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1.0  INTRODUCTION 

1.1 Qualifications and experience 

My name is Robert Charles Nixon. I am a Director with Planz Consultants Limited, a planning 
consultancy based in Christchurch. My qualifications and experience have been set out in previous 
appearances before the Hearings Panel. 

1.2 Abbreviations 

Christchurch Replacement District Plan    “pRDP” 

Church Property Trustees     “CPT” 

The Roman Catholic Bishop of the Diocese of Christchurch “the Catholic Diocese” 

Where referred to collectively, I refer to “the submitters”. 

1.3 Background and Context 
 

1.4 This evidence relates to the submissions on behalf of Church Property Trustees with respect to 
status of the Christ Church Cathedral, and the Roman Catholic Bishop of the Diocese of 
Christchurch with respect to the Cathedral of the Blessed Sacrament in terms of the policy 
rules and zoning framework of the Central City Zone (Chapter 13) as it affects these buildings 
and their sites. I note that much of this material has now been incorporated in other chapters, 
with the Central City provisions proposed to become part of Chapter 15. 

 
1.5 This evidence is closely related to submissions made with respect to the Historic Heritage 

Chapter (Chapter 9) covered in separate evidence to the heritage hearings under a general 
submission #3670, part submission #3610 relating to the Christ Church Cathedral, and part 
submission #3692 relating to the Cathedral of the Blessed Sacrament. To the extent that it is 
relevant, I rely on the expert evidence presented to those hearings on behalf of the 
submitters. I have also read the evidence of Mr Mark Stevenson, which was prepared on 
behalf of the Christchurch City Council with respect to submissions. 

 
1.6 The submissions on behalf of these two submitters on Chapter 13 were lodged under the 

same submission numbers as those made on Chapter 9 (Heritage). However being related to 
different chapters, they have been allocated separate hearings on a ‘chapter’ basis. 
Consequently, my evidence relating to those aspects of submission numbers #3610 and #3692 
concerning Chapter 13 have had to be prepared separately. 

For further clarification, those submission points under submission #3610 by Church Property 
Trustees (CPT) which relate to chapter 13 and this evidence are as follows: 

• request for addition of two new policies:  # 3610.11 and # 3610.12 
• request to schedule the Christ Church Cathedral: # 3610.15 and # 3610.17 
• request for addition of matters of discretion: # 3610.18. 

For further clarification, those submission points under submission #3692 by the Catholic 
Diocese which relate to chapter 13 and this evidence are as follows: 

• request for addition of two new policies:  # 3692.17 and #3692.18 
• request to schedule the Cathedral of the Blessed Sacrament: #3692.23 and #3692.24 
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• request for addition of matters of discretion: #3692.25 
• request to delete setting for the Cathedral of the Blessed Sacrament: #3692.26. 

 

1.7 I am also aware that a decision has now been made to hear submissions on ‘scheduling’ as 
sought in the submissions on Chapter 13 as part of the hearings on Chapter 6. However I have 
addressed the matters relating to policies, scheduling and the proposed matters of discretion 
together in this evidence so that the case remains coherent and to provide better context. 

2.0 EXECUTIVE SUMMARY 

2.1 Church Property Trustees and the Catholic Diocese have both sought that the sites of Christ 
Church Cathedral and the Cathedral of the Blessed Sacrament be given specific policy 
recognition, having regard to their cultural significance to the wider community of the city, 
their dominant location, and their significance and scale in terms of the recovery of the 
Central City. I consider that it is appropriate that explicit provision be made in Chapter 13 for 
future works undertaken on the site of Christ Church Cathedral ranging from reinstatement to 
a new Cathedral. 

 
2.2 I also consider it is appropriate that explicit provision to be made for future works undertaken 

on the site of the Cathedral of the Blessed Sacrament ranging from a new Cathedral 
incorporating the nave of the existing Cathedral, or an entirely new Cathedral. 

 
2.3 Such explicit recognition, in combination with scheduling and urban design criteria, will 

distinguish the significance of these two sites from the general business zonings of which they 
currently form part, and create a regulatory framework facilitating their recovery in a similar 
manner to anchor projects. In my opinion, the addition of site-specific policies and individual 
site identification through scheduling will provide an integrated planning framework in terms 
of the relevant chapters of the pRDP. I consider these amendments are necessary and 
complementary to those sought on Chapter 9 Historic Heritage. 

 
2.4 I consider that the importance and significance of Christ Church Cathedral and the site on 

which it is located is self-evident. Although in a less prominent location, the Cathedral of the 
Blessed Sacrament is a major cultural focal point and its status is already reflected through 
zoning and policy provisions in the Operative City Plan. 

