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INTRODUCTION 

1. My name is Nicole Lauenstein.  I have the qualifications of Dipl. Ing Arch. and 

Dipl. R.U.Pl. equivalent to a Master in Architecture and a Master in Urban 

Design (Spatial and Environmental Planning) from the University of 

Kaiserslautern / Germany.  I am an elected member of the Urban Design Panel 

in Christchurch and a member of the UDF (Urban Design Forum).  Before 

moving to New Zealand I was a member of the BDA (German Institute of 

Architects). 

2. I have practised as an Urban Designer and Architect for the past 15 years in 

Germany, Spain, Australia and New Zealand.  The first 5 years I established my 

own architectural and urban design practice in Germany, the last 15 years I 

have been a director of a+urban based in Christchurch. 

3. In both practices I have undertaken many projects combining the architectural 

and urban design disciplines.  Projects have been varied in scale and 

complexity from urban revitalisation of city centres, development of growth 

strategies for smaller communities, architectural buildings in the public realm 

and private residential projects in sensitive environments.  

4. Prior to my arrival in NZ I worked for several European Architects and Urban 

Designers and was involved in a range of urban studies and rural area 

assessments for the governance of the individual federal states in Germany, 
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investigating urban sprawl of major cities such as Frankfurt, Darmstadt, Rostock 

and the effect on the urban and rural character.  This work included developing 

mechanisms and criteria to facilitate sustainable development.  Other work for 

private clients consisted of the design of sustainable developments in sensitive 

areas with very stringent development guidelines. 

5. Since moving to NZ I have been involved in architectural and urban design 

consultancy for several architects and planners including a large urban study 

and concept plans for the regeneration of the Walsh Bay area in Sydney with 

Peddle Thorpe Associates and consultancy to Boffa Miskell Christchurch on 

urban research and design and development for rural townships.  

6. I have taught as a guest lecturer at Christchurch Polytechnic architecture and 

urban design and at Lincoln University Landscape Architecture Department 

teaching urban design at graduate and post graduate level. 

7. I have a good understanding of the local and wider Christchurch area through 

professional involvement in public and private Plan Changes and urban design 

consultancy on projects in Lincoln, Rolleston, Taitapu, Ohoka, Cust, Rangiora, 

and Kaiapoi. 

8. My experience includes working on growth strategies for urban and peri-urban 

areas including rural and urban residential developments with a mixture of 

densities from low, medium to high.  I have prepared several urban analysis, 

development strategies and design concepts for urban and rural residential 

areas within the Canterbury region (Lincoln, Rolleston, Taitapu, Ohoka, Cust, 

Rangiora, Kaiapoi, Lake Hood, Akaroa, Ashburton). 

9. Most recent urban design and architecture work includes:   

(a) Papa Otakaro Avon River and East/North Frame concept design, 

Christchurch Central City  

(b) Kirimoko residential development in Wanaka Stages 1-3 

(c) Urban analysis and strategic plans related to Selwyn District Council 

Rural Residential Strategy (RRS) submissions 

(d) Masterplans for Greenfield development in Lincoln (Flemington) 

(e) Mixed Use development on Hagley Avenue, Christchurch  
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(f) New Tait Building and Masterplan, north-west Christchurch 

(g) Several commercial and residential ‘rebuild’ projects in Christchurch 

(h) Master Plans for Inner City block infill and brown field conversions in 

Christchurch 

(i) ODPs for rebuild projects in the Christchurch CBD 

10. I confirm that I have prepared this evidence in accordance with the Code of 

Conduct for Expert Witnesses (Environment Court Practice Note, effective 1 

December 2014).  The evidence I will present is within my area of expertise, 

except where I state that I am relying on information provided by another party.  

I have not knowingly omitted facts of information that might alter or detract from 

the opinions I express.    

11. I am aware that the Central City Residential proposal originates from the 

Christchurch Central Recovery Plan “A Liveable City” January 2015 prepared 

by the Minister of Earthquake Recovery.  I am also aware of the statutory 

requirement that the Replacement District Plan be not inconsistent with the 

Recovery Plan.  I have read and am familiar with the Christchurch Central 

Recovery Plan document.  I note that there are some minor differences 

between the provisions of the Christchurch Central Recovery Plan Objectives 

and Policies and those now contained in the Replacement District Plan 

proposal, although for the purpose of my evidence those differences are of no 

consequence.  In this evidence, I refer to the notified proposal in the numbering 

contained in that proposal, although I note that this has changed with the 

Council’s Revised Proposal.   

SCOPE OF EVIDENCE 

 Background / SAM 30 

 Existing urban character and the need for protection 

 Limitations of the proposed provisions and urban design rules as per District 

Plan Review 

 A way forward to achieve better protection of the area within the current 

planning framework 
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Background / SAM 30 

12. The Chester Street area falls into the former SAM 30 which had its own specific 

design and planning rules.  Although they did not create the character of the 

area, they assisted in maintaining the character when it came to adding 

development to the mix of heritage buildings and other buildings with strong 

historic references to the early establishment of the Christchurch. (Refer to 

attachment) 

Existing urban character and the need for protection 

13. I have visited the site and made a preliminary assessment of the special urban 

character of the block bounded by Madras, Barbadoes, Armagh and Chester 

Streets and the wider north eastern inner city residential area. 

14. Although some houses have been lost as a result of the earthquakes, this 

specific block has retained its unique character with regard to the streetscape, 

general built form and associated landscape treatment.  Mr Fulton in his 

evidence covers the heritage value of the individual buildings within the block 

and in particular the effect the individual historic and heritage listed buildings 

have on the wider character.  I agree with his assessment that the heritage 

value of the cluster of buildings is more than the sum of its parts and requires 

some form of protection.  

15. In some instances a heritage listing will provide protection of the heritage values 

of a specific building in its setting which often coincides with the sites legal 

boundaries and therefore has a limited ability of protect beyond the actual 

building and its site.  

