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1. INTRODUCTION 

1.1 My full name is Donald John Miskell. I am the General Manager, Design and 

Planning of the Christchurch Central Development Unit (“CCDU”) of the 

Canterbury Earthquake Recovery Authority ("CERA"). I have been in that 

position since the second half of 2012, first as a contractor and then as a full 

time public servant from March, 2013.  

1.2 I am a Fellow of the New Zealand Institute of Landscape Architects. I was 

employed by Boffa Miskell Limited from 1977 to 2013, and was a partner / 

shareholder from 1980. Over the years I served as a Director, Chair and 

Managing Director of the firm. I left in 2013 to join CERA. 

1.3 I hold a Bachelor of Horticultural Science from Massey University (1974) and 

a Post Graduate Diploma in Landscape Architecture from Lincoln College 

(1978).  

1.4 Much of my work at Boffa Miskell involved participation in multidisciplinary 

teams on complex development projects. These projects often required the 

preparation and presentation of expert evidence before Council Hearing 

Panels and the Environment Court. 

1.5 In 2012, while I was employed by Boffa Miskell, I jointly led the international 

multidisciplinary consortium which worked with CCDU, Christchurch City 

Council ("CCC") and Ngāi Tahu to develop the “100 day Blueprint” which 

forms part of the Christchurch Central Recovery Plan ("CCRP"). The 

expertise of the people involved in the preparation of the Blueprint and the 

Recovery Plan included Te Rūnanga o Ngāi Tahu cultural history and values, 

economics, public policy, urban design, architecture, landscape architecture, 

investment banking, project management, quantity surveying, structural 

engineering, geotechnical engineering, resource management planning, GIS, 

law, financial analysis and property development and investment. The 

Blueprint concerned the area bound by the Five Avenues. 

1.6 After the CCRP and the Blueprint were released at the end of July 2012, I 

was contracted by CCDU to assist with the communication of the intent, 

scope and vision of the Blueprint and the scope of the Anchor Projects at a 

series of public meetings. 

1.7 Since then, I have led a small team of architects, urban designers, landscape 

architects and urban planners at CCDU, mainly providing urban design and 
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urban planning support to the CCDU Delivery and Development Services 

Programmes, i.e. the Anchor Projects, An Accessible City and A Liveable 

City. 

1.8 My position as General Manager, Design and Planning provides me with an 

overview of Central City issues and recovery, and enables me to provide 

evidence, at a high level, on the importance of the Central City and its 

recovery as set out in the scope below.  

2. CODE OF CONDUCT 

2.1 Substantial parts of the evidence that I will give are factual.  However, I also 

express views and comment about the outcome sought for the recovery of 

the Central City, and on the ways in which those outcomes should best be 

expressed and facilitated through the Christchurch Replacement District Plan 

("Replacement Plan").  To the extent that I make those comments and 

express those views, I do so based on my experience in leading the 

multidisciplinary consortium which worked on setting strategies and 

outcomes for Central City recovery as described above, and my ongoing role 

in managing Central City issues and recovery through CCDU. 

2.2 In relation to the views I express in my evidence:  

(a) I can confirm that I have read the code of conduct for expert witnesses 

as contained in the Environment Court’s practice note (which will take 

effect from 1 December 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.   

(b) 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 my evidence. 

(c) Unless stated otherwise, this evidence is within my knowledge and 

sphere of expertise.  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 by the Crown (through CERA) to provide evidence in 

relation to aspects of the recovery of the Central City from the Canterbury 

earthquakes and the need for the Replacement Plan , particularly the 
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provisions of Proposal 3 (Strategic Directions) to provide for the recovery of 

the Central City.  For the purposes of my evidence, the Central City is 

defined as the area bounded by Bealey, Fitzgerald, Moorhouse, Deans and 

Harper Avenues. 

3.2 The structure and scope of my evidence is set out as follows: 

(a) Importance of the Central City. 

(b) Impact of the Canterbury earthquakes on the Central City. 

(c) Broad outcomes sought in relation to Central City recovery. 

(d) Recovery Progress. 

(e) The outcomes sought by the Crown for the Replacement Plan, 

particularly Strategic Directions. 

4. EXECUTIVE SUMMARY 

4.1 The Central City played a very significant role in the cultural, economic and 

social life of Christchurch city and the region prior to the Canterbury 

earthquakes. 

4.2 The Canterbury earthquakes caused widespread permanent damage to the 

Central City, particularly to office and commercial buildings, dislocating 

workers businesses, visitors, residents, students and worshippers. 

4.3 However, the Canterbury earthquakes present a unique opportunity to 

reimagine the Central City, to set up a framework for a more prosperous, 

attractive and sustainable city centre to better meet the future needs of the 

community. 