 
2.5 Given the implications of the damage caused to these two cathedrals as a result of the 

Christchurch earthquakes, and the need to provide an appropriate planning framework for 
works ranging from reconstruction to completely new buildings, the incorporation of these 
two sites under general business zonings as proposed in the pRDP, with their focus on 
regulating commercial development, is in my opinion inappropriate. 

 
2.6 In the case of the Cathedral of the Blessed Sacrament, the effects of activities undertaken to 

stabilise the building within the Council’s proposed ‘setting’, and the intrusive nature of recent 
and future works within the setting, is such that the identification of the setting around the 
Cathedral is premature, and should be removed. Submissions on heritage listings and settings 
have been heard under Chapter 9 hearings, but I have included it here for completeness. 
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2.7 It is important that the planning framework for the Central City gives appropriate recognition 

to the future of the two cathedrals and their sites, and provide for reinstatement or 
replacement of Christ Church Cathedral, and the replacement of the Cathedral of the Blessed 
Sacrament thus facilitating the recovery of the city.  

3.0 CHRIST CHURCH CATHEDRAL  

3.1 Christ Church Cathedral at 100 Cathedral Square is proposed to be listed as a Group 1 building 
(Heritage item 106, Heritage setting 553) under the pRDP. The listing of this building and its 
setting has not been contested by CPT. The heritage setting applies to the whole of Cathedral 
Square and beyond, including the land owned by CPT immediately surrounding the Cathedral. 
 

3.2 The Cathedral is however subject to a notice under section 38 of the CER Act providing for its 
demolition given the severe damage suffered by the building and its potential hazard to 
safety. The proposed rules framework in chapter 9 of the pRDP provides for the demolition of 
the Cathedral 1. In recognition of the possibility of legal challenges to the notice or its possible 
expiry, the submission also seeks the ability for the Cathedral to be deconstructed as a 
controlled activity. 

 
3.3 As part of my evidence on Chapter 9 Historic Heritage, I appended a document entitled 

“Report on Facilitated Discussions with Engineers for Church Property Trustees and the Great 
Christ Church Buildings Trust on Engineering Options for Repair, Restoration or Replacement of 
Christ Church Cathedral” (the “Dean Report”). Facilitated by Miriam R. Dean, this records 
discussions and agreement reached between engineering experts representing the Church 
Property Trustees and the Great Christ Church Buildings Trust. At this point it is useful to 
reproduce the general summary of the engineers conclusions: 

• “The options outlined in the report are necessarily general because of the nature of the 
engineering design process and because engineering and design work already completed 
is sufficient for estimation and planning purposes. 

• Replacing the Cathedral presents no particular challenges from an engineering 
perspective. 

• A replacement Cathedral could be totally new or could include adaptation of parts of the 
existing building. To repair only or to restore only are not viable engineering options 
because they would not bring the Cathedral either in part or in whole up to 100% of the 
seismic requirements of the new building code. 

• What would be required is a combination of repair, restoration, reconstruction and 
seismic strengthening, an approach defined for this report as reinstatement. 

• The Cathedral can be largely reinstated to the extent that, for most people, it would be 
indistinguishable from the pre-earthquake building”2. 

 

3.4 At the time of preparing my evidence, I am aware that a final decision on whether the Christ 
Church Cathedral is to be replaced or reinstated will not be made until April 2016. The scale 
and extent of work required to the Cathedral is, as far as I am aware, of a magnitude 

                                                           
1 refer Chapter 9, Rule 9.3.3.2.1, permitted activity P 8 
2 Refer Facilitation Report, attached as appendix 3, page 5 
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considerably greater than the more limited ‘reconstruction’ work proposed for other CPT or 
Catholic Diocese churches, with the exception of the Cathedral of the Blessed Sacrament.  
 

3.5 The importance of this background is the potential resource consenting requirements that 
may be required for any of these options, which range from demolition (through a process of 
deconstruction) and replacement with a new Cathedral, through to full reinstatement. At this 
point I note that the uncontested evidence presented to the hearings panel on Historic 
Heritage on behalf of CPT by Mr John Hare and Mr David Doherr (structural engineering and 
quantity surveying respectively) has clearly established that a very substantial degree of 
deconstruction will be required even if the option of full reinstatement were ultimately 
decided upon. This in turn, depending on the decisions made on the activity listings and 
definitions in Chapter 9, may require consent as a noncomplying activity, which is a significant 
statutory barrier. Consent will be required for the construction of a new Cathedral in the 
heritage setting. 

 
3.6 With this background, I think it is appropriate that a policy framework be incorporated into 

the pRDP to provide guidance for any resource consent process involving either the 
reinstatement or replacement of the Cathedral, in the context of the importance of the city’s 
recovery. This should be accompanied by specific site identification in the form of scheduling, 
a technique used for churches in residential zones, and criteria to guide the construction of 
any new Cathedral in terms of urban design matters.  