16. The city block in question sits at the heart of the north eastern residential area 

and contributes significantly to its wider character.  It displays a fairly intact 

streetscape in particular in Chester Street East and a still sufficiently cohesive 

urban fabric dominated by buildings with strong references to the social and 

cultural heritage of Christchurch. 

17. The remaining historic buildings have mostly been well maintained by their 

owners.  Several have been repaired or rebuilt in a style that is in keeping with 

the existing buildings, respecting the existing setbacks, heights and built forms 

in particular roof shapes and overall building style and detailing.  
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18. This has resulted in the retention and strengthening of the existing character 

within the area in particular in Chester Street but it is also a result of owners 

initiatives and care for their environment.  A very different and far less 

successful outcome could have been the result if the individual sites had been 

developed following the very permissive rules package of the revised city plan. 

Limitations of the proposed provisions as per District Plan Review 

19. The overarching objectives and policies1 of the revised plan are generally 

enabling and as a result of the need to rebuild parts of the city centre living 

environments are geared towards supporting new residential development 

whilst providing appropriate amenity for residents but makes no clear 

references to the protection of existing amenity and character in areas of infill 

development: 

Objective 13.6.12 - Role of the Central City Residential Zone 

A predominantly residential environment offering a range of 
residential opportunities, including medium to high density living, 
within the Central City to support the restoration and enhancement 
of a vibrant city centre. 

Policies: 

13.6.1.1.1.13 Residential Development  

To restore and enhance the Central City by: 

(a) providing flexibility for a variety of housing types which are 
suitable for a range of individual housing needs; 

(b) providing for a progressive increase in the residential 
population of the Central City; 

(c) assisting with the creation of inner city residential 
neighbourhoods. 

13.6.1.1.1.2 Non-Residential Activities4 

a. To ensure non-residential activities are of a small scale and 
compatible with residential activities; 

 b. To enable existing non-residential activities to continue 
provided they do not have significant adverse effects on the 
character and amenity of Residential Zones; and 

                                                        
1
 In this evidence I have referred to the Notified Proposal Chapter 13 and referenced replacement provisions in the 

Council’s Revised Proposal 
2
 See now Objective 14.1.8(a) Revised Proposal 

3
 See now Policy 14.1.1,3 Revised Proposal  

4
 See now Policy 14.1.7.7 Revised Proposal  
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c. Do not compromise the role of the Central City Residential Zone 
or Central City Business Zone, or the aim of consolidating that 
area of the Central City or the Central City Mixed Use Zone; 

Objective 13.6.1.1.25 - Built Form and Amenity 

a. A form of built development in the Central City Residential Zone 
that enables change to the existing environment, while contributing 
positively to the amenity of the area, and to the health and safety, 
and quality and enjoyment of the environment for those living 
within the area. 

Policies: 

13.6.1.1.2.16 Building Heights  

a. Provide for different maximum building heights in areas of the 
Central City Residential Zone with some areas requiring a reduced 
height compatible with the existing predominant character. 

13.6.1.1.2.27 Amenity Standards  

a. Prescribing minimum standards for residential development 
which: 

(i) are consistent with higher density living; 

(ii) protect amenity values for residents; 

(iii) integrate development with the adjacent and wider 
neighbourhood; 

(iv) provide for a range of current and future residential needs. 

13.6.1.1.2.38 Non-Residential Activities  

a. Protect residential amenity by controlling the character, scale, 
and intensity of non-residential activities. 

20. The resulting development standards for permitted activities in the inner city 

living zones are accordingly fairly permissive and do encourage intensification 

of the available free parcels of land which is clearly the right direction for the 

majority of the vacant sites within the inner city residential zone but it does not 

provide adequate guidance and protection for those areas with a pre-existing 

character and fairly intact fabric where infill development occurs and can have a 

detrimental effect on the existing character if it is not sufficiently controlled. 

                                                        
5
 See now Objective 14.1.8(b) Revised Proposal 

6
 See now Objective 14.1.8 Revised Proposal 

7
 See now Policy 14.1.8.1 Revised Proposal  

8
 See now Policy 14.1.7.7 Revised Proposal  
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21. Below I have listed some of the generic rules9 that will have a detrimental effect 

on the character of Chester Street block. 

 13.6.1.2.3.1 BUILDING HEIGHT10 

The maximum height of any building shall be as shown on the Central City 
Maximum Building Height Planning Map. 

 13.6.1.2.3.3 STREET SCENE AND ACCESSWAYS11 

… 

(c) In all other instances, buildings shall be set back a minimum of 2m from 
road boundaries, except that 

… (the exceptions are not relevant to my assessment) 

22. To support the character values of the area  larger setbacks will be required 

 13.6.1.2.3.6 LANDSCAPING AND TREE PLANTING12  

(i) A minimum of 20% of the site shall be provided for landscape treatment 
(which may include private or communal open space), including a minimum 
of one native tree for every 250m² of gross site area (prior to subdivision), or 
part thereof; 

… 

23. To support the character values of the area a larger percentage of trees and 

landscaping would be required and a requirement to include specimen trees.  

 13.6.1.2.2 (RD2) URBAN DESIGN APPEARANCE AND AMENITY 

Any activity involving the erection of new buildings and alterations or 
additions to existing buildings, that result in: 

a. three or more residential units; or 

b. one or two residential units on a site smaller than 300m² gross site area  

including all accessory buildings, fences and walls associated with that 
development,  

The exercise of the Council's discretion is limited to the following 

assessment matters: 

                                                        
9
 In this evidence I have referred to the Notified Proposal – Chapter 13 and referenced replacement provisions in the 

Council’s Revised Proposal 
10

 See now 14.16.2.3 RD1 e Revised Proposal 
11

 See now 14.16.2.3 RD1 g Revised Proposal 
12

 See now 14.16.2.3 RD1 j Revised Proposal 
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13.6.1.3.11 Urban Design 

a. The extent to which the development, while bringing change to existing 
environments: 

(i)  Engages with and contributes to adjacent streets, lanes and public open 
spaces. 

