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1. INTRODUCTION 

1.1 My name is Marc Nicholas Baily.  I hold the position of Urban Planner and 

am a Director at Boffa Miskell Ltd.  I have practised as an Urban Planner for 

25 years. 

1.2 I hold a Bachelor of Regional Planning from Massey University in 

Palmerston North and have a Certificate of Proficiency in Urban Design 

from Victoria University in Wellington. I am also a member of the New 

Zealand Planning Institute and Urban Design Forum.   

1.3 I have provided urban planning advice regarding the management of 

change in numerous towns and cities in New Zealand from small to large.   

1.4 I have been engaged by the Canterbury Earthquake Recovery Authority 

("CERA") to provide evidence on CERA's designations.   

1.5 I have been providing CERA with my expertise in relation to urban planning 

since 2012.  This included advice in regard to the need for a spatial plan 

(now known as and embodied in the Blueprint) as part of recovery for 

central Christchurch and then subsequently I provided urban planning 

inputs to the Blueprint as one of the Blueprint team of design experts.   

2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as 

contained in the Environment Court’s Practice Note 2014.  I have complied 

with the practice note when preparing my written statement of evidence, 

and will do so when I give oral evidence before the hearings panel.   

2.2 The data, information, facts and assumptions I have considered in forming 

my opinions are set out in my evidence to follow.  The reasons for the 

opinions expressed are also set out in the evidence to follow. 

2.3 Unless I state otherwise, this evidence is within my sphere of expertise and 

I have not omitted to consider material facts known to me that might alter or 

detract from the opinions that I express. 

3. SCOPE 

3.1 I have been asked to provide evidence in relation to: 

(a) the purpose of the Christchurch Central Recovery Plan ("CCRP"); 



 

BF\52378468\13 Page 3 

(b) the role of the Anchor Projects that are set out in the CCRP;  

(c) the Minister for Canterbury Earthquake Recovery's ("Minister") 

objectives for each of the 10 Anchor Project designations; 

(d) the process that was followed to identify suitable locations for each 

Anchor Project; and 

(e) the reason why an Anchor Project location was selected and the 

alternative locations considered. 

3.2 The key documents I have used in forming my view are: 

 the CCRP, and the "Blueprint" contained within it; and 

 the Central City Plan (December 2011) which is the draft CCRP that 

was prepared by Christchurch City Council (the "Council").  

3.3 In preparing my evidence I have also relied on the evidence provided to the 

hearings panel by Donald John Miskell (dated 24 November 2014) which, 

amongst other things, outlines the importance of the Central City, the pre-

earthquake Central City challenges, and the broad outcomes sought in 

relation to Central City recovery. 

3.4 I also acknowledge that the preparation of the Blueprint was a design 

process and that included a team of architects, urban designers, landscape 

architects and planners working closely together.   

4. EXECUTIVE SUMMARY 

4.1 The CCRP provides the framework to guide the redevelopment of the 

Central City.  It includes a spatial plan (the Blueprint) and the statutory 

direction that amends the Christchurch District Plan.  It is intended to act as 

a plan that substantially increases the participation by residents, businesses 

and other tenants, investors, and developers in the rebuild and revitalisation 

of the Central City, and to create a self-sustaining recovery.  

4.2 A key component of the CCRP is the Anchor Projects.  The purpose of the 

Anchor Projects is to replace civic and other facilities that have been 

severely damaged or destroyed and to catalyse private and public 

investment in development projects around and between the Anchor 

Projects.  
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4.3 The Minister's specific key objectives for each of the Anchor Projects are 

set out in section 7 of this evidence. 

4.4 The location for each Anchor Project was selected through a thorough 

design process that included considering location options against functional 

briefs for each individual project, analysing the city’s underlying form and 

function, and assessing Anchor Project site options against the site 

selection criteria set out in Attachment 1.   

4.5 In developing the Blueprint, the various public and private sector 

complementary and interdependent components (such as commercial, 

retail, residential activities) that will fit around the Anchor Projects were 

considered. 