 
3.7 The submission as lodged did not seek relief beyond the ability to construct a new Cathedral. 

There are potential uncertainties in terms of whether reinstatement of the existing Cathedral 
would be a permitted activity. A further submission from Dr Ian Lochhead and Dr Lynne 
Lochhead and Historic Places Canterbury (#FS 5011) has opposed submission #3610 in its 
entirety. In my opinion this provides clear scope to widen the relief sought to include the 
option of reinstatement of the existing Cathedral, as well as its replacement with a new 
Cathedral. 

 
3.8 The relief sought is for the addition of two new policies (with consequential renumbering of 

existing policies) as follows. In terms of amendments sought to the text through this 
submission, I consider it would benefit from the addition of the words “and to facilitate 
focussed, timely and expedited recovery” at the end of each proposed policy in order to make 
the wording of the two policies consistent with those sought for the Cathedral of the Blessed 
Sacrament. I acknowledge however that this is not specifically sought in the submissions. 

“Policy 13.2.1.1.6 

To recognise the special cultural, social, and spiritual significance of 100 Cathedral Square and 
provide for reinstatement of the existing Cathedral or the future construction of a new 
Cathedral to enable it to continue to serve the wider community of the city, and to facilitate 
focussed, timely and expedited recovery. 

Policy 13.14.5.1.1.2 

To provide either for the reinstatement of the existing Cathedral or the construction of a new 
Cathedral on 100 Cathedral Square, in recognition of its special and unique historic setting, the 
importance of its function in successfully meeting spiritual needs and ministry, and its 
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significance as a focal point for the city centre and the city as a whole, and to facilitate 
focussed, timely and expedited recovery.” 

3.9 The proposed placement of these policies is on the basis that the first policy relates to the 
general objective and policy framework of the Central City, and the second policy would 
logically be added to the section on Chapter 13 containing an objective and policies 
concerning scheduled activities in the Central City. 
 

3.10 Attached to my evidence as Appendix A is the full relief sought in the submission including the 
description to be entered into the schedule and proposed matters of control with respect to 
urban design matters which are suggested as being appropriate to the construction of a new 
Cathedral. 

 
3.11 The planning framework with its associated consenting requirements assumes particular 

significance given that CPT is not a commercial organisation, cannot raise money on the 
commercial market, and has a primary role of ministry, outreach, and social work. The 
shortfall beyond insurance for replacing the Cathedral with the new building is $23.38 million, 
and for full reconstruction to a pre-earthquake state, of $76.18 million. Mr Holley’s evidence 
to the Hearings Panel on Chapter 9 Historic Heritage addresses this issue in considerable 
detail3. Consent processing costs come directly from funding otherwise available for physically 
reinstating or replacing the Cathedral.  

 
3.12 Should a new Cathedral be constructed on the site, restricted discretionary activity consent 

will be required on the basis that it would be a new building in a heritage setting4. The 
Cathedral site is zoned as part of the Central City Business Zone. In this zone spiritual facilities 
are a permitted activity under rule P11.5 Additionally however, there are the rules applicable 
within the zone itself. 

 
3.13 Examples of rules that would appear to be applicable to a replacement Cathedral, or 

potentially any work involving reinstatement which did not fall within existing use rights, are 
as follows: 

• Rule 13.8.3.11 which sets a 28 m height limit, noting that the former Cathedral spire 
reached a height of 63 m; 

• Rule 13.8.3.1, a built form standard which would require the Cathedral to be built up to 
the street frontage of the Cathedral site itself, parts of which are well outside the 
footprint of the existing Cathedral; 

• Rule 13.8.3.3 relating to sunlight and outlook which applies a recession plane on the 
boundary of the square (land owned by the Council); 

• Rule 13.8.3.4, which requires a minimum number of floors; 
• Rule 13.8.3.5, flexibility in building design which requires a minimum floor height at 

ground floor level; 
• Rule 13.8.4.1  – design and appearance. 

                                                           
3 Refer evidence of Gavin Holley to Historic Heritage hearing on behalf of CPT, paragraph 39 
4 refer Chapter 9, Rule 9.3.3.2.3, restricted discretionary activity RD2 
5 refer Chapter 9, Rule 9.3.3.2.1, permitted activity P 11 
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Non-compliance with any of these rules will require consent as a restricted discretionary 
activity, except in the case of a breach of the height rule where an activity would become a 
fully discretionary. 