(ii)  Integrates access, car parking and garaging in a way that is safe for 
pedestrians and cyclists, and that does not dominate the development. 

(iii)  Has appropriate regard to: 

(A)  residential amenity for occupants, neighbours and the public, in 
respect of outlook, privacy, and incorporation of Crime 
Prevention Through Environmental Design principles; and 

(B)  existing design styles and established landscape features on the 
site or adjacent sites. 

(iv) Provides for human scale and creates sufficient visual quality and 
interest. 

 13.6.1.2.3.11 MINIMUM SITE DENSITY FROM DEVELOPMENT AND 

REDEVELOPMENT OF RESIDENTIAL UNITS13 

The minimum residential site density to be achieved when a site is 
developed or redeveloped with a residential unit or units shall be not less 
than one residential unit for every 200m² of site area. (e.g. a site area of 
399m2 requires 1 residential unit, a site area of 400m2 requires 2 residential 
units) 

24. Whilst the urban design assessment matters go some way towards protecting 

the existing amenity they are only triggered if the development has three or 

more residential units or consists of one or two residential units on a site 

smaller than 300m² gross site area.  Any development that falls outside of these 

parameters will not be assessed against these urban design matters and could 

create precedents that undermine the character of the area. 

25. The proposed set of rule and provisions in the revised City plan are a set of 

generic ‘tools’ with a strong focus on rebuilding and intensification of inner city 

living which is the correct approach with regard to the recovery of wider 

residential area in the inner city.  However these generic rules create generic 

outcomes and are not sufficient to protect and enhance the special character 

area. 

                                                        
13

 See now 14.16.2.3 RD1 l Revised Proposal 
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26. There are only very few of these character areas left in the inner city which 

makes their protection even more important to ensure not only a vibrant and 

diverse living environment but one that also allows for selected areas of special 

character that enhance the amenity of the entire inner city living zones. 

A way forward to achieve better protection of the area within the current 

planning framework 

27. In preparation of my evidence and the expert conferencing I have considered 

possible ways to achieve better protection of the area within the revised 

planning framework and have considered the approach taken by Ms Josie 

Schroeder, urban designer CCC, in relation to the proposed character areas 

outside of the 4 Avenues as outlined in her evidence - 

URBAN DESIGN – CHARACTER AREAS, OVERLAYS AND THE RESIDENTIAL 
SMALL SETTLEMENT ZONE BUILT FORM STANDARDS 
18 AUGUST 2015 
 

28. In her evidence Ms Schroeder provides a clear rationale for the protection of the 

identified former SAM, areas that are considered worthy of protection via a 

‘character overlay’ under the proposed Revised District Plan. I agree with Ms 

Schroeder’s evidence regarding:  

a.  the distinction between character  and heritage values (para. 5.1- 5.3) 

b.  the importance of character values and the character elements that 

combine to create character value  (para 5.5 – 5.11) 

c.  the methodology used in the assessment and identification of Character 

Areas (para 512 -524) 

29. Ms Schroeder also identifies a preferred mechanism for achieving the required  

protection through a combination of rules and guidelines (para 6.2 – 6.9)  

6.2 (a) Option 1 – regulatory, multi-criteria approach - the use of a restricted 
discretionary activity rule where the built form and urban landscape criteria 
comprise the characteristics and are considered together, with the presence 
and interrelationship of these characteristics being of primary importance to 
the effective management of the areas character. This would be 
accompanied by statutory or non-statutory design guidelines. This approach 
currently applies to Akaroa and Lyttelton through the operative Banks 
Peninsula District Plan - Residential Conservation Zone.  

I agree with Ms Schroeder’s approach and believe that it is appropriate to 

consider a similar approach for the former SAM 30 area within the inner city.  
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30. To determine whether an area was to be included as a character area a specific 

character assessment was undertaken in January 2015 (Christchurch Suburban 

Character Areas Assessment – by Beca).  However, the terms of reference for 

this Beca study specifically excluded the inner-city areas. 

31. Because the inner city was not included in this exercise, no character areas 

were identified within the inner city, which is not to say that they do not exist.  It 

is my understanding that SAM 30 was originally identified by the City Council to 

be one of two areas within the inner city that were of a special character.  This 

was part of an earlier post earthquake internal assessment of SAM areas and 

SAM 30 was originally recommended to be retained in some form, although it 

was not.  

32. I have undertaken a similar character area assessment for the Chester Street 

East area (former SAM 30) following the same methodology used by Beca 

which confirmed that the Chester Street East Area has more than 80% integrity 

with regard to properties that are either of a primary nature or contribute to the 

special character and amenity values of the area.  Having undertaken the 

assessment I can conclude that the Chester Street East area is a Category one 

Character Area. ( refer to Chester Street East character assessment attached )  

33. The area should therefore be included in the proposed Revised District Plan as 

a Character Area and the same approach should be taken with regard to its 

protection as has been proposed by MS Schroeder for all other identified 

Character Areas within Christchurch. This would provide a single clear 

approach throughout Christchurch for all Character areas and Council would be 

able to provide clear advice and direction as to the outcomes anticipated, 

reducing potential development timeframes and cost.  