5. THE PURPOSE OF THE CHRISTCHURCH CENTRAL RECOVERY PLAN  

5.1 The February 2011 earthquake destroyed much of the Central City’s built 

assets, public facilities and infrastructure.  Without these facilities and 

assets, the usual activities that occur in a functioning city cannot occur. As 

a result, the usual market signals about demand for various types and 

levels of activity were absent. 

5.2 The level of destruction meant that there was uncertainty about the future 

layout and use characteristics of the Central City.  This created first mover 

issues, whereby investors, developers and potential tenants would be 

reluctant to commit to construct or lease space in the Central City because 

the nature and location of facilities was unclear. 

5.3 Given this environment, it was unlikely that investment in the rebuilding of 

the Central City would occur in a timely and coordinated manner.  To the 

extent that investment and redevelopment would occur, it was likely to 

result in an ad-hoc, spatially uncoordinated Central City. 

5.4 It was also acknowledged that prior to the earthquakes occurring there were 

issues with the Central City – a primary one being the extent of vacant 

property.  The spatial plan sought to address these issues and our 

approach was not to ‘put the city centre back, but to put it forward’ and in so 

doing make it a better place than before. 

5.5 The CCRP seeks to address these risks as well as opportunities by 

providing a framework to guide redevelopment of the Central City.  The 

CCRP defines the spatial form (the Blueprint) of the Central City. A key 
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purpose of the Blueprint is to provide certainty to the many stakeholders in 

the city as to the location of civic and other facilities within the Central City – 

the Anchor Projects so these stakeholders could make informed decisions 

of their own as to how they might act.   

5.6 The CCRP incorporates the five key changes identified on page 2 of the 

draft Recovery Plan for the Central Business District ("CBD"), the "Central 

City Plan" (December 2011), that was prepared by the Council. These five 

key changes were determined after extensive consultation by the Council 

through the "Share an Idea" public consultation. The five key changes 

identified as critical to ensuring the Central City becomes a strong, resilient, 

vibrant and economically prosperous city again were: 

(a) Green city. 

(b) Stronger built identity. 

(c) Compact CBD.  

(d) Live, work, play learn and visit. 

(e) Accessible city.                                                                                                                                       

5.7 The CCRP seeks to address those pre-existing challenges as outlined by 

Donald Miskell in paragraph 7.3 of his evidence to the hearings panel dated 

24 November.  These pre-existing challenges relate to city form, 

compactness, function and competition from suburban areas and other 

locations for limited capital and investment. 

5.8 The CCRP is intended to be a plan that substantially increases the 

participation by residents, businesses and other tenants, investors, and 

developers in the rebuild and revitalisation of the city centre, and to create a 

self-sustaining recovery and fulfil the CCRP's vision that: 

"Central Christchurch will become the thriving heart of an international city. It 

will draw on its rich natural and cultural heritage, and the skills and passion of its 

people, to embrace opportunities for innovation and growth. Redevelopment will 

acknowledge the past and the events that have shaped the city, while reflecting 

the best of the new."
1
 

                                                
1
 Christchurch Central Recovery Plan Te Mahere  ‘Maraka Ōtautahi’, July 2012, page 27 
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6. THE ROLE OF THE ANCHOR PROJECTS 

6.1 The redevelopment of the Central City will ultimately be led by the private 

sector.  However, private sector investment follows clear signals as to 

opportunity.  In normal times incremental change in the city brought about 

through site-by-site investments can follow precedents for success, 

certainty as to where the city amenities are and some knowledge of what 

will occur around the site being developed.   Following a disaster where the 

existing environment is turned upside down and what was sure before is no 

longer so, a lead needs to be taken to resettle some of those variables.   

6.2 The part that public agencies can play is setting the plan to provide 

certainty as quickly as practicable, and providing the investment in the 

public amenities – be they streets and park, open spaces or buildings with 

civic functions.  

6.3 Investment by the Crown and the Council in Anchor Projects is being 

undertaken to replace damaged civic and other facilities. That reinvestment 

provides moral support – giving people the sense that it is to become a 

great place again – and economic support, stimulating the business 

confidence needed to rebuild, grow existing opportunities and start new 

enterprises in the city.  