3.14 While I note that the reporting officer Mr Stevenson has indicated that certain rules do not 
apply upon restoration of heritage buildings6, these exemptions are relatively narrow in scope 
and primarily appear to address parking, which is not going to be relevant in the Central City 
Business Zone. These rules have been be promulgated to deal with the construction of 
commercial buildings in the Central City, and their potential application to the construction of 
a new or modified Cathedral would amount to putting a ‘saddle on a cow’. The only exception 
to this is a requirement for assessment with respect to design and appearance, where I 
consider that it is appropriate for the Council to have involvement in the design of any new 
Cathedral on the site. However as part of achieving this, controlled activity status would in my 
opinion be sufficient. 
 

3.15 In terms of reinstating the existing Cathedral, as stated earlier, the degree of deconstruction 
involved will be extensive. The definition of ‘demolition’ as proposed by the Council in Chapter 
9 means in relation to a heritage item, “permanent destruction or deconstruction in whole or a 
substantial part of a heritage item which results in the complete or significant loss of heritage 
form and fabric”.7 The proposed addition of the word ‘permanent’ may not be sufficient to 
overcome potential noncomplying activity status, because of the extent of deconstruction 
required, in addition to uncertainty over how much original heritage fabric would be lost and 
how much would be replaced with new material. Reconstruction is proposed to be defined as 
including only ‘part’ of a building, which also raises an element of uncertainty. 

 
3.16 On the basis that reinstatement would result in a building largely indistinguishable from the 

existing Cathedral, it would not be a ‘new’ building and hence would not require consent 
within the heritage setting in the Square. However in terms of reliance on existing use rights, I 
would not be confident that, having regard to the history of litigation over the Cathedral, that 
a reinstatement project would be covered by existing use rights.  

 
3.17 The objective and policy framework for the Central City Business Zone almost exclusively 

relates to retail and commercial activities. Objective 13.1.1 (a) iii refers to the importance of a 
number of anchor projects in the Central City. Obviously the replacement or reinstatement of 
the Cathedral is not an anchor project, but it is interesting to note that some of those projects 
that are listed under this objective would only be of similar or smaller scale than the 
reinstatement or replacement of the Cathedral. Despite the significance of the Cathedral, it is 
submerged under policy and rule provisions tailored to commercial buildings. A similar 
emphasis on retail, commercial and residential activities is contained under Objective 13.2.1.1, 
while those policies which have any relevance in terms of amenity (13.2.1.1.2 and 13.2.1.1.3) 
have little application to the replacement or reinstatement of the Cathedral. 

 
3.18 As there would have been no intention of undertaking any significant physical work to the 

Cathedral in the absence of the earthquakes having occurred, a continuation of a rather 
broadbrush business zoning approach was of little practical consequence. However given that 
CPT is faced with major works and potential uncertainties with resource consent processes, 

                                                           
6 refer evidence of Mark Stevenson, paragraph 13.7 
7 Refer to Attachment B to the evidence of Caroline Rachlin to Historic Heritage hearing 
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whatever scenario eventuates for the future of the Cathedral, the objective/policy, zoning and 
rules framework has to have much greater relevance to the unique nature of the project. I 
consider it is important that the Cathedral be differentiated in policy terms, and in terms of 
special recognition within the zone (scheduling) having regard to the following factors: 

• The location, scale, and significance of a Cathedral on this site in the very centre of the 
city, in my opinion confers a special status deserving of specific policy recognition; 

• The current objective, policy, zoning and rules framework is specifically tailored to 
commercial development, which is inappropriate for any works within the entire 
spectrum between replacement or reconstruction of the Cathedral; 

• Recognition is given at an objective level in the pRDP (Objective 13.1.1) to the importance 
of anchor projects as part of the city’s recovery, and while this is not an anchor project as 
such, it is of comparable scale and significance to many of these. 

 
3.19 Given uncertainties over the future consenting requirements, I believe it is important that the 

significance of the site be recognised, both into policy terms and through the use of a suitable 
method of differentiation, which I suggest in the circumstances may be best achieved by 
scheduling of the Cathedral site within the Central City Business Zone. While I am not 
‘wedded’ to scheduling as being the only technique to provide this differentiation, it has 
precedent elsewhere in the pRDP, where the scheduling of spiritual facilities in residential 
zones is proposed under chapter 6 of the Plan. 

4.0 THE CATHEDRAL OF THE BLESSED SACRAMENT 

4.1 Many of the comments in my evidence with respect to Christ Church Cathedral are also 
applicable with respect to the Cathedral of the Blessed Sacrament. 

4.2 The Cathedral of the Blessed Sacrament at 136 Barbadoes Street is listed as Heritage item 46 
in the RDP, and is located on Heritage setting 368. Its heritage listing has not been contested 
by the Catholic Diocese, although the setting has been with you are interested in. 

4.3 The Cathedral of the Blessed Sacrament is, like Christ Church Cathedral, subject to a notice 
under section 38 of the CER Act providing for its demolition, noting that it has also suffered 
severe damage and is a potential hazard to safety. The proposed rules framework in chapter 9 
of the pRDP provides for the demolition of the Cathedral 8.  