34. Developments would be a restricted discretionary activity with the discretion 

restricted to the matters set out in the proposed Revised District Plan for 

Character Areas: 

14.9.39 Character Areas Overlay 

a. Area Context 

Whether the development recognises the Character Area context and amenity 
in respect to the retention of: 

i. the distinctive topographic qualities and landforms or features that 
contribute to landscape quality and built form; 

ii. the form, pattern and grain of subdivision, including the size of sites; 
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iii. the balance of open space to buildings across the site; 

iv. large scale mid block vegetation and tree planting; 

v. the continuity and coherence of the area. 

b. Street Interface 

Whether the development achieves a street interface and amenity which: 

i. contributes to the existing landscape qualities of the Character Area 
including the extent of open space, established planting and constructed 
landscape features; 

ii. maintains a front yard building setback which is consistent with the overall 
depth and pattern of the Character Area; 

iii. retains the front yard for open space, tree and garden planting, and a 
pedestrian path to the residential unit where appropriate to the character of 
the Character Area; 

iv. avoids the placement of car parking, garaging and associated manoeuvring 
area within the street interface; 

v. minimises the visual dominance of garaging, including garage doors, on the 
street scene 

vi. minimises the width of vehicle access within the street interface; 

vii. has low height or no fencing, or avoids fencing that reduces the level of 
visual interaction between the dwelling and the street; 

viii. enables high level of visual interaction between the residential unit and the 
street. 

c. Built Character 

Whether the building style and built elements of the existing residential units, 
are incorporated into the development, with particular regard to the street 
interface and amenity, in respect to: 

i. the scale of the development, including height and bulk; 

ii. the building and roof form, pitch  and proportion; 

iii. key architectural detailing including features such as verandas and porches, 
materials, the level of glazing and window design, and finer detailing; 

iv. the orientation of the unit or units to the street; 

v. the residential unit’s or units front entry and it’s prominence within the street. 

35. The character area overlay should also provide exemptions from density rules 

of having to achieve a minimum density of 1 household for every 200m2.  This 

exemption would not prevent intensification in the area but would allow for a 

level of intensification that is appropriate to the character of the area and allow 
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for sufficient setbacks and an appropriate level of landscape areas in keeping 

with the neighbouring developments.14 

36. The current density within the Character Area is approx. 20hh/ha with 32 

households across the 1.6ha. (the area calculation incudes a large Girl Guide 

facility, a pre school and several vacant sites which do not contribute to the 

residential density).  If these non-residential parcels are excluded and vacant 

sites are developed within the context of the existing character the density 

would increase to approx. 40 hh across 1.35ha achieving a density of approx. 

30hh/ha.  

MR SCOTT BLAIR’S EVIDENCE 

37. In his evidence Mr Blair refers to Ms Schroeder’s evidence as providing a clear 

path way for the protection of the Chester Street area and considers that ‘from a 

planners perspective of amenity, the area contains character values including 

built and landscape character’ and concludes that ’an assessment similar to 

that for the suburban character areas would need to be undertaken preferably 

using the same methodology to illustrate that there is a distinct character not 

related to heritage’. 

38. I would like to clarify at this point that the distinction made by Ms Schroeder in 

her evidence with regard to Heritage versus Character is very helpful and I do 

agree with her analysis.  

39. The Chester Street area exhibits significant heritage values and they add to the 

overall character of the precinct under consideration. But the area itself displays 

a distinctive character that enables it to be assessed independently of any 

specific focus on the historic heritage values it contains. 

CONCLUSION  

40. The "identified area" outlined in the submission is a good example of a precinct 

where the amenity values of the whole are more than the sum of the parts and 

which has, over time, developed a distinctive character that can be identified 

and needs to be protected. 

41. In the interest of streamlining the administrative and planning process and at 

the same time achieving the level of protection required I recommend that:  

                                                        
14

 Assuming the Submitters’ relief is not granted where they request that the density rule be expressed as a minimum lot 
size 
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 the identified area is included as a Character Area in the revised District 

Plan with: 

i  limited discretionary activity status applying, with clear matters of 

assessment as set out for all the other Character Areas; 

ii  focused standards in relation to specific values applying, including 

landscape and site density;  

iii  non-statutory guidance being developed to provide clarity to the 

character values of this specific area; and 

iv  the Inner city Character Area being exempted from the minimum density 

rule. 

42. In addition, Option 1 could further be effectively supported through utilising a 

pre-application design process, including Council staff advice and/or 

independent advice of an advisory panel. 

43. In a similar vein, I am aware of the possibility of using certification within a 

controlled activity framework by urban design experts instead of the restricted 

discretionary approach and I believe this approach has some merit where the 

matters concerned are purely of an urban design nature. This ‘mechanism’ 

would however require a rigorous peer review component to ensure that urban 

design matters, which are often of a less technical and more subjective nature, 

are sound and balanced. This mechanism would also require a clear framework 

setting out how certification is to be undertaken and who may be authorised to 

provide it. 

 

Nicole Lauenstein 

18 January 2016 
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1.1	  Area	  Description	  

Character	  Area	  is	  located	  in	  the	  inner	  city	  residential	  area	  to	  the	  northeast	  of	  the	  city	  centre	  
Character	  Area	  comprises	  the	  block	  bounded	  by	  Chester	  Street	  East,	  Barbadoes,	  Armagh	  and	  Madras	  
Streets.	  	  
	  
The	  area	  was	  identified	  as	  a	  Character	  Area	  due	  to	  the	  high	  quality	  of	  the	  dwellings	  and	  their	  garden	  
settings	  with	  larger	  sections	  /	  front	  yard	  setbacks	  and	  mature	  boundary	  vegetation.	  The	  area	  has	  
suffered	  significant	  earthquake	  damage	  including	  the	  removal	  of	  a	  number	  of	  	  	  listed	  heritage	  
buildings.	  However,	  selected	  properties	  have	  been	  rebuilt	  since	  in	  a	  sympathetic	  style.	  
	  
There	  is	  quite	  some	  variation	  in	  the	  characteristics	  and	  quality	  between	  the	  dwellings	  and	  
streetscapes	  within	  the	  Character	  Area	  with	  Chester	  Street	  East	  being	  the	  key	  contributor	  to	  the	  
character	  of	  the	  area	  due	  to	  the	  amount	  of	  historic	  houses	  remaining	  in	  combination	  with	  the	  unique	  
streetscape.	  
	  
This	  area	  (particularly	  the	  southern	  side	  of	  Chester	  Street	  consists	  of	  large	  residential	  parcels,	  with	  
dwellings	  well	  set	  back	  from	  the	  street	  edge	  and	  large,	  private	  gardens	  provided	  to	  the	  rear.	  
Due	  to	  the	  underlying	  block	  structure,	  there	  is	  a	  consistent	  property	  orientation,	  and	  a	  section	  depth,	  
width	  subtle	  variation	  in	  property	  width	  and	  space	  between	  dwellings.	  Site	  coverage	  varies	  depending	  
on	  section	  size	  but	  averages	  out	  at	  approximately	  30%.	  
	  