6.4 The CCRP states that the Anchor Projects will:2 

(a) Reflect community aspirations. 

(b) Replace community facilities that have been destroyed. 

(c) Stimulate other developments around them. 

(d) Contribute as much as possible to the recovery as a whole. 

(e) Attract people to the Central City.   

6.5 The Anchor Projects formed the starting point and core content for the 

Blueprint. Knowing where the Anchor Projects will be located is also 

essential to provide confidence and momentum for reinvestment in the city. 

                                                
2
 At page 45. 
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7. MINISTER'S OBJECTIVES 

7.1 In addition to the general objectives for the Anchor Projects there are 

specific key objectives for each of the Anchor Projects. These are: 

(a) Convention Centre Precinct:  

(i) Reflect the community’s aspirations for a prosperous city by 

generating new activity in the Central City. 

(ii) Be integrated into surrounding areas, provide a range of high 

quality public spaces and stimulate retail and commercial 

activity.   

(iii) Provide state-of the art meeting, convention and exhibition 

facilities, and an iconic and internationally recognised civic 

venue for local and community events (to replace previous 

convention centre). 

(iv) Catalyse private sector development in the Central City. 

(v) Attract national and international conferences of up to 2,000 

people at a time to the Central City. 

(vi) Create a complementary relationship with the Avon River 

Precinct, Victoria Square and Cathedral Square, referencing 

links with Christchurch’s enduring, diverse and rich cultural 

heritage. 

(b) Stadium (Incorporating Spectator Events Facility): 

(i) Provide an international standard multi-sport and events 

facility with the ability to host local, regional, national and 

international events. 

(ii) Maximise sport and recreation participation rates by 

increasing access to sports and recreational activities. 

(iii) Contribute to a vibrant and attractive Central City that 

reflects the community’s aspirations. 

(iv) Integrate the Stadium Precinct with the surrounding area, 

incorporating sporting and events facility with public realm, 
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residential, hotel, entertainment and commercial 

opportunities. 

(v) Provide a facility that is environmentally and financially 

sustainable; facilitate asset funding, ownership and 

management solutions that minimise Crown investment. 

(c) Central Library:  

(i) Foster a strong community and sense of space by providing 

a focal point for civic activity and contribute to a high quality 

of life for the citizens of Christchurch. 

(ii) Add to the knowledge economy of Christchurch by fostering 

literacy and a love of reading for all people at all stages of 

life, digital citizenship and literacy in the community, and 

provide a facility for life-long learning. 

(iii) Be representative of all of Christchurch’s culture and 

community, recognising our bi-cultural heritage and identity. 

(iv) Provide a catalyst for the reinvigoration of Cathedral Square. 

(v) Create an environment that is responsive, opportunistic and 

adaptable to change, promoting economic, cultural and 

ecological sustainability. 

(d) The Frame (North and East, and South): 

(i) Reduce land availability for development in the Central City 

to encourage a more compact commercial core. 

(ii) Provide an enhanced amenity through the establishment of 

new open space in the Central City. 

(iii) Encourage innovative, medium and/or high-density building 

forms around the Frame to take advantage of the public 

open space in the Frame. 

(iv) Provide opportunities for high quality inner-city residential 

development within the Frame that showcases the potential 

of medium and/or high-density development. 
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(v) Improved pedestrian and cycling facilities through the 

Central City within the Avon River Precinct and linking to 

street based activities. 

(vi) Create a leading playground that provides a focal point in the 

East Frame for children and families in greater Christchurch. 

(e) Metro Sports Facility: 

(i) Restore and exceed participation rates for sports where 

participation has been constrained by loss of facilities, and 

achieve a balance of sports and recreation participation that 

delivers optimal benefits for recreational and competitive 

users. 

(ii) Provide a facility with the ability to host local, regional, 

national and international aquatic and indoor sporting events. 

(iii) Provide a range of sports and recreation activities for the 

Christchurch catchment area, which will attract visitors to the 

Central City to work, play and support a vibrant Central City. 

