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1. INTRODUCTION 

 My full name is Donald John Miskell. I am currently a Deputy Director 1.1

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

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

in that position since December 2014.  

 This is the second statement of evidence I have prepared on the 1.2

Christchurch Replacement District Plan ("Replacement Plan").  My 

first statement of evidence dated 25 November 2015 was provided in 

respect of the Strategic Directions hearing1.  I continue to support the 

views I expressed in that evidence.  A summary of my qualifications 

and experience is set out at paragraphs 1.2 to 1.7 of my first 

statement. 

 In 2012 I jointly led the international multidisciplinary consortium 1.3

which worked with the CCDU, Christchurch City Council ("Council") 

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

which forms part of the Christchurch Central Recovery Plan – Te 

Mahere 'Maraka Ōtautahi' ("CCRP").  The Blueprint covered the area 

bounded by the Five Avenues2.  In my evidence, where I refer to 

"we" or "our", I am referring to the international multidisciplinary 

consortium which I jointly led. 

 My position as Deputy Director of CCDU provides me with an 1.4

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

provide high-level evidence on the rationale for the Blueprint and the 

progress of recovery as set out in the scope below.  

2. CODE OF CONDUCT 

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

However, I also express views and comment about recovery of the 

Central City3.  To the extent that I make those comments and 

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

multidisciplinary consortium which worked on setting strategies and 

outcomes for Central City recovery as described in my first statement 

                                                
1
 My first statement of evidence can be downloaded from http://www.chchplan.ihp.govt.nz/hearing/chapter-3-

strategic-directions-and-strategic-outcomes/ under the heading "Evidence". 
2
 Bealey, Fitzgerald, Moorhouse, Deans and Harper Avenues. 

3
 The area bounded by the five Avenues - Bealey, Fitzgerald, Moorhouse, Deans and Harper Avenues.   

http://www.chchplan.ihp.govt.nz/hearing/chapter-3-strategic-directions-and-strategic-outcomes/
http://www.chchplan.ihp.govt.nz/hearing/chapter-3-strategic-directions-and-strategic-outcomes/
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of evidence, and my ongoing role in managing Central City issues 

and recovery through CCDU. 

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

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

witnesses as contained in the Environment Court’s Practice 

Note 2014.  I have complied with the practice note when 

preparing my written statement of evidence, and will do so 

when I give oral evidence before the hearings panel.   

 The data, information, facts and assumptions I have (b)

considered in forming my opinions are set out in my evidence 

to follow.  The reasons for the opinions expressed are also set 

out in my evidence. 

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

and sphere of expertise.  I have not omitted to consider 

material facts known to me that might alter or detract from the 

opinions that I express. 

 While I am employed by CERA, I recognise my overriding obligation 2.3

to the Hearing’s Panel in presenting my evidence. 

 CERA has agreed to me giving expert evidence on its behalf in 2.4

accordance with my duties under the Code of Conduct. 

3. SCOPE 

 In my first statement of evidence, I discussed the importance of the 3.1

Central City, the impact of the Canterbury Earthquakes on the 

Central City, the broad outcomes sought in relation to Central City 

recovery, progress of the recovery (as at November 2014) and the 

strategic outcomes sought by the Crown for the Central City.  I do not 

propose to repeat that evidence here, but confirm that my earlier 

statement remains accurate and relevant. 

 I have been asked by the Crown (through CERA) to:  3.2

 Discuss the rationale behind the Blueprint and the CCRP. (a)
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 Build on and update my earlier evidence with a focus on (b)

providing a high level discussion on the current recovery 

situation for the Central City from the Canterbury earthquakes.  

 For the purposes of my evidence, the "Central City" is defined as the 3.3

area bounded by Bealey, Fitzgerald, Moorhouse, Deans and Harper 

Avenues (including Hagley Park)4. 

 The structure and scope of my evidence is set out as follows: 3.4

 The rationale behind the Blueprint and the CCRP. (a)

 Changes to the Central City Planning environment since (b)

November 2014. 

 Recovery progress update. (c)

 Broad outcomes sought by the Crown for the Central City. (d)

4. EXECUTIVE SUMMARY 

 The Blueprint and the CCRP build on “share an idea” and the work 4.1

done by the Council on the draft CCRP. 

 The Blueprint and the CCRP identify the location for all the anchor 4.2

projects and describe the planning framework for how the Central 

City will be reshaped. 