	  

1.2	  Streetscape	  Elements	  
	  
The	  underlying	  topography	  of	  the	  site	  is	  flat,	  with	  the	  notable	  views	  from	  Chester	  Street	  looking	  west	  
to	  the	  iconic	  poplars	  along	  the	  Avon	  River.	  Armagh	  Street	  provides	  a	  strong	  view	  shaft	  when	  
approaching	  the	  inner	  city	  from	  the	  east	  highlighting	  the	  2	  remaining	  tall	  towers.	  
	  
In	  both	  streets	  the	  character	  area	  provides	  well	  established	  landscaping	  with	  large	  mature	  trees	  in	  
private	  front	  yards	  and	  rear	  gardens	  that	  contribute	  to	  the	  streetscape	  and	  overall	  character	  
enhancing	  the	  public	  realm	  and	  creating	  a	  sense	  of	  scale.	  
	  
Chester	  Street	  East	  
This	  street	  has	  a	  particular	  high	  streetscape	  quality,	  with	  a	  street	  width	  of	  approximately	  20m	  but	  
only	  a	  8.5m	  carriageway	  that	  meanders	  gently	  through	  the	  road	  reserve	  allowing	  for	  3	  perpendicular	  
parking	  areas	  –	  this	  unique	  layout	  sets	  the	  road	  apart	  from	  other	  streets	  within	  the	  rectilinear	  city	  
centre	  grid.	  
	  
Mature	  street	  trees	  are	  spaced	  along	  both	  sides	  of	  the	  street	  in	  an	  informal	  arrangement	  creating	  a	  
canopy	  over	  the	  street	  which	  in	  conjunction	  with	  the	  well	  established	  gardens	  and	  mature	  trees	  in	  
private	  front	  yards	  creates	  a	  streetscape	  dominated	  by	  landscape	  features	  making	  for	  a	  very	  pleasant	  
pedestrian	  environment.	  Behind	  this	  green	  foil,	  a	  unique	  cluster	  of	  predominantly	  2	  storey	  historic	  
dwellings	  emerges	  and	  giving	  the	  street	  an	  intimate	  character	  of	  a	  bygone	  era.	  
	  
The	  individual	  parcels	  along	  the	  southern	  part	  of	  Chester	  street	  have	  created	  a	  unique	  rhythm	  in	  the	  
street	  with	  starting	  from	  the	  west	  5	  properties	  of	  15m	  width	  with	  2	  storey	  duplex	  houses	  are	  followed	  
by	  six	  approx.	  20m	  wide	  lots	  with	  larger	  historic	  family	  homes	  of	  which	  one	  has	  been	  subdivided	  into	  
two	  10m	  wide	  lots.	  This	  layout	  creates	  a	  well-‐balanced	  rhythm	  to	  the	  southern	  side	  of	  Chester	  Street	  
East.	  
The	  CCC	  initiative	  of	  street	  improvements	  in	  Chester	  Street	  East	  between	  Madras	  and	  Barbadoes	  
Streets	  in	  the	  1980’s	  had	  the	  effect	  of	  visually	  narrowing	  the	  road	  and	  drawing	  attention	  to	  the	  built	  
environment,	  the	  street	  trees	  and	  to	  the	  trees	  and	  gardens	  on	  private	  property	  which	  provide	  an	  
important	  context	  to	  the	  heritage	  houses.	  	  
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Armagh	  Street	  
The	  streetscape	  within	  Armagh	  Street	  has	  undergone	  a	  significant	  change	  prior	  to	  the	  earthquake	  
with	  the	  larger	  Girl	  Guide	  building,	  the	  introduction	  of	  a	  preschool	  and	  since	  the	  earthquake	  with	  the	  
introduction	  of	  new	  apartment	  buildings	  at	  the	  Madras	  street	  corner.	  	  
There	  are,	  however,	  2	  historic	  buildings	  along	  the	  northern	  side	  and	  a	  refurbished	  historic	  cottage	  
within	  the	  centre	  of	  the	  site	  and	  their	  associated	  mature	  gardens	  that	  contribute	  to	  the	  residential	  
character	  of	  the	  block.	  The	  adjacent	  vacant	  sites	  also	  have	  the	  potential	  to	  support	  the	  character	  area	  
in	  the	  future,	  if	  they	  are	  redeveloped	  in	  a	  manner	  that	  is	  respectful	  to	  the	  existing	  buildings	  and	  in	  
keeping	  with	  the	  general	  building	  placement	  and	  landscape	  treatment	  of	  this	  character	  area.	  
	  
Barbadoes	  Street	  
This	  part	  of	  Barbadoes	  Street,	  as	  it	  goes	  through	  the	  residential	  part	  of	  the	  inner	  city,	  is	  unique	  in	  
character	  with	  corner	  sites	  used	  for	  commercial	  activities	  such	  as	  cafes,	  shops,	  dairies	  and	  the	  middle	  
block	  sections	  remaining	  residential	  with	  a	  variety	  of	  house	  styles	  including	  in	  this	  particular	  block	  
several	  old	  workers	  cottages	  from	  the	  early	  20th	  century.	  
	  
Manchester	  Street	  
The	  river	  with	  the	  iconic	  poplar	  trees	  and	  the	  historic	  clock	  tower	  provide	  a	  strong	  historic	  setting	  for	  
the	  heritage	  listed	  semi-‐detached	  Victorian	  townhouse	  on	  the	  corner	  of	  Madras	  and	  Chester	  Street	  
east	  creating	  a	  ‘gateway’	  into	  the	  city	  center	  when	  approaching	  from	  the	  north.	  
	  