4.4 There is evidence of recovery progress in the Central City.  However, the 

Replacement Plan, including the Strategic Directions proposal, needs to 

provide clearer directions and outcomes to better enable recovery and 

support the rebuild of the Central City following the Canterbury earthquakes. 

5. IMPORTANCE OF THE CENTRAL CITY 

5.1 The Greater Christchurch Urban Development Strategy identified the central 

business district ("CBD") of Christchurch as the main cultural, economic and 

social hub for Greater Christchurch and the South Island. 
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5.2 The principle of pre-eminence for the Central City similarly underpinned the 

Blueprint and underpins the CCRP. 

5.3 The Central City is an important place for: 

(a) The exchange of goods, services and ideas; 

(b) The clustering of businesses and jobs for specialist knowledge workers; 

(c) Inner city living; 

(d) Inner city shopping; 

(e) Entertainment and leisure; 

(f) Recreation and sport; 

(g) Tourists and visitors; and  

(h) Education. 

5.4 The Central City played a very significant role in the cultural, economic and 

social life of the city and region prior to the earthquakes. 

(a) Activities inside the five avenues were estimated to have directly 

contributed around 20% of the economic production of the whole of 

Canterbury, to the year March, 2010. 

(b) Professional services, health services and government administration 

made up approximately 70% of the inner city production, underlying the 

importance of attracting these particular activities and their specialist 

knowledge workers to the Central City to help underpin a vibrant city 

core. 

(c) The contribution of retail and hospitality activities to the Central City 

economy prior to the earthquakes was relatively modest – with retail 

activity comprising 5.6% of the Central City economic activity. The 

hospitality industry (accommodation, bars and restaurants) was even 

more modest at 2.9% of the Central City economy. 

(d) The main cricket and rugby venue for Christchurch and Canterbury was 

outside the city centre, at what was known previously as Lancaster 

Park and more recently as AMI Stadium. 
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(e) Hagley Park supports golf, croquet, tennis, netball, rugby, cricket, 

softball, touch, a model boat lake and informal passive and active 

recreation as well as large civic events. 

(f) The botanic gardens attracted large numbers of visitors and residents 

to enjoy the gardens, playgrounds and open spaces. 

(g) A number of important civic and cultural facilities either remain, or were 

previously located in the Central City including the Museum, the Arts 

Centre, the Christchurch Art Gallery, the Court Theatre, the Town Hall 

and the Music Centre. 

(h) Central City tertiary education facilities include CPIT and the Otago 

Medical School at Christchurch Hospital. Two primary schools and 

three secondary schools are also located within the Central City. 

(i) Prior to the earthquakes an estimated 51,400 workers were employed 

in the Central City across a range of sectors. These workers were 

predominantly located in the Central City zone, Central City Edge Zone 

and the Business Zone, which together totalled approximately 160ha. 

(j) Data from Statistics New Zealand indicates that the residential 

population within the Central City in 2010 was in the order of 8,300 

people in approximately 3,500 households and predominantly located 

within four living zones totalling 101ha. This figure is 2% of the total 

residential population of Christchurch. 

(k) Prior to the quakes, the Central City supported the visitor economy by 

accounting for 100% of the 5 and 4.5 star hotels (500 rooms) in the city 

and just over 60% of the city-wide 3 – 4 star hotels (1367 inner city 

hotel rooms). 

(l) Approximately 25% of the Central City (excluding Hagley Park) was 

given over to the transport network.  The roads which make up the 

network are set out in the characteristic grid layout. This network 

provided access to businesses, cultural, hospitality, tourism, leisure and 

recreation facilities and the residences of the Central City. 

5.5 Successful cities around the world show that agglomeration and co-location 

of like businesses in dense urban environments promote collaboration and 

healthy competition which in turn leads to higher quality jobs, higher 

productivity and further growth. 
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5.6 Attractive environments help increase the numbers of visitors, students, 

residents and workers in central cities which in turn help grow and support 

vibrant inner city retail, hospitality, entertainment and education offerings.  

Accordingly, a vibrant Central City is essential to the future success of wider 

Christchurch and the Canterbury region. 

6. IMPACT OF THE CANTERBURY EARTHQUAKES ON THE CENTRAL 

CITY 

6.1 This section of my evidence summarises key aspects of the impact from the 

damage to the Central City following the major earthquakes of September 

2010, February 2011 and the aftershocks including 13 June 2011. 

The physical effects of damage in the Central City 

6.2 Following the 22 February 2011 earthquake, a state of national emergency 

was declared and a cordon was established around the Central City. The 

extent of the cordon gradually reduced in size and the last of the cordons 

were lifted on 30 June 2013, some 859 days after the February 2011 quake. 