 Key intentions for the Blueprint and CCRP were to build business 4.3

confidence, to encourage economic and emotional reinvestment in 

the Central City and to build back better. 

 Since 30 July 2012, there have been four additions or amendments 4.4

to the CCRP. They include a Replacement Transport Chapter 

(October 2013), two addenda; the planning framework for the South 

Frame (December 2014) and the Noise and Entertainment 

Provisions (December 2014), and a New Residential Chapter – A 

Liveable City (January 2015). 

 The growing economic and emotional reinvestment in the Central 4.5

City is evident by the extent of private sector construction either 

                                                
4
 As per the definition of "Christchurch central city" and "Central city" on page 44 of the Land Use Recovery 

Plan – Te Mahere Whakahaumanu Tāone. 
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completed, underway or planned, and the new businesses that are 

now operating. 

5. THE RATIONALE BEHIND THE BLUEPRINT AND THE CCRP 

 This section of my evidence outlines the background and rationale 5.1

behind the Blueprint and the CCRP.  The Blueprint was ultimately 

incorporated into the CCRP.  Together, the Blueprint and the CCRP 

define the location for all the Anchor Projects and describe the 

planning framework for how the Central City would be reshaped. 

 Both the Blueprint and the CCRP found its genesis in the Draft 5.2

Central City Recovery Plan ("draft CCRP") which was released in 

December 2011.5 

 The Mayor of Christchurch, Bob Parker, in his foreword to the draft 5.3

CCRP, stated that: 

“Christchurch has the opportunity through the Central City 
Plan to rebuild a strong, resilient and beautiful city; a place 
where our residents and visitors will come to enjoy the new 
places and spaces which will define Christchurch for the next 
150 years. 

This Central City Plan has been developed by our community – 
residents and key stakeholders. This is the People’s Plan for 
their city. It identifies projects and initiatives to be 
implemented during the next 10 to 20 years which will make 
Christchurch one of the great cities of Australasia." 

 The overall intent of the Blueprint brief which was issued on 20 April 5.4

2012, was to build on the Council’s vision (refer to my paragraph 

5.12) as set out in Volume 1 of the draft CCRP to provide more 

certainty to the community and to help build development and 

investment sector confidence. 

 The Blueprint was part of a strategy to apply the international 5.5

recovery lessons from other cities which have suffered natural 

disasters to the Christchurch context, and to address some of the 

pre-earthquake Central City challenges which had diluted the 

economic and social vibrancy of the Central City.  I discussed the 

international recovery lessons learnt at paragraph 7.4 of my first 

statement of evidence.  A further international recovery lesson was 

                                                
5
 The draft CCRP can be downloaded from http://www.ccc.govt.nz/assets/Documents/The-Council/Plans-

Strategies-Policies-Bylaws/Plans/central-city/FinaldraftCentralCityPlan.pdf  

 

http://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/central-city/FinaldraftCentralCityPlan.pdf
http://www.ccc.govt.nz/assets/Documents/The-Council/Plans-Strategies-Policies-Bylaws/Plans/central-city/FinaldraftCentralCityPlan.pdf


 

 Page 6 

that following a disaster event, there are 3 overlapping disaster 

recovery phases:6 

 Emergency response phase. (a)

 Restoration phase. (b)

 Reconstruction phase. (c)

 The reconstruction phase can be further divided into two phases – a 5.6

Rebuild or Replacement phase, and a Betterment phase. Building 

back better is one of the key intents of the Blueprint and CCRP. It is 

my opinion therefore, that because “betterment” is a key objective of 

the Rebuild and Replacement phase, there is little need to divide the 

reconstruction phase for Central Christchurch into two stages. 

 Figure 1 is a diagram which summarises the recovery lessons from 5.7

other cities which have suffered man-induced or natural disasters.  It 

highlights that recovery occurs in three phases, and the importance 

of building business confidence, developing a plan and vision in the 

first three years, and involving the community in the shaping of the 

vision.  It also notes that after natural disasters cities may experience 

short or long-term increased unemployment, decreases in population 

and economic activity, and capital flight.  

Figure 1: International Recovery Lessons 

 

                                                
6
 RW Kates CE Colten, S Laska and S P Leatherman; Reconstruction of New Orleans after hurricane 

Katrina: a research perspective, October 2006; in proceedings of the national academy of sciences of the 
United States of America, Vol 103 number 40; 14653-14660. 
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The draft Central City Recovery Plan 

 Volume 1 of the draft CCRP included what in effect was a Council 5.8

Blueprint “Concept Plan".  The Council Concept Plan is illustrated in 

Figure 2 below. 