Due	  to	  the	  large	  damage	  caused	  by	  the	  earthquakes,	  the	  extent	  of	  demolition	  and	  the	  proposed	  ‘East	  
Frame	  developments	  and	  park	  the	  blocks	  to	  the	  west	  of	  Madras	  Street	  will	  and	  already	  have	  
undergone	  major	  change.	  In	  the	  future,	  this	  area	  will	  most	  likely	  include	  predominantly	  modern	  
multi-‐unit	  residential	  developments	  and	  larger	  attached	  townhouses,	  which	  will	  create	  a	  stark	  
contrast	  to	  the	  proposed	  character	  area.	  
	  
	  

1.3	  Site	  Character	  Elements	  
	  
1.3.1	  Landscape	  Elements	  
	  
Setback	  from	  Street	  
The	  setback	  varies	  from	  west	  to	  east	  along	  the	  southern	  edge	  of	  Chester	  Street	  starting	  at	  the	  
western	  end	  with	  a	  consistent	  large	  setback	  with	  generous	  front	  gardens	  ranging	  from	  approximately	  
8-‐15m	  and	  more	  substantial	  rear	  gardens.	  Towards	  the	  East,	  the	  setback	  decreases	  to	  3-‐5	  meters	  
pushing	  dwellings	  closer	  to	  the	  road.	  Throughout	  the	  Character	  Area,	  the	  scale	  of	  the	  buildings	  
reflects	  the	  setback	  with	  two	  storey	  dwellings	  affording	  larger	  setbacks	  and	  single	  storey	  buildings	  
generally	  positioned	  closer	  to	  the	  road.	  
	  
Boundary	  Treatment	  –	  Planting	  /	  Fencing	  
Boundary	  planting	  consists	  of	  well	  kept	  established	  gardens	  with	  mature	  flowering	  shrubs	  and	  large	  
specimen	  trees	  planting.	  Significant	  planting	  also	  exists	  along	  the	  side-‐yards	  and	  within	  rear	  garden	  
and	  along	  the	  southern	  property	  boundaries	  –	  which	  creates	  a	  privacy	  screen	  between	  the	  sometimes	  
closely	  places	  dwellings.	  
The	  scale	  and	  style	  of	  fencing	  is	  variable	  across	  the	  Character	  Area,	  however	  they	  all	  are	  of	  a	  
traditional	  style	  and	  often	  of	  a	  low	  to	  moderate	  height	  and	  some	  properties	  having	  none	  at	  all.	  The	  
majority	  of	  fences	  are	  either	  timber	  palings	  or	  low	  brick	  walls	  –	  both	  of	  which	  complement	  the	  style	  
of	  the	  housing.	  The	  scale	  of	  fences	  generally	  enables	  good	  visual	  connectivity	  between	  dwellings	  and	  
the	  street.	  	  
	  
Landscape	  Characteristics	  
The	  landscape	  treatment	  within	  private	  properties	  is	  variable	  in	  terms	  of	  style	  and	  composition.	  
However,	  all	  display	  a	  generous	  and	  often	  densely	  planted	  edge	  to	  the	  street.	  
Several	  properties	  have	  large	  trees	  and	  shrubs	  located	  within	  their	  front,	  and	  rear	  yards,	  which	  are	  
visible	  from	  the	  street	  –	  contributing	  to	  the	  overall	  streetscape	  amenity.	  	  
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The	  large	  amount	  of	  mature	  trees	  in	  private	  properties	  together	  with	  the	  street	  trees	  are	  one	  of	  the	  
key	  characteristics	  of	  the	  area	  and	  are	  very	  rare	  within	  the	  rebuild	  context	  of	  Christchurch	  post	  
earthquake	  were	  many	  established	  trees	  have	  been	  lost.	  
	  
	  
1.3.2	  Built	  Form	  Elements	  
	  
Style	  /	  Era	  
	  
This	  block,	  especially	  along	  the	  Chester	  &	  Barbadoes	  Street	  frontages,	  is	  unique	  in	  that	  most	  of	  the	  
buildings	  originate	  from	  the	  same	  era	  in	  the	  1880’s	  through	  to	  the	  early	  20th	  century	  and	  remain	  
intact	  after	  the	  earthquakes.	  
The	  Character	  Area	  contains:	  
	  

! Simple	  workers	  cottages,	  single	  storey	  set	  close	  to	  the	  footpath	  and	  tightly	  packed	  together;	  	  
! 2	  storey	  duplex	  town	  houses	  with	  common	  dividing	  walls;	  	  
! Larger	  single	  and	  2	  storey	  family	  homes	  on	  generous	  sections.	  

	  
All	  dwellings	  within	  the	  Character	  Area	  are	  historic	  wooden	  buildings.	  Common	  architectural	  
elements	  include	  pitched	  roofs,	  gable	  ends	  with	  shingles,	  bay	  windows,	  front	  porches	  and	  
weatherboard	  cladding.	  The	  dwellings	  generally	  have	  large	  dormer	  windows	  and	  entry	  porches	  
addressing	  the	  street.	  
The	  colour	  of	  these	  dwellings	  is	  also	  very	  consistent	  –	  with	  the	  majority	  of	  the	  dwellings	  painted	  a	  
neutral	  white,	  cream	  or	  pale	  grey,	  with	  a	  dark	  grey	  roof.	  	  
	  
The	  most	  recent	  building	  additions	  is	  a	  duplex	  building	  at	  90/92	  Chester	  Street	  East	  replacing	  the	  
original	  heritage	  listed	  semi	  detached	  Victorian	  townhouse	  from	  the	  1880’s.	  
This	  rebuilt	  is	  a	  good	  example	  for	  future	  developments	  within	  the	  Character	  Area	  as	  it	  reflects	  the	  
character	  of	  the	  area	  respectful	  in	  form	  and	  scale,	  it	  has	  been	  located	  on	  the	  original	  site	  keeping	  the	  
street	  setbacks	  intact	  and	  its	  design	  is	  very	  sympathetic	  in	  style.	  
	  