4.4 As is clearly set out in the evidence of Mr Beal for the Catholic Diocese as part of the Historic 
Heritage Hearings, a very detailed assessment of the costs and benefits of various options 
ranging from an entirely new Cathedral to full restoration of the old Cathedral were 
considered, and one of the outcomes of this process was that the full reconstruction of the 
Cathedral to its pre-earthquake state was not a realistic or financially viable option for the 
Diocese. Quite apart from the quantum of funding involved, as noted with respect to CPT, the 
Diocese has to consider work required to other church buildings throughout the region, as 
well is its spiritual outreach and social services which can be regarded as its ‘core business’.  

4.5 Accordingly, there are two options which the Diocese is prepared to consider. The first of 
these is a new Cathedral, and the second a substantially new Cathedral but incorporating the 
nave of the existing Cathedral, provided that technical and engineering investigations in the 

                                                           
8 refer Rule 9.3.3.2.1, permitted activity P 8 
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near future establish that this is a realistic proposition within the budget that has been set for 
the replacement of the building. 

4.6 The relief sought is for the addition of two new policies (with consequential renumbering of 
existing policies) as follows: 

“Policy 13.2.1.1.7 

To recognise the special cultural, social, and spiritual significance of the Cathedral of the 
Blessed Sacrament and provide for its partial restoration or replacement (including demolition 
or deconstruction) to enable it to continue to serve the wider community of the city and to 
facilitate focussed, timely and expedited recovery. 

Policy 13.14.5.1.1.3 

To provide for the partial restoration or replacement (including demolition or deconstruction) 
of the Cathedral of the Blessed Sacrament in recognition of its special and unique historic 
setting, the importance of its function in successfully meeting spiritual needs and ministry, and 
its significance as a focal point for the city centre and the city as a whole and to facilitate 
focused, timely and expedited recovery.” 

4.7 The proposed placement of these policies (which have similar wording to those proposed for 
Christ Church Cathedral as described above in my paragraph 3.8), is in recognition that the 
first policy comes under the general objective and policy framework of the Central City, and 
the second policy would logically be added to a section (in chapter 13) containing an objective 
and policies concerning scheduled activities in the Central City. 

4.8 Attached to my evidence as Appendix B is the full relief sought in the submission including 
scheduling of the Cathedral site, and proposed matters of control with respect to urban design 
matters which are suggested as being appropriate to the construction of a new Cathedral. I 
understand scheduling matters will be heard separately again along with other requests for 
scheduling of items in the pRDP as a whole. 

4.9 The planning framework with its associated consenting requirements assumes particular 
significance when it is acknowledged that like CPT, the Catholic Diocese is not a commercial 
organisation, cannot raise money on the commercial market, and has a primary role of 
ministry, outreach, and social work. Following detailed analysis, the Catholic Diocese has set 
an upper budget of $45 million for replacing the Cathedral.9 

4.10 Should a new Cathedral be constructed on the site, under the pRDP as notified, resource 
consent will be required in terms of on the basis that it would be a new building in a heritage 
setting. However unlike the setting for Christ Church Cathedral, in this case the identification 
of the setting has been opposed in the submission. The setting for the Cathedral of the 
Blessed Sacrament has been significantly compromised by demolition of adjoining buildings, 
stabilisation work for the damaged Cathedral, and even prior to the earthquakes was 
adversely affected by car parking. As part of the replacement of the Cathedral, significant 
improvements to the original setting will be undertaken. The existing setting as identified by 
the Council does not contribute in any meaningful way to the heritage values of the Cathedral. 

                                                           
9 refer evidence of K Beal to Historic Heritage hearings, paragraph 72 
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4.11 The Cathedral site is zoned as part of the Central City Mixed Use Zone (CCMU). In this zone 
spiritual facilities are permitted activity (permitted activity rule P15). There are relatively few 
rules applicable within the zone compared to those applicable to Christ Church Cathedral. No 
height limit appears to be specified on the relevant planning map of this part of the Central 
City which may be an oversight. However a height limit of 14 m is now proposed in Mr 
Stevenson’s evidence. On this basis the rules that could apply are as follows: 

• Rule 13.9.3.1 which requires 2m wide street landscaping where buildings do not extend to 
the road boundary (as is the case with the current Cathedral); 

• Rule 13.9.3.2 now proposes “a maximum height of all buildings on the site of the Roman 
Catholic Cathedral and Cathedral House at 122 to 140 Barbados Street” of 14m (the dome 
and towers originally reached a height of 41 m); 

• Rule 13.9.3.3, concerning flexibility in building design for future uses requires a minimum 
distance between the top of the ground floor surface to the lowest point of the first floor 
surface of 3 m. 
 