6.3 The damage in the Central City which followed the quakes and the 

consequent establishment of the cordon resulted in the dislocation of 

workers, businesses, visitors, residents, students and worshippers. 

Office buildings 

6.4 Approximately 70% of the office buildings in the CBD were permanently 

damaged. Of the 820 commercial buildings in the Central City, approximately 

600 have now been demolished. As a result, businesses  relocated to 

suburban centres and office parks and the quantity of CBD tenanted office 

space reduced significantly.   The evidence of Mr Ogg discusses the impacts 

of the earthquakes on office buildings in greater detail.   

Residential population 

6.5 The residential population was reduced from an estimated 8,300 in 

September 2010 to 4,900 at the March 2013 Census. 
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Hotels  

6.6 All Central City hotels suffered damage. 1413 hotel rooms were damaged 

and a number of these have not yet re-opened and are awaiting decisions by 

their owners and/or insurers.1 

Civic infrastructure 

6.7 The Convention Centre and the Environment Canterbury building have been 

demolished. The main car park buildings, the Arts Centre and the Town Hall 

were all substantially damaged, as were the Police Station, Fire Station and 

the St John's Ambulance Station.  

Horizontal infrastructure 

6.8 I am advised by the CCDU Horizontal Infrastructure team that there was 

significant earthquake damage to the Central City's horizontal infrastructure 

assets. 

6.9 The Central City damage included approximately 34km of waste water 

pipelines and 9 associated pump stations; approximately 79km of both the 

water supply network and the storm water network; 71km of roading; 4 foot 

bridges and 18 road bridges. 

From disaster to opportunity 

6.10 A positive effect of the widespread damage to the Central City is that it 

provides a unique opportunity to reimagine the Central City, to address some 

of its pre-earthquake shortcomings, to build back better, and to set up a 

framework for a more prosperous, attractive and sustainable city centre to 

better meet the future needs of the community. 

7. BROAD OUTCOMES SOUGHT IN RELATION TO CENTRAL CITY 

RECOVERY 

7.1 This section of my evidence outlines the broad outcomes sought in relation to 

the recovery of the Central City from the Canterbury earthquakes.  It includes 

a brief outline of the pre-earthquake Central City challenges and the lessons 

learned from recent recovery experiences of other cities which helped to 

guide and inform the Central City blueprint vision and the CCRP. 

                                                
1
 For example, Rydges in Oxford Street, the Heritage Hotel and the Millennium Hotel. 
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The Opportunity 

7.2 Out of extraordinary tragedy and loss, the Central City has gained a unique 

opportunity to develop and implement a comprehensive coordinated urban 

redevelopment plan to address some of the challenges faced by the Central 

City prior to the quakes, to apply the lessons learned from recent recovery 

experiences of other cities and to bring to life a vision informed by “Share an 

idea” and articulated in the Blueprint and the CCRP: 

(a) A distinctive and high quality environment – the built city; 

(b) A vibrant, innovative and prosperous place – the enterprise city; 

(c) A safe, liveable, accessible, welcoming, people focussed place – the 

people’s city. 

Pre-earthquake Central City challenges 

7.3 Pre-earthquake there were a number of challenges in the Central City which 

diluted the economic and social vibrancy of the Christchurch CBD. The  

challenges included: 

(a) in common with many cities around the world, as Christchurch’s 

suburban areas expanded and satellite centres (including retail malls) 

grew, there was a reduction in demand for inner-city business and retail 

space. This resulted in the inefficient use of real estate, underachieving 

investments in existing building stock and depressed demand for new 

buildings; 

(b) the extent of the CBD that had been used for business activities had 

become too spread out and too large relative to the city’s population 

and the number of employees and businesses located in the central 

area. As a result parts of the Central City lacked activity and vibrancy; 

(c) there was a relatively low level of the Christchurch residential 

population living in the Central City, i.e. 2% compared to 4.5% in 

Auckland and 5% in Wellington. This compounded the variable or 

depressed demand for Central City goods and services. 

International lessons learned 

7.4 Lessons from recovery efforts of other cities who have suffered natural and 

human disasters include: 
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(a) Cities which have a coordinated recovery plan and vision for where 

they are going, recover faster. 

(b) Building investor confidence enables cities to recover better and faster. 

(c) It is critical in the first three year window to provide effective leadership 

and to get the appropriate powers and planning framework in place to 

establish investor confidence and to build momentum for recovery. 

(d) Recovery works best when residents have opportunities to participate 

in decision making. 