Other	  additions	  built	  prior	  to	  the	  earthquake	  under	  the	  SAM	  regulations	  although	  very	  different	  in	  
scale	  are	  for	  the	  most	  part	  also	  sympathetic	  in	  style.	  	  For	  example	  the	  two-‐storey	  multi-‐unit	  
apartment	  development	  at	  120	  Chester	  Street	  East,	  which	  replaced	  two	  previous	  early	  20th	  Century	  
workers’	  cottages.	  The	  building	  uses	  red	  brick	  as	  a	  main	  cladding	  material	  but	  its	  street	  facade	  has	  
been	  designed	  using	  white	  painted	  timber	  weatherboards	  and	  a	  level	  of	  detailing	  akin	  to	  the	  original	  
building	  styles	  which	  together	  with	  a	  larger	  setback	  allows	  the	  larger	  bulk	  to	  blend	  into	  the	  existing	  
streetscape.	  
	  	  
	  
Building	  Scale	  and	  Form	  
The	  majority	  of	  dwellings	  within	  this	  Character	  Area	  are	  two	  storey	  historic	  buildings,	  and	  some	  
single-‐storey	  homes	  of	  a	  larger	  scale	  due	  to	  prominent	  roof	  form	  /	  gables	  and	  porches	  which	  gives	  
them	  a	  cohesive	  appearance	  and	  scale.	  	  
	  
In	  particular	  the	  line	  up	  of	  the	  two-‐storey	  semi	  detached	  townhouses	  (heritage	  and	  new	  built)	  are	  
very	  prominent	  in	  style	  and	  form.	  The	  two	  heritage	  listed	  buildings	  are	  the	  only	  surviving	  examples	  of	  
this	  type	  of	  early	  house	  types	  within	  a	  wider	  street	  context.	  
	  
They	  are	  complimented	  by	  a	  variety	  of	  single	  and	  two-‐storey	  houses	  of	  similar	  stature	  along	  the	  
southern	  side	  of	  Chester	  Street	  East	  and	  in	  parts	  along	  the	  northern	  side,	  along	  the	  Barbadoes	  and	  
Armagh	  Street	  frontages.	  
	  
Relationship	  to	  Street	  /	  Visual	  Connectivity	  
Due	  to	  low	  or	  complete	  lack	  of	  fencing,	  the	  wide	  and	  open	  front-‐yards	  and	  the	  placement	  of	  large	  
windows	  and	  entry	  porches	  at	  the	  front	  of	  the	  dwellings	  mean	  the	  relationship	  between	  dwellings	  
and	  the	  street	  is	  generally	  strong	  –	  with	  clear	  visual	  connectivity	  possible.	  This	  relationship	  between	  
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dwellings	  and	  the	  street	  has	  been	  compromised	  where	  higher	  fencing	  has	  been	  installed.	  And	  where	  
vegetation	  has	  grown	  denser.	  However,	  the	  second	  storey	  of	  buildings	  can	  almost	  always	  be	  seen	  
from	  the	  street.	  
	  
The	  majority	  of	  dwellings	  have	  garages,	  which	  are	  set	  back	  from	  the	  dwelling.	  Where	  the	  garages	  are	  
closer	  to	  the	  street	  edge,	  they	  are	  mostly	  designed	  and	  positioned	  in	  such	  a	  way	  so	  as	  not	  to	  detract	  
from	  the	  relationship	  between	  the	  dwelling	  and	  the	  street	  as	  a	  result	  of	  the	  site	  width,	  and	  scale	  of	  
garaging	  and	  do	  not	  dominate	  the	  streetscape.	  
	  
However,	  in	  some	  instances,	  garage	  placement	  within	  the	  front	  yard	  setback	  has	  diminished	  the	  
relationship	  between	  the	  dwelling	  and	  the	  street	  and	  reduced	  the	  street	  scene	  interface.	  Further	  
concentration	  of	  garages	  within	  the	  streetscape	  will	  diminish	  the	  quality	  of	  the	  street	  scene.	  
 

	  
1.4	  Conclusion	  
The	  continuity	  and	  coherence	  of	  this	  Character	  Area	  –	  comprising	  of	  the	  streetscape	  and	  site	  
character	  elements	  (landscape	  and	  built	  form)	  is	  consistent	  and	  approximately	  83%	  of	  sites	  have	  been	  
classified	  as	  either	  primary	  or	  contributory.	  The	  Character	  Area	  contains	  a	  high	  level	  of	  primary	  sites,	  
which	  combined	  with	  the	  high	  amenity	  of	  the	  streetscape,	  puts	  it	  into	  Character	  Area	  Category	  1	  
It	  is	  important	  to	  note	  that	  several	  vacant	  sites	  are	  included	  in	  the	  Character	  Area	  which	  will	  most	  
likely	  increase	  the	  percentage	  of	  primary	  or	  contributory	  sites	  once	  rebuilding	  commences	  within	  the	  
frame	  work	  of	  the	  Character	  Area	  Overlay.	  

	  
1.5	  Recommendation	  
It	  is	  recommended	  that	  Character	  Area	  Chester	  Street	  East	  (which	  includes	  the	  former	  of	  SAM	  30	  )	  is	  
retained	  as	  a	  Character	  Area	  as	  outlined	  in	  attachment	  	  	  with	  the	  recommendation	  to	  extend	  the	  
boundary	  to	  encompass	  the	  corner	  properties	  along	  Barbadoes	  Street	  and	  the	  properties	  along	  	  
Armagh	  Street	  that	  will	  have	  a	  significant	  impact	  on	  the	  Character	  Area	  and	  are	  currently	  vacant.	  
In	  particular,	  the	  heritage-‐listed	  Girl	  Guide	  Building	  is	  an	  important	  inclusion	  into	  the	  Character	  Area.	  
	  