4.12 A breach of the standards will necessitate a fully discretionary application with respect to the 
height standard than restricted discretionary application with respect to the others. Again, the 
rules seem tailored to business and commercial building development. 

4.13 The objective and policy framework for the CCMU zone address retail activities in the zone, 
some larger format retail activities, opportunities for offices, light industrial and commercial 
services and for entertainment and hospitality activities. The plan seeks to qualify these in 
such a way that they do not adversely impact on commercial activities the Central City 
Business Zone. Unlike the zoning and policy framework in the Operative plan, no recognition is 
given to cultural activities including the Cathedral of the Blessed Sacrament.  

4.14 In light of my comments on the Councils planning evidence below in paragraphs 5.1 – 5.10, I 
consider it important to briefly explain that the site of the Cathedral of the Blessed Sacrament 
does have specific recognition under the operative plan. The Cultural 1 zone applying to the 
site recognises matters such as heritage significance, cultural and recreational values and 
spiritual activities.  

4.15 Policy 9.2.1 “Cultural Facilities” in the operative plan seeks to: 

“……promote the maintenance and establishment of metropolitan cultural facilities particularly 
in the Central City, and in other locations where appropriate”. 

4.16 The explanation and reasons go on to say that “there are facilities in the City which are have 
special land use recognition, because of their heritage value and cultural significance” and 
“these include the Roman Catholic Cathedral ……”. There is little or no acknowledgement of 
the Cathedral under Objective 13.3.1 and its associated policies.  

4.17 Like CPT, the Catholic Diocese is faced with major works irrespective of whether or not the 
nave of the existing Cathedral is able to be retained, and potential uncertainties with resource 
consent processes, whether or not the replacement Cathedral incorporates the existing nave. 
In these circumstances the objective/policy zoning and rules framework assumes much 
greater significance under the pRDP. 

4.18 I consider it is important that the Cathedral be differentiated in policy terms and in terms of 
special recognition within the zoning (scheduling) having regard to the following factors: 
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• In my opinion the scale, historic recognition, and significance of a Cathedral presence on this 
site justifies special status deserving of policy recognition; 

• The current objective, policy, zoning and rules framework is specifically tailored to 
commercial development, which is completely inappropriate to any works between 
replacement or reconstruction of the Cathedral; 

• Recognition is given at an objective level (Objective 13.1.1) to the importance of anchor 
projects as part of the city’s recovery, and while this is not an anchor project as such, it is of 
comparable scale and significance to some of these. 
 

4.19 Given uncertainties over the future consenting requirements, I believe it is important that the 
significance of the site be recognised, both into policy terms and through the use of a suitable 
method of differentiation, which I suggest in the circumstances would best achieved by 
scheduling of the Cathedral site within the Central City Business Zone. While scheduling may 
not be the only technique to provide this differentiation, it has support elsewhere in the pRDP 
where the scheduling of spiritual facilities in residential zones is proposed under chapter 6 of 
the Plan, upon which submissions are to be heard later in 2016. As is the case with any new 
Cathedral which might replace the damage to Christ Church Cathedral, I consider controlled 
activity status is appropriate to enable Council input on the design of the replacement 
Cathedral on the site of the Cathedral of the Blessed Sacrament. 

5.0 RESPONSE TO THE COUNCIL’S EVIDENCE 

5.1 I have read the evidence of Mr Stevenson where he briefly comments on that part of 
submissions #3610 and #3692 which are relevant to Chapter 13.10 In rejecting the relief sought 
Mr Stevenson says: 

“I do not consider a policy specifically on the Cathedral at 100 Cathedral Square and the 
Cathedral of the Blessed Sacrament is appropriate for a number of reasons 

(a) it implies that those sites are of greater significance relative to other sites which do not 
have similar policies; 

(b) the Christ Church Cathedral (the building) has held specific cultural social and spiritual 
significance as opposed to the site itself, the latter being what reference is sought to in the 
policy; and 

(c) Cathedral Square is of high significance and policy recognition of 100 Cathedral Square fails 
to recognise the significance of Cathedral Square as a focal point for the community, socially, 
culturally and spiritually within which the Cathedral sits. Importantly the square which the 
Cathedral sits within has high overall significance to Christ Church beyond that sought to be 
recognised by the policy, reflecting its role as a focus for civic activity, transport and 
entertainment.” 

5.2 The significance of the Cathedral – and of the site itself with respect to either a reconstructed 
or new Cathedral – is clearly of major significance to Christchurch, as demonstrated among 
other things by public controversy over the fate of the existing Cathedral, and it cannot 
realistically be regarded as an example of ‘just another church’. Its significance is emphasised 

                                                           
10 refer evidence of Mark Stevenson, paragraphs 13.1 – 13.8 
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by the fact that resolution of the fate of the Cathedral is seen as extremely important to 
decisions by other landowners about developing their land around the Square. 