(iv) Provide a facility with services that are consistent with local, 

regional and national sports and recreation strategies and 

that link with other anchor and recovery projects, green 

spaces and other Central City developments. 

(v) Provide a facility that is environmentally sustainable and 

financially viable for the whole of life. 

(f) Bus Interchange: 

(i) Provide a facility that supports the Hubs and Spokes 

operating Model and the objectives of An Accessible City. 

(g) Performing Arts Precinct: 

(i) Contribute to Christchurch’s community and cultural 

wellbeing, support hospitality, tourism and the wider 

economy of Christchurch. 

(ii) Contribute to a vibrant and diverse urban environment that 

draws people into the city, making it a compelling place to 

be. 
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(iii) Provide fit for purpose spaces that serve the performing arts 

needs of a number of diverse organisations, communities, 

and the city as a whole; encouraging people to live, work, 

visit and play in the Central City. 

(iv) Provide a sustainable (economically, socially and 

environmentally) integrated Precinct that enables the 

successful and enduring return of the performing arts sector 

to the Central City. 

(v) Provide a fit for purpose replacement for core Performing 

Arts entities. 

(h) Justice and Emergency Service:  

(i) Return justice and emergency services in Christchurch to a 

position where they can provide better public services 

through innovation and ways of collaborating by creating the 

largest multi-agency project in New Zealand’s history. 

(ii) Provide a facility where shared communications and 

emergency operations centres make co-ordinated responses 

to emergencies easier to achieve. 

(i) Residential Demonstration Project: 

(i) Put innovation at the heart of the residential redevelopment 

and introduce new ideas into the way in which medium 

density residential is designed, built and lived in. 

(ii) Come up with a new way of living in the Central City, 

incorporating the themes of sustainability, innovation and 

identity. 

(iii) Enable medium-sized private sector residential 

developments to deliver innovation. 

8. PROCESS FOLLOWED TO IDENTIFY SUITABLE LOCATIONS FOR 

EACH ANCHOR PROJECT  

8.1 The CCRP, including the spatial Blueprint for redevelopment, was released 

on 30 July 2012. It was developed in less than 100 days and was led and 

facilitated by CERA's Christchurch Central Development Unit ("CCDU"). 
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The CCDU worked collaboratively with local government and central 

government agencies and Ngäi Tahu to ensure that all efforts were well co-

ordinated and aligned to deliver the best outcomes for Canterbury and New 

Zealand.   

8.2 Preparation of the Blueprint was tendered on 10 April 2012.  The successful 

tenderer, a consortium led by Boffa Miskell, Warren & Mahoney, and RCP 

was tasked with its delivery on 9 May 2012. 

8.3 A number of the Anchor Projects had already been identified in the draft 

Recovery Plan for the CBD that was prepared by the Council and the 

Request for Proposal for the Blueprint development.  Included in the 

Request for Proposal were: 

(a) major civic infrastructure projects, such as a convention centre and 

stadium; 

(b) key areas within the Central City, such as the Avon River Park and 

Cathedral Square; and  

(c) government projects, such as the health precinct, and the shared 

emergency services facility. 

The Request for Proposal challenged the Blueprint team with the task of 

identifying the best location for these projects as well as the basic 

characteristics of these projects.   

8.4 The Blueprint Team, comprising experts from the consortium partners, 

developed the Blueprint by employing a number of techniques and a 

process that collectively was referred to as the "design approach".    

8.5 As part of the design approach a number of objectives were identified for 

the Blueprint, and of particular relevance to the siting of the Anchor Projects 

were three strategic objectives to: 

(a) catalyse other developments around them; 

(b) optimise their contribution to recovery by considering them all 

together; and 

(c) regenerate and improve the city form by addressing pre-existing 

issues. 
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8.6 Site selection for the Anchor Projects involved a seven step process to 

arrive at the preferred location option with the objectives of catalysation, 

optimisation and regeneration in mind. The process is outlined as follows: 

(a) Defining Functional briefs 

Understanding the functional needs, site areas and interrelationships was 

essential to the siting of Anchor Projects.  These briefs were prepared early 

in the process and continued to evolve in detail.  These involved 

discussions with facility stakeholders. 