Figure 2: “The Council Spatial Concept Plan”, from the draft CCRP, 

Pages 3, 4 

 

 

 

 

 

 

 

 

 The draft CCRP sets out the Council’s vision for the Central City 5.9

based on five themes.  Each one of these themes had its own 

chapter. 

 Green City (a)

 Distinctive City (b)

 City Life (c)

 Transport Choice (d)

 Market City (e)

 Each of the five chapters outline a series of projects aimed at 5.10

stimulating and guiding recovery. 

 For the purposes of my evidence I will focus on the Council’s Spatial 5.11

Concept Plan shown on pages 3 and 4 on the draft CCRP. 
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 Key aspects of the Council's Spatial Concept Plan set out in Volume 5.12

1 of the draft CCRP were: 

 A widened and enhanced Avon River Waterfront Park, with (a)

boardwalks, new people spaces and provision for continuous 

journeys for cyclists and pedestrians. 

 A compact CBD with shops and offices concentrated between (b)

Lichfield Street, Manchester Street, Kilmore Road and the 

Avon River (although retail and commercial business were also 

envisaged for areas outside this location). 

 A “world class” Convention Centre to attract new events to the (c)

city to support a thriving hospitality and tourism sector. 

 A new Metro Sports Hub with “world class” sporting facilities (d)

including a state of the art Aquatic Centre, indoor Stadium, a 

health and fitness centre and elite performance training centre. 

 The redevelopment of Christchurch Hospital to act as a (e)

catalyst to attract a range of health and medical businesses 

and research and training institutes to establish a health 

precinct. 

 The transformation of Cathedral Square into a greener civic (f)

and cultural heart. 

 A new Central Library to provide the community with a new (g)

lifelong learning hub and a place to celebrate cultural diversity, 

reading and access to digital information. 

 A new transport network and bus interchange that creates a (h)

safer and more pleasant environment in which to walk, cycle, 

use public transport or drive and park with ease. 

 A new commuter rail system. (i)

 A series of initiatives to support inner city residential and mixed (j)

use neighbourhoods with a variety of green spaces and 

community facilities. 

 The Council Plan indicated that the final location and scope for the 5.13

Convention Centre, the Metro Sports Hub, the Central Library and 
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the Commuter Rail project would be determined as part of further 

feasibility studies. 

The Blueprint Brief 

 It was intended that the Blueprint would facilitate redevelopment 5.14

within the Central City generally in line with the Council's Vision as 

set out in Volume 1 of the draft CCRP and as referred to in 

paragraphs 5.12 and 5.13 above.  The Blueprint was intended to 

build business confidence and guide business development and 

investment decisions in the public and private sectors by providing 

certainty on the location, footprints and conceptual forms of anchor 

projects and on the form and function of other areas within the 

Central City. 

 The Blueprint was not to be a standalone document – rather it was to 5.15

be incorporated with Volume 1 of the draft CCRP to create an 

amended Recovery Plan for the Central City for the consideration of 

the Minister for Canterbury Earthquake Recovery. 

 There was provision in the Blueprint brief to include objectives, 5.16

policies and methods that could be incorporated within the Council's 

operative District Plan to create a more enabling statutory planning 

framework for the Central City. 

 It should be noted that the team working on the preparation of the 5.17

Blueprint and amended Recovery Plan included consultants, CERA 

staff, urban planners seconded from the Council, and design and 

cultural advisors from Te Rūnanga o Ngāi Tahu ("Ngāi Tahu") and 

Ngāi Tūāhuriri. 

Blueprint Principles 

 The Blueprint and CCRP were informed by six development 5.18

principles which built on “Share an Idea”7 and Volume 1 of the draft 

CCRP.  These principles were: 

 Compact Central Core (a)

                                                
7
 Share an idea was a conversation with the community to gather ideas on how they wanted their Central City 

redeveloped following the February 2011 earthquake.  It was led by the Council and included extensive 
public engagement and discussions with professional bodies.  
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 Compress the central city around a Central Core to generate 

and enable a concentrated and vibrant mix of activities and to 

promote urban efficiency, agglomeration and connectivity. 

 Distinctive City (b)

 Promote a distinctive sense of place made up of a low/mid-rise 

CBD, linked by a walkable public realm characterised by more 

courtyards, lanes, squares, promenades and trees. 