5.3 While the Cathedral of the Blessed Sacrament does not occupy a site as prominent as that of 
Christ Church Cathedral, it is nevertheless a major physical expression of cultural life in 
Christchurch, and is a building which is a result of its scale, heritage and function as a 
dominant feature in the south-eastern quadrant of the city. I do not merely “imply” that the 
sites of the Cathedrals are of greater significance relative to other sites which do not have 
similar policies - I am firmly of the view that their future status (be this through reconstruction 
or new buildings) have equal or greater significance than some of the anchor projects. 

5.4 In any event, I note that Objective 13.1.1 “Retail and Commercial Activity” provides under 
subclause (a) iii 

“providing for key anchor projects within and around the Central City Business Zone, 
comprising the Convention Centre Precinct, Stadium, Health Precinct, Metro Sports Facility, 
Innovation Precinct, Bus Interchange, Performing Arts Precinct, Justice and Emergency 
Services, Central Library, Residential Demonstration Project, The Frame, the Papa o 
Otakaro/Avon River Precinct, the Square and memorials”. 

5.5 Consequently I can see little difficulty in justifying in policy terms of the recognition of the two 
cathedrals, one of which will at least require major reconstruction, and potentially both may 
require full replacement. 

5.6 As to the technique of scheduling churches, the Council has accepted this approach for 
approximately 100 suburban churches (ranging from very modest to significant in scale) for 
various denominations throughout the residential areas of the city. The principle behind this 
approach is that it is necessary, in order to avoid excessive consenting procedures given the 
different character of spiritual facilities, to have them differentiated from the surrounding 
zoning. This is also the case with these two cathedrals. I note that Mr Stevenson actually 
agrees with the submission that a number of rules applicable within the general business 
zonings applying to each site under the pRDP are not appropriate11 .  

5.7 His second point (b) appears to be a little pedantic – the significance of the sites on which the 
Cathedrals are located, and the significance of the buildings themselves, is hardly in doubt. 
The submitters are seeking to provide for options which include the potential to replace both 
cathedrals, the demolition of which is currently allowed for under section 38 notices, and as 
noted earlier in my paragraph 3.2, under the Councils own proposed rules in Chapter 9. 

5.8 His third point (c) appears to be predicated on the principle that the wording of the proposed 
policies does not go far enough. I consider that the policy with respect to 100 Cathedral 
Square should be amended to provide for redevelopment ranging from reconstruction 
through to replacement - which I consider is within scope given the policy currently proposed 
(refer my paragraph 3.6 above). As currently worded, this policy refers only to “the future 
construction of a Cathedral”. However I am satisfied that the proposed policy framework is 
broad enough – Policy 13.14.5.1.1.2 proposed in submission #3610 refers to “….. it’s 
significance as a focal point for the city centre and the city as a whole”. 

5.9 Otherwise I consider the wording of the proposed policies for Christ Church Cathedral and 
their addition to the pRDP to be appropriate. 

                                                           
11 refer evidence of Mark Stevenson, paragraph 3.6 
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5.10 There is little discussion in his evidence with respect to the proposed policies that might apply 
to the Cathedral of the Blessed Sacrament. However I do draw attention to the comments 
made earlier which show that the site of the Cathedral is given significantly greater 
recognition under the operative plan, and reiterate that the project to the replace the 
Cathedral represents a major development in the Central City comparable to some anchor 
projects and worthy of its own policy recognition and of scheduling. 

6.0 CONCLUSION 

6.1 The final outcome of the nature of work required to each of the two cathedrals has not yet 
been finally determined, which could range between reinstatement or the construction of a 
new Cathedral in the case of Christ Church Cathedral, and a substantially new Cathedral of the 
Blessed Sacrament, in which it is hoped that the nave of the existing Cathedral can be 
incorporated. 

6.2 Whatever the nature and scale of the work that will be required under any of these scenarios, 
they will be substantial and will almost certainly involve a degree of resource consenting. They 
will be major physical works affecting two substantial structures (or their replacements) which 
are of major cultural significance to the city. In my opinion, the scale of these works, status of 
these buildings and their location, amply justify the need for special policy recognition in the 
Central City Zone, and the scheduling of each site to provide for demolition or reconstruction 
as permitted, or at least controlled, activities. The aim is to achieve and enabling policy and 
rule framework which will promote recovery and the Central City. 

6.3 Having considered the Council’s response to the submissions, and to remove some minor 
inconsistencies in the wording of each submission, I have set out in Appendix A and Appendix 
B the proposed text relating to the policies I propose should be added to chapter 13, the detail 
of the scheduling of each site, and suggested assessment matters for should new or 
significantly modified cathedrals be contemplated. 