It	  is	  considered	  that	  the	  key	  elements	  that	  embody	  the	  character	  of	  the	  Chester	  Street	  Character	  Area	  	  
-‐	  that	  should	  be	  retained	  and	  protected	  in	  the	  future,	  include:	  
•	  Building	  height	  –	  two	  storey	  recommended	  	  
•	  Building	  scale	  –	  ranging	  from	  moderate	  to	  large	  scale	  in	  response	  to	  property	  sizes,	  mostly	  detached	  
and	  duplex	  houses	  
•	  Building	  and	  roof	  form	  –	  complex	  forms	  including	  projections,	  hip	  and	  gable	  roofs,	  entry	  porches	  
and	  dormer	  windows	  
•	  Architectural	  detailing	  –	  sympathetic	  to	  the	  existing	  styles	  from	  1880	  to	  1920	  
•	  Setback	  from	  street	  –	  generally	  5-‐10m	  with	  an	  average	  of	  approximately	  7m	  for	  two	  storey	  
buildings	  and	  3m	  for	  single	  storey	  buildings	  	  
•	  Low	  fencing	  or	  no	  fencing	  –	  1	  to	  1.5m	  
•	  Visual	  connectivity	  between	  dwellings	  and	  the	  street	  –	  through	  low	  or	  no	  fencing,	  placement	  of	  
windows	  and	  dwelling	  entrances	  and	  sympathetic	  on-‐site	  landscaping	  
•	  Architectural	  detail	  -‐	  common	  architectural	  elements	  of	  the	  existing	  housing	  include	  pitched	  hip	  
roofs,	  gable	  ends	  with	  shingles,	  bay	  or	  bow	  windows	  and	  weatherboard	  cladding.	  The	  dwellings	  
generally	  have	  large	  windows	  and	  porches	  addressing	  the	  street.	  
•Mature	  boundary	  and	  on-‐site	  vegetation	  	  -‐	  vegetated	  gardens	  including	  front	  lawns,	  side	  and	  rear	  
yard	  vegetation	  with	  a	  focus	  on	  large	  specimen	  trees	  and	  shrubs	  located	  within	  the	  front-‐yard	  	  
•	  Exclusion	  of	  garages	  within	  the	  street	  scene	  
•	  Site	  coverage	  –	  approximately	  30	  %	  for	  larger	  sites	  /	  40%	  for	  small	  sites	  
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1.6	  Site	  Photographs	  
	  
Streetscape	  
The	  streetscape	  photographs	  below	  illustrate	  the	  impact	  of	  vegetation	  located	  within	  private	  
properties	  on	  the	  overall	  amenity	  of	  the	  streetscape.	  

	  

	  
	  

Key	  view	  shaft	  Chester	  Street	  East	  towards	  the	  Avon	  River	  
	  
	  

	  
Key	  view	  shaft	  Armagh	  Street	  towards	  the	  city	  centre	  
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Chester	  Street	  East	  –	  streetscape	  	  
free	  alignment	  of	  mature	  street	  trees	  illustrating	  the	  impact	  of	  the	  combination	  of	  street	  trees	  and	  

vegetation	  within	  private	  property	  boundaries	  
	  
	  

	  
	  

Chester	  Street	  East	  -‐	  Meandering	  street	  alignment	  with	  perpendicular	  parking	  bays	  	  
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Primary	  Site	  Classification	  
As	  illustrated	  in	  the	  photographs	  below,	  the	  ‘primary’	  site	  classification	  relates	  to	  the	  Victorian	  
style/era	  and	  the	  early	  workers	  cottages.	  

! Materials	  used	  in	  the	  built	  form,	  the	  large	  scale	  of	  the	  homes,	  the	  generous	  street	  setback,	  
the	  presence	  of	  abundant	  boundary	  vegetation,	  low-‐scale	  fencing	  and	  the	  visual	  relationship	  
between	  the	  dwellings	  and	  the	  street.	  

	  

	  
	  

110	  Chester	  Street	  East	  	  
	  

	  
	  

118	  Chester	  Street	  East	  	  
	  

Denise
Typewritten Text

Denise
Typewritten Text
Page 8



	  
	  

124	  Chester	  Street	  East	  
	  
	  

	  
	  

98-‐100	  	  Chester	  Street	  East	  
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Contributory	  Site	  Classification	  
As	  illustrated	  in	  the	  photographs	  below,	  the	  ‘contributory’	  site	  classification	  represents	  those	  
properties	  that	  support	  the	  defining	  character,	  but	  are	  not	  considered	  to	  be	  primary	  in	  nature	  –	  
either	  because	  the	  dwelling	  is	  new	  (but	  sympathetic	  in	  design),	  or	  due	  to	  modifications	  to	  the	  original	  
built	  form,	  inconsistencies	  in	  planting,	  setback	  or	  boundary	  treatment.	  
	  
	  

	  

120-‐122	  	  Chester	  Street	  East	  
	  

	  

	  

327	  Barbadoes	  Street	  (	  left	  of	  image)	  
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Neutral	  Site	  Classification	  
As	  illustrated	  in	  the	  photographs	  below,	  a	  ‘neutral’	  site	  classification	  has	  been	  assigned	  to	  those	  
properties	  that	  neither	  establish	  nor	  detract	  from	  the	  defining	  character	  values	  of	  the	  Character	  Area.	  
Vacant	  sites	  are	  considered	  Neutral	  Sites	  
	  

	  
	  

239	  Armagh	  Street	  	  
	  
	  
Intrusive	  Site	  Classification	  
As	  illustrated	  in	  the	  photographs	  below,	  an	  ‘intrusive’	  site	  classification	  has	  been	  assigned	  to	  those	  
properties	  that	  do	  not	  embody	  and	  detract	  from	  the	  defining	  character	  values	  of	  the	  Character	  Area	  –	  
due	  to	  an	  obvious	  change	  in	  building	  style,	  scale,	  or	  materials,	  a	  change	  in	  setback	  from	  or	  
relationship	  to	  the	  street,	  or	  a	  change	  in	  boundary	  or	  landscaping	  treatment.	  
	  

	  
	  

227	  Armagh	  Street	  	  
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