(b) Analysing the Context 

The city has an underlying form and function that was examined and drawn 

out to provide direction to Anchor Project site selection and the overall 

Blueprint form. 

(c) Assessing against Siting Criteria 

To assess the relative merits of the Anchor Project site options, site 

selection criteria were developed by the Blueprint team.  These criteria 

incorporate the objectives referred to above as well as good city making 

principles tying back to the criteria established in Volume 1 (Green, 

Distinctive, Accessible, and Compact City) of the draft Recovery Plan 

developed by the Council through the "Share an Idea" consultation process.  

The site selection criteria are set out in Attachment 1. 

(d) Mapping Inter-relationships 

Each of the Anchor Project’s proximity and associated relationships with 

other Anchor Projects or city features and facilities was mapped through a 

workshop process taking into account facility stakeholder feedback 

concerning co-location requirements.   

(e) Siting Strategy Testing 

An initial siting strategy workshop briefed the whole team on the needs of 

each Anchor Project brief and then progressed to separate Anchor Project 

teams who developed their own siting options plans.  The resultant plans 

were compared and discussed as a group at a high level relative to the 

siting criteria. 
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(f) Refinement and Review 

From the siting workshop the preferred strategy was identified (e.g. 

amenity-related Anchor Projects near to the river or touching onto key 

public spaces, with Sports and Health Precincts at the edge).  The siting 

options that fit this strategy and the other city elements required to make 

this successful were refined and tested with the advantages and 

disadvantages of the different options being considered. 

(g) Decision-making 

Based on the above information the Blueprint Team, through discussions 

with the CCDU, considered the options of each Anchor Project team and 

made a final decision on the siting of each Anchor Project.   

9. SELECTION OF ANCHOR PROJECT LOCATION AND THE 

ALTERNATIVE LOCATIONS CONSIDERED 

9.1 The location benefits for each of the Anchor Projects and the reason why 

other location options were discounted are summarised below. 

Convention Centre Precinct 

9.2 The benefits of the Convention Centre location are that it: 

(a) Provides an attractive north-facing, sunny ground-floor amenity 

setting with the Anchor Project of Papa o Ōtākaro/Avon River Park. 

(b) Connects to The Square Anchor Project and lends a civic facility 

point to this public space – its ground-floor activities will benefit The 

Square edge activation and events in the centre can contribute to 

public life in the open space. 

(c) Provides for large event expansion temporarily to Victoria Square 

and opportunities for cultural welcome as Atea space. 

(d) Generates public space activation through its ground-level uses and 

provides a setting for public functions and events. 

(e) Generates opportunities for hotels and other visitor facilities in high-

quality amenity location of river frontage. 

(f) Attracts large numbers of people back to the central area. 
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(g) Supports re-establishment of the Oxford Terrace food and beverage 

strip. 

(h) Makes a part of the central area reasonably complete again with the 

adjacent Victoria Square and Papa o Ōtākaro / Avon River Park 

once redeveloped. 

(i) Generates an architectural opportunity on axis through Victoria 

Square. 

9.3 In terms of alternatives for the Convention Centre other locations were 

considered.  These included:  

(a) Diagonally opposite on the Armagh and Colombo Street corner 

facing the river to the north;  

(b) At the site of the current town hall; and  

(c) At the top of the east frame.   

9.4 The alternatives considered: 

(a) were less well-located to ‘sell’ the centre as a venue given the lower 

quality existing amenity in these other locations; and 

(b) did not provide an opportunity to contribute positively to both The 

Square and the river side concurrently. 

9.5 The opportunity for some events to utilise multiple venues was also 

considered and the selected option enables this to occur with the 

Performing Arts Anchor Project. 

Stadium (incorporating Spectator Events Facility) 

9.6 The benefits of the Stadium location are that: 

(a) It provides a venue for local, regional and international sports events 

as well as concerts and other large fixtures close to the central area. 