 

 

Robert Charles Nixon 

14 January 2016 
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APPENDIX A – Christ Church Cathedral 

NOTE: Proposed amendments to text contained in original submission shown in bold underlining. 

Proposed text changes – Christ Church Cathedral, 100 Cathedral Square 

Chapter 13 Central City 

1.  Add a new Policy 13.2.1.1.6 (and renumber the existing policy accordingly) as follows: 

To recognise the special cultural, social, and spiritual significance of 100 Cathedral Square and 
provide for the future construction or reconstruction of the cathedral to enable it to continue to 
serve the wider community of the city and to facilitate focussed, timely and expedited recovery.  

13.14.5 Central City Scheduled Activities 

 

2.  Add a new Policy 13.14.5.1.1.2 Policy – Christ Church Cathedral 

To provide for the construction of a cathedral on 100 Cathedral Square in recognition of its special 
and unique historic setting, the importance of its function in successfully meeting spiritual needs and 
ministry, and its significance as a focal point for the city centre and the city as a whole and to 
facilitate focussed, timely and expedited recovery.  

 

3.  Identify the following site as a scheduled activity on the following sites: 

Christ Church Cathedral   Lot 1 DP 39475   100 Cathedral Square 

Provided that on the site of the Scheduled Christ Church Cathedral, no rules applicable to scheduled 
activities, including the built form, shall apply with the exception of a design and appearance rule as 
follows: 

 

4.  Add Matters of Control – Urban Design 

The extent to which the building or use: 

i. recognises and reinforces the context of the site having regard to identified urban form for the 
Central City, the setting of Cathedral Square and cultural elements. 

ii. the extent to which the building is able to function successfully as a spiritual facility and as a place 
for ministry; 

iii. promotes active engagement with Cathedral Square in terms of its interaction with activities in 
the square, in terms of community safety, and in terms of visual interest. 

iv. the extent to which the structure functions as a strong visual statement and focal point reflecting 
the historic role of the site and its significance to the wider community.  

Any applications arising from non-compliance with this rule will not require written approvals and 
shall not be limited or publicly notified.  

  



 

16 
 

APPENDIX B – Cathedral of the Blessed Sacrament 

NOTE: proposed amendments to the text are shown as strikeout. 

Catholic Cathedral 

Chapter 13 Central City 

1.  Add a new Policy 13.2.1.1.6 7 (and renumber the existing policy accordingly) as follows: 

To recognise the special cultural, social, and spiritual significance of the Cathedral of the Blessed 
Sacrament and provide for its partial restoration or replacement (including demolition or 
deconstruction) to enable it to continue to serve the wider community of the city and to facilitate 
focussed, timely and expedited recovery.  

13.14.5 Central City Scheduled Activities  

 

2.  Add a new Policy 13.14.5.1.1.2 3 Policy – Cathedral of the Blessed Sacrament 

To provide for the partial restoration or replacement (including demolition or deconstruction of the 
Cathedral of the Blessed Sacrament in recognition of its special and unique historic setting, the 
importance of its function in successfully meeting spiritual needs and ministry, and its significance as 
a focal point for the city centre and the city as a whole and to facilitate focused timely and expedited 
recovery.  

 

3.  Identify the following site as a scheduled activity on the following sites: 

Cathedral of the Blessed Sacrament Lot 3 DP 50663  136 Barbadoes Street    

Provided that on the site of the Scheduled Cathedral of the Blessed Sacrament, no rules applicable 
to scheduled activities, shall apply with the exception of a design and appearance rule as follows: 

 

4.  Add Matters of Discretion – Urban Design 

The extent to which the building or use: 

i. recognises and reinforces the context of the site having regard to identified urban form for the 
Central City, the setting of Cathedral Square and cultural elements. 

ii. the extent to which the building is able to function successfully as a spiritual facility and as a place 
for ministry; 

iii. promotes active engagement with adjoining activities in Barbadoes Street in terms of its 
interaction with those activities, in terms of community safety, and in terms of visual interest. 

iv. the extent to which the structure functions as a strong visual statement and focal point reflecting 
the historic role of the site as the place of the Cathedral and its significance to the wider community.  

Any applications arising from non-compliance with this rule will not require written approvals and 
shall not be limited or publicly notified.  
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Delete ‘setting’ from Appendix 9.3.6.1.3 Schedule of Significant Historic Heritage Places (Central city) 
136 Barbados Street (Cathedral of the Blessed Sacrament). 

 

5.  Delete ‘setting’ from Appendix 9.3.6.1.3 Schedule of Significant Historic Heritage Places 
(Central City) 136 Barbados Street (Cathedral of the Blessed Sacrament) – Setting number 368 

 

 

 


