a whole and does not seek to limit 

which zones or locations it is appropriate within; 

(ii) Policy 14.1.6.7(b) provides for the redevelopment of 

existing guest accommodation sites. Given the Star and 

Garter’s current scheduling, and the ability to develop 

guest accommodation as of right, it is submitted that it 
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constitutes an existing guest accommodation site even 

though it is not currently in use; 

(iii) Ms Radburnd agreed in answer to questions from Mr 

Daysh that the Guest Accommodation zone rules aim to 

strike a balance between allowing for guest 

accommodation and potential effects on neighbouring 

residents5. It is submitted that the Panel can be confident 

that guest accommodation will not have an adverse 

impact on nearby residential properties in this instance; 

(iv) The development of the site will assist to regenerate an 

area of the Central City that has been slow to rebuild and 

is dominated by bare sites. In questioning the Panel 

highlighted Mr Rolleston’s evidence from the Strategic 

Directions chapter which set out his preference for areas 

of comprehensive residential development to the east of 

the central city. The Star and Garter site does not fall 

within the areas suggested for comprehensive residential 

development by Mr Rolleston but is immediately adjacent 

to those areas. As set out by Mr Compton-Moen, the use 

of the site for Guest accommodation activities is an ideal 

buffer between residential activities and a busy road6; 

(d) It is consistent with the higher order documents and Strategic 

Objectives 

(i) Allowing guest accommodation zoning on the Star and 

Garter site will assist to expedite the recovery of 

Christchurch, foster investment certainty and encourage 

motivation and choice as sought in Strategic Objectives 

3.3.1 and 3.3.2. It will also enhance the amenity values, 

function and viability of the City Centre through public 

and private investment7; 

(ii) A summary of the Strategic Objectives and how the 

rezoning of the Star and Garter site will meet them is 

included in Mr Phillips evidence. Mr Phillips confirms that 

                                       
5 Transcript of Hearing, 18 March 2016, page 1055 
6 Evidence of David Compton-Moen, 17 February 2016, paragraph 12 
7 Evidence of Jeremy Phillips, 17 February 2016, paragraphs 55 and 56 
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as well as meeting the primary objectives above, the 

rezoning will also meet Strategic Objective 3.3.5 which 

recognises the importance of business and economic 

prosperity and seeks to provide a range of opportunities 

for business activities to establish and prosper, Objective 

3.3.7 which looks to create a high quality urban 

environment, Objective 3.3.8 which seeks the 

revitalisation of the Central City and has a particular 

emphasis on investment and Objective 3.3.14 which 

focuses on minimising conflict between incompatible 

activities through zoning8.  

(e) It will not preclude the possibility of residential development 

under the current rule framework 

(i) Guest accommodation zoning allows for residential use as 

well as guest accommodation activities. Rezoning allows 

the owner a wider range of options but does not preclude 

residential use if the site is not developed for guest 

accommodation use.  

GUEST ACCOMMODATION PROVISIONS 

7 CGL continues to support a similar certification regime for urban 

design as has been utilised in other chapters.  

8 Mr Phillips set out in his evidence the advantages of such an 

approach and noted that “In the absence of certification, guest 

accommodation activities requiring consent under proposed rule 

14.15.3.1 would be open to design discretion and expert debate at 

the resource consent stage, with resulting investment uncertainty 

and transactional costs that are contrary to objectives 3.3.1 and 

3.3.2.”9. 

9 CGL also seeks minor amendment to Policy 14.1.6.7 to ensure that it 

gives effect to Objective 14.1.6. The objective envisages guest 

accommodation activities may be appropriate in some residential 

zones where there is a strategic or operational need.  

                                       
8 Evidence of Jeremy Phillips, 17 February 2016, paragraphs 55 - 63 
9 Evidence in Chief of Jeremy Phillips, 17 February 2016, paragraph 31 
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10 Mr Phillips evidence explains “I consider the policy requires further 

amendment to recognise and provide for the strategic and 

operational locational needs of guest accommodation activity.”10.  

11 In response to questions at the hearing Mr Phillips accepted that 

Policy 14.1.6.7 may be intended to apply only to the Accommodation 

and Community Facilities Overlay but also noted that it is not 

uncommon for motels to be located outside of the identified overlay 

areas and he considers there is a gap in the policy framework to 

enable assessment of such activities where they are sought11.  

12 It is submitted that while the Council have raised concerns that there 

is a potential scope issue with seeking change to a policy that has 

been the subject of hearing already, it is open to the Panel to make 

any decision it considers appropriate. In particular it is open to the 

Panel under clause 13 of the Canterbury Earthquake (Christchurch 

Replacement District Plan) Order 2014 (OIC) to make amendments 

of no more than minor effect to previous decisions if desirable to 

ensure the Replacement Plan is coherent.  

13 Given the fragmented nature of this process, with chapters and 

zones being heard in part and in stages it is inevitable that provisions 

may require alteration where they apply to more than one area. In 

my submission not altering this policy will result in a gap in the  

policy framework for assessing any application for consent relating to 

guest accommodation outside of the zone or overlay.  

  

                                       
10 Evidence in Chief of Jeremy Phillips, 17 February 2016, paragraph 22 
11 Transcript of General Rules hearing, 18 March 2016, page 1079 
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14 In summary CGL continue to seek: 

(a) Rezoning of the Star and Garter site to Guest Accommodation; 

(b) Inclusion of a certification regime for urban design similar to 

that utilised in other chapters; and 

(c) Minor amendment to Policy 14.1.6.7 as set out in the evidence 

of Mr Phillips.  

 

DATED this 8th day of July 2016 

 

        

 

L J Semple / H G Marks 

Counsel for Carter Group Limited 