(b) It provides for Pöwhiri in the East Frame and is on axis to the Bridge 

of Remembrance that forms a wharoa along Cashel Street, 

signifying a wero/challenge from past warriors to modern-day 

gladiators. 
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(c) Its scale to the city is tempered by the east arm of the Frame and 

this also provides a setting for pre and post event assembly and 

subsidiary functions. 

(d) It is a walkable distance from the city via Cashel Street and High 

Street and so has the ability to stimulate support facilities such as 

retail food and beverage in the surrounding area. 

(e) It is near the public transport route and Bus Interchange Anchor 

Project. 

(f) It is near to arterial transport routes. 

9.7 In terms of alternatives for the Stadium other locations were considered.  

These included:  

(a) the block immediately south of the South Frame (Durham to 

Colombo Streets);  

(b) the site of the Metro Sports Anchor Project; and  

(c) inside the East Frame bounded by Lichfield, Hereford, Madras and 

Manchester Streets.   

9.8 However: 

(a) locations closer to the Central City were considered to be less 

satisfactory given the scale of the Stadium building; 

(b) locations more distant were considered less satisfactory as not as 

walkable from the Core for stimulating before and after event 

activities; and 

(c) locations south of the Frame were more expensive given land costs 

and displacement of functioning buildings.   

9.9 The alternative locations were also less well-located to link people back into 

the Central City via an interesting quarter at High Street which could benefit 

from regeneration with the Stadium in operation nearby. 

Central Library  

9.10 The benefits of the Central Library location are that it: 
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(a) Fronts to civic open space and heart of the city Core as an important 

community amenity. 

(b) Provides for day and evening active and public uses on the edge of 

the public space. 

(c) Contributes a large number of people movements into The Square 

to help activate it. 

(d) Is a lower level structure and so allows for good levels of sunlight 

access to The Square. 

(e) Provides for passive surveillance of public space. 

(f) Utilises parking in Convention Centre nearby. 

9.11 The alternative sites for the Central Library are all in similar locations – 

around The Square.  Another alternative was to leave the Library on its 

current site, but this required an alternative site for the Convention Centre.  

The other sites around The Square had issues with size to accommodate 

the Library, or proximity to car parking. 

The Frame (North and East, and South) 

9.12 The benefits of the North and East Frame and the South Frame locations 

are that they: 

(a) Constrain the physical extent of surplus developable land within the 

central area. 

(b) Reflect the historical town reserve concept. 

(c) Add visual and open space amenity to the east of the Core and so 

improves development potential and value proposition for 

redevelopment on this side of the city. 

(d) Reduce the need for District Plan rules to control development 

which would otherwise be required to address the issue of phasing 

of development and land supply. 

(e) Attract people back into the Central City to utilise the amenity of the 

Frame (walking/cycling, plan, informal recreation and family life) 

which benefits the sense of the Central City being ‘open again’. 
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(f) Improve legibility and orientation within the Central City by creating 

a three dimensional (trees) and open space area across the grid – 

you know when you are passing in and out of the city Core. 

(g) Form a buffer to larger scale Anchor Projects such as the Stadium. 

(h) Provide an alternative walking and cycling network linking to the 

Papa o Ōtakāro / Avon River Park and Hagley Park. 

(i) Open up views to the Port Hills which contribute to the sense of the 

place and orientation. 

(j) Establish a Core with a distinctive difference to the light industry 

east/south and future mixed-use. 

9.13 Different widths for the Frame were considered.  The width needed to be 

sufficient to register as a spatial element that defined the city centre and 

captured enough of the oversupply of commercial land.  Narrower strips 

were unable to achieve the spatial definition and supply reduction 

principles.  The width also needed to be reasonably realisable in its scale 

and not be so wide as to cut off the east or south areas from the city centre.   

9.14 The East Frame footprint also aimed to avoid being located on residential 

land further to the east and areas where there are a larger number of 

existing occupied residential buildings.   

9.15 The South Frame included similar considerations to the East Frame in 

terms of extent.  However, there are more existing buildings and 

businesses in operation here that can adapt to an urban campus-style 

location and re-use.  The width is sufficient to provide a venue for campus 

forms of development that can stimulate activity between larger institutional 

activities including the extension of the Health Precinct.  Existing activities 

are expected to vacate and be replaced over time.   