The Outcomes Sought 

7.5 The outcomes for the Central City as informed by “Share an idea”, the 

Blueprint and the CCRP include: 

(a) A built city which is characterised by: 

(i) A mix of uses of the city’s built environment, reflecting the organic 

diversity of cities that have successfully developed over time; 

(ii) High quality public spaces, facilities and infrastructure; 

(iii) A Central City which is able to evolve over time in line with 

demand and the wishes of Christchurch people; 

(iv) A distinctive sense of place by which the emerging sense of 

creativity and innovation is encouraged and enabled. 

(b) An enterprise city which is characterised by: 

(i) A compact commercial core which enables people and 

businesses to exchange ideas, engage in commercial activity, 

increase productivity through facilitating access and connections 

between a range of complementary activities; 

(ii) An enabling investment and development environment prevails 

that is as commercially viable as any other Australasian cities. 

(c) The people’s city which is characterised by: 

(i) An accessible and liveable city used by people of all ages and 

abilities for a diverse range of activities day and night; 



 

BF\51983806\2 Page 11 

(ii) A range of living options within the central city that allows for a 

substantial and diverse residential population of 20,000; 

(iii) A local identity that reflects collective values and the past while 

embracing new opportunities. 

7.6 These three outcomes are illustrated in Annexure DJM1 of my evidence. 

8. RECOVERY PROGRESS 

8.1 This section of my evidence discusses progress of the Central City rebuild.  

Firstly, I will outline the common stages of disaster recovery and then I will 

describe recovery progress to date. 

 
Stages of disaster recovery 

8.2 Cities which suffer from natural or man-made disasters typically go through 

four common stages of recovery as illustrated in the diagram below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Central City Plan, Draft Central City Recovery Plan for Ministerial Approval, 

December 2011, Volume 1, Page 17 

Christchurch is about here in Central City Recovery 
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Emergency Response Phase 

8.3 Immediately following a disaster event, there is an emergency response 

phase, which involves search and rescue operations.  

Restoration 

8.4 After that, work on recovery through restoration of basic services begins. This 

phase includes making the built environment safe and clearing rubble and 

sites. It also involves assessments of building and infrastructure damage and 

the associated insurance processes. 

Reconstruction 

8.5 The next phase typically involves developing a master plan, building the 

confidence of the private sector and the community, attracting public and 

private sector investment, as a precursor to the commencement of 

reconstruction and restoration of major urban services. This phase generally 

overlaps with the previous response phase. 

Improvement 

8.6 The final phase is when the city goes beyond pre-disaster levels of activity, 

previous shortcomings are successfully addressed, and improvements to the 

city are implemented. 

8.7 In the case of the Central City, it is my opinion that Christchurch is in the 

restoration / reconstruction phase as indicated in the diagram above. 

Evidence of recovery progress 

8.8 Christchurch is now 28 months on from the release of the CCRP and 

Blueprint and 30 months on from the last magnitude 5 after-shock which 

occurred in May 2012. There is encouraging evidence that as a result of early 

public sector leadership and support, the private sector and the public sector 

are actively participating in the recovery process as was envisaged in the 

Blueprint vision. Evidence of this progress includes:  

(a) The completion of the first anchor project - the Cricket Oval in Hagley 

Park.  

(b) There is progress on the early anchor projects including the Avon River 

Precinct, the East Frame, the Earthquake Memorial, the Convention 
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Centre Precinct, the Bus Interchange and the Justice and Emergency 

Services Precinct. 

(c) A number of new office buildings are either planned or under 

construction along Cambridge Tce / Durham Street – west of and 

overlooking the Avon River Precinct. This indicates that the economic 

geography of the CBD has shifted one block to the west. 

(d) Ballantynes, an iconic Christchurch department store, has been up and 

running since October, 2011. It will be progressively joined by office 

and retail developments on four nearby sites within the retail precinct 

where construction work has started. 

(e) The ReStart Mall has been a very successful transitional initiative which 

reflects a new creative spirit emerging in Christchurch. This project has 

helped put Christchurch on the world’s tourism map. 

(f) The Enterprise Precinct and Innovation Campus (EPIC) has made an 

important contribution to the Innovation Precinct. It opened in 

November 2012 and is home to 19 businesses. 

(g) The new Strange's Building in the south eastern corner of the Retail 

Precinct is delivering on the vision for a distinctive retail precinct that 

includes vibrant courtyards and lanes.  The building has hospitality and 

retail on the ground floor and offices on the upper levels. 

(h) The redevelopment of the Arts Centre is bringing to life an important 

part of Christchurch’s built heritage and social history. Twenty-two of 

the twenty-three buildings in the complex are being progressively 

restored. The full restoration project is due for completion in 2019 at an 

estimated cost of $290 million. 