9.16 Parkland was also considered as an alternative to generate the southern 

arm of the Frame. However, the value of the land and the potential to 

stimulate an area close to the Central City as an attractive location for large 

concentrations of people from young students to senior professionals was 

seen as more beneficial and in line with the design principles.   

9.17 The benefits of linking and spatial definition of the central Core are retained 

with the South Frame as proposed, containing a form of development. 
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Metro Sports Facility 

9.18 The benefits of the Metro Sports Facility location are that: 

(a) It provides a venue for local, regional and international aquatic and 

court sports events at walkable distance to the Core. 

(b) It provides for Pöwhiri in the South Frame. 

(c) Its scale to the city is tempered by the south arm of the Frame. 

(d) It is close to Hagley Park and the South Frame urban campus open 

space for extended range sports events from the pool venue. 

(e) It is close to the Christchurch Public Hospital and Hagley High 

School for accessible use. 

(f) It is on a public transport route and easily accessed by people 

travelling in from suburban locations. 

(g) It is near to arterial transport routes. 

9.19 In terms of alternatives for the Metro Sports facility site other locations in 

this vicinity were considered.  These included: 

(a) blocks immediately south of South Frame:  

(i) Durham to Colombo Streets; and  

(ii) the block adjacent to the preferred site - Antigua to Montreal 

Streets; and 

(b) an option at the top of the East Frame was also considered.  

9.20 Alternative locations: 

(a) closer to the Core were considered to be less satisfactory given the 

scale of the buildings; 

(b) more distant were considered to be less satisfactory as not walkable 

from the core for stimulating before/after event activities; and   

(c) to the east were considered less well placed relative to the 

requirements for proximity to a large recreational open space – e.g. 

Hagley Park.     
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9.21 The disconnection of the swimming pool from indoor courts for any of the 

options to generate other alternative sites requiring less space or to replace 

the former Centennial Pool facility, as in option (b) above, was considered 

as counter to the brief.  

Bus Interchange 

9.22 The benefits of the Bus Interchange location are that it: 

(a) Is within the Slow Core (as defined in An Accessible City) which is 

designed to be pedestrian and cycle-friendly so places passengers 

in a safe environment. 

(b) Is located on the central north - south spine of Colombo and 

therefore in a central location. 

(c) Provides easy walking access to the Retail Precinct and other 

Central City amenities. 

(d) Provides a strong connection with other Anchor Projects such as the 

Stadium.  

9.23 Different locations were considered. Also considered was having no central 

interchange but a ring system with several bus stops. A central interchange 

was chosen because it centralised the operating facilities and provided a 

more legible system for passenger boarding and disembarking.  The size of 

the interchange has been decided following further design work and 

confirmation of the operational requirements. 

9.24 Overall, the alternatives considered were not assessed as being as suitable 

as the chosen location in combination with all other factors including the 

location of other Anchor Projects. 

Performing Arts Precinct 

9.25 The benefits of the Performing Arts Precinct location are that: 

(a) Its location at the Avon River edge to the north of The Square 

generates interaction optimisation with existing Isaac Theatre Royal. 

(b) Its location adjacent to Victoria Square provides opportunity for 

Pöwhiri in the space. 
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(c) Its location near the Convention Centre enables optimisation and 

sharing of event spaces and parking. 

(d) It generates civic presence with Convention Centre to the area north 

of The Square which assists the legibility of the core. 

(e) A site facing north edge of river provides opportunities for 

architectural expression and city identity. 

(f) It can contribute to the public space amenity of the river edge. 

(g) It is near public transport routes. 

(h) It is near to arterial transport routes. 

(i) It is walkable to the other core Anchor Projects and within the area 

for hotels and food and beverage facilities. 

9.26 In terms of alternative sites for the Performing Arts Precinct other locations 

in the Central City were considered including:  

(a) retaining and developing the existing Town Hall site;  

(b) opposite on the Armagh and Colombo Street corner facing the river 

to the north;  

(c) in the block immediately adjacent to the Christchurch Art Gallery; 

and  

(d) opposite the Isaac Theatre Royal and facing The Square in the 

blocks between Gloucester and Worcester Streets.   

9.27 Locations closer to The Square were considered to be less satisfactory 

given the scale of future buildings to be established within the Performing 

Arts Precinct.  Locations more distant were also considered less 

satisfactory given they are a less walkable distance from within the Core for 

stimulating before and after event activities.  Retaining the existing Town 

Hall building and location was not favoured because from the Crown’s 

perspective it was not a cost effective option.   

Justice and Emergency Services  

9.28 The benefits of the Justice and Emergency Services Anchor Project 

location are that it: 
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(a) Provides the required co-siting of all of the justice and emergency 

services. 

(b) Locates the large number of employees in walking distance of Core 

facilities and the associated amenity this provides. 

(c) Generates opportunities for commercial development nearby and to 

the north to fill in towards The Square. 

(d) Provides ready access to the arterial road network for emergency 

vehicles. 

(e) Is on public transport routes. 

(f) Provides sufficient separation from non-compatible uses. 

(g) Is near to the Christchurch Public Hospital to recognise the 

relationship with emergency health services. 

9.29 In terms of alternatives for the Justice and Emergency Services facility 

other locations in this vicinity were considered including:  

(a) Cambridge Terrace opposite the Bridge of Remembrance (block 

bounded by Hereford and Cashel Streets);  

(b) immediately north of the preferred site (block bounded by Lichfield 

and Cashel Streets); and  

(c) the block to the east between Lichfield, Tuam, Manchester and 

Colombo Streets (site of the Bus Interchange).   

9.30 Locations more distant from the Core were considered less satisfactory as 

they did not provide for the many employees’ amenity to such an extent as 

well as the selected site.  The opportunity to catalyse development in the 

Core from complementary uses to the Justice and Emergency Services 

Anchor Project would be lost from more distant locations.  Sites on the 

opposite side of the river were less well located for access to main transport 

routes and the need for emergency vehicle use.  The sites further from the 

Christchurch Public Hospital were also less favoured given the desired 

relationship with emergency services. 
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Residential (Demonstration) Project 

9.31 The benefits of the Residential (Demonstration) Project’s location are that it: 

(a) Provides a number of residential units that will add to the housing 

stock in the Central City. 

(b) Assists in filling gaps in urban fabric. 

(c) Is adjacent to open space within the East Frame to take advantage 

of visual and recreation amenity, and so improve value and 

development interest. 

9.32 In terms of alternative methods, multiple medium density types were 

considered.  The density types selected provide a range and scale which is 

considered to be appropriate to the city context.  Alternative locations were 

considered, being on the west side of the East Frame in the Manchester 

Street area which would have seen further development of the East Frame 

edge.  The intention at the time was to allow for the East Frame’s 

developed design process to determine the extent and type of residential 

use on the East Frame.  

Looking at the Anchor Projects Collectively 

9.33 The Blueprint design team recognised early on that the Anchor Projects not 

only had to be sited to work for their various functions, amenity benefits, 

contexts and ‘zone of influence’ as catalyst’s for investment, they also had 

interrelationships between themselves.  

9.34 A site selection criteria identified at the outset of the site selection process 

is "Interaction Optimisation" which recognises the benefits of a collective 

approach to siting as opposed to an ad hoc or incremental siting approach.  

9.35 The locations of the Anchor Projects were thus considered collectively and 

changing the location of one anchor would often occasion the need to 

relocate others.  As described previously in my evidence there were some 

anchors that fitted on other Anchor Project site options and a decision had 

to be made about which suited which site best.    
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9.36 A map of the Central City showing all the Anchor Projects and Precincts is 

at Attachment 2 (please note that not all the Anchor Project or Precincts 

shown on the map are designated). 

 

 

Marc Nicholas Baily  

26 January 2015  
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Attachment 1: Site Selection Criteria 
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Attachment 2: Christchurch Central: Anchor Projects and Precincts 
 