(i) Two private sector anchor tenants have committed to the Innovation 

Precinct – Vodafone and Kathmandu. Other potential developments in 

this precinct are in the pipeline. 

(j) There is credible investor and developer interest in the East Frame 

Residential Project.  CCDU is currently evaluating four short listed 

proposals as part of a developer procurement process. Ultimately this 

development will help increase the current inner city residential 

population by up to 50% from the time of the 2013 Census (4900). 
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(k) Resource consent has been granted for the development of the Music 

Centre in the Performing Arts Precinct. 

(l) Inner city hotels have reopened for business including The George, 

Novotel; Heritage; Ibis; Rydges Latimer; Hotel Montreal and the 

Rendezvous. 

(m) There are approved Outline Development Plans over the majority of the 

Retail Precinct land. 

(n) Canterbury University, the University of Otago, CPIT and the CDHB are 

working together in the Health Precinct to investigate the establishment 

of a world class healthcare research, education and innovation facility. 

(o) Planning is progressing for the acquisition and development of an 

attractive, safe and accessible public realm in the South Frame. 

(p) The Isaac Theatre Royal has reopened after a substantial restoration 

programme. 

(q) Completed Central City horizontal infrastructure works include: 

(i) Waste water network – 89%. 

(ii) Waste water network and pump stations – 95%. 

(iii) Water supply network – 30%. 

(iv) Storm water network – 88%. 

(v) Roads – 37%. 

(vi) Footbridges – 67%. 

(vii) Road bridges – 42%. 

9. REPLACEMENT PLAN – CROWN OUTCOMES 

9.1 I have been requested to comment, based on my experience in Central City 

recovery, on which of the broad outcomes sought by the Crown I consider 

appropriate and desirable to support the recovery of the Central City.   

9.2 I have read the evidence of Mr Marius Ogg, who comments on the principal 

outcomes sought by the Crown (as summarised on pages 11 and 12 of the 

Crown's submission) which are appropriate for the recovery of the 

commercial and industrial sector.  I consider that the principal outcomes that 
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Mr Ogg identifies are also appropriate for the recovery for the Central City 

particularly for commercial activities.  In summary, I agree that the broad 

outcomes of enabling economic prosperity, using infrastructure efficiently and 

effectively, revitalising damaged areas and providing strategic direction are 

desirable outcomes that should be identified and promoted in the Strategic 

Direction proposal.  I also agree that an appropriate outcome to support and 

lubricate the rebuild of the Central City, is to reduce prescriptive regulations 

and provide for a simplified and streamlined consenting process that can be 

achieved in a timely and cost effective manner. 

9.3 In addition, I consider that the principal outcome in the Crown's submission 

(page 11) which seeks to enable the rebuilding of community facilities is also 

appropriate for the recovery of the Central City, as the intended location for a 

wide range of community facilities.  I have read the evidence of Ms Michelle 

Mitchell and agree with her views that successful recovery of social and 

cultural infrastructure and wellbeing will be achieved by more enabling district 

plan provisions for a wide range of community facilities that meet the needs 

of the community, and more enabling district plan provisions to allow for co-

location and mixed-use facilities. 

9.4 Finally, I also consider that the principal outcome in the Crown's submission 

which seeks to increase housing supply is appropriate for the recovery of the 

Central City.  An increase in the numbers of Central City residences and 

residents will assist to grow and support a vibrant inner city.  To this end, it is 

appropriate for the Strategic Directions to provide greater opportunity for 

intensification, enable the redevelopment of existing urban areas, and enable 

a range of residential typologies. 

10. SUMMARY AND CONCLUSION 

10.1 Out of the extra-ordinary tragedy and loss, the Central City has gained a 

unique opportunity to develop and implement a comprehensive coordinated 

urban redevelopment plan to address the challenges faced by pre-

earthquake Christchurch, to apply the lessons learned from recovery 

experiences of other cities and to bring to life a new vision for a sustainable 

and prosperous 21st century central city. 

10.2 To achieve recovery it is important to: 

(a) Provide clear strategic direction;  
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(b) Significantly increase inner city housing supply; 

(c) Create and maintain an enabling investment and development 

environment; 

(d) Rebuild important community and civic facilities; 

(e) Attract specialist knowledge businesses and their workers back into the 

city centre; and  

(f) Enable further schools and tertiary institutions to establish in the 

Central City. 

 
 
 

 
________________________ 
Donald John Miskell 
25 November 2014 
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Appendix DJM1 – Christchurch Central Objectives and Outcomes 
 

 