 Respond to our shared cultures, history, climate and habitats. 

 Integrate key Ngāi Tahu values and stories. 

 Green City (c)

 Promote environmental and human health. 

 Invest in the Avon River as the CBD’s most valued amenity 

corridor. 

 Accessible City (d)

 Make it safe and easy to get around for all people of all ages 

and abilities and for all modes of transport including walking 

and cycling. 

 Prosperous City (e)

 Promote economic growth, productivity and prosperity by 

creating a physical and planning environment which attracts 

people, businesses, shoppers and visitors, and enables and 

attracts development and investment to the central city. 

 Vibrant City (f)

 Attract more people to live, work, shop, play, learn, and visit the 

central city. 

Anchor Projects 

 The Blueprint Plan (Figure 3 below) identified sites for the following 5.19

Anchor Projects: 

 Convention Centre Precinct. (a)
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 Performing Arts Precinct. (b)

 Library. (c)

 Justice and Emergency Services Precinct. (d)

 The Frame, including the East Frame, North Frame, the South (e)

Frame – incorporating the Innovation Precinct, and part of the 

Health Precinct. 

 Stadium. (f)

 Metro Sports Facility. (g)

 Bus Interchange. (h)

 Residential Demonstration Project.   (i)

 Avon River Precinct.  (j)

 Cricket Oval. (k)

Figure 3: The Blueprint Plan  
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 The Blueprint had the effect of moving the economic geography of 5.20

the “Central Core” of the Central City one block to the west. The 

eastern boundary of the Central Core moved westwards from 

Madras Street to Manchester Street and the western edge of the 

area Central Core has now firmly established west of the Avon River 

between Kilmore Street in the north and Cashel Street in the south. 

 The "Central Core" is defined in the north by the Avon River, the East 5.21

Frame in the East and the South Frame in the south. The western 

edge of the Central Core is located between the River and Montreal 

Street. 

 A strip either side of Victoria Street was included in the Central City 5.22

Business Zone to provide a mainstreet gateway to the core from the 

north-west and to provide for some development to take place while 

the Red Zone cordon was still in place within the Central Core. 

Convention Centre 

 The Convention Centre Precinct is located within the Central Core 5.23

adjacent to the Avon River, Cathedral Square and Victoria Square. It 

is envisaged that as well as convention, meeting and exhibition 

facilities the precinct may include hotel accommodation, offices, 

hospitality, retail and residential activities. 

 The site was selected because of its open space setting on three 5.24

sides, its central location, its proximity to potential hotel sites and to 

encourage Convention Centre visitors to spend time in the Retail 

Precinct and the hospitality areas adjacent to the Avon River 

Promenade. 

Performing Arts Precinct 

 The Performing Arts Precinct was located in the northern part of the 5.25

core to help enliven and activate this part of the Central City and to 

co-locate with the refurbished Isaac Theatre Royal. At the time of the 

preparation of the Blueprint it was anticipated that the Town Hall 

would not be restored on its original site because of the likely 

financial cost and the unstable nature of the ground conditions. 

However, the Council has resolved to restore it. As a consequence of 
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this decision, the designation over the northern part of the 

Performing Arts Precinct has since been uplifted. 

Library 

 I understand that the Library was the most visited building in the 5.26

Central City prior to the quakes. It has been sited on the north side of 

Cathedral Square to help activate Cathedral Square and to be an 

integral part of the civic and cultural heart of the city. 

Justice and Emergency Services Precinct 

 The Justice and Emergency Services Precinct ("JESP") is located 5.27

immediately south of the Retail Precinct and west of the Bus 

Interchange. It occupies the majority of the block, but excludes an 

area of land intended for commercial and retail activities at its 

eastern end on Colombo Street. 

 The location of the JESP provides for good vehicle access to the 5.28

east, north and south and is located adjacent to the Bus Interchange 

for visitors and workers who may choose to travel by public transport. 

North and East Frame 

 The North and East Frame forms the eastern edge of the Central 5.29

Core.  It includes the Margaret Mahy Playground (opened in 

December 2015), and development of more than 900 residential 

dwellings with new public realm linking the Avon River and 

Playground in the north, to the Innovation Precinct and Stadium to 

the south.  

South Frame 

 The South Frame forms the southern part of the frame which 5.30

surrounds the Central Core. The anticipated environmental outcome 

for the South Frame is a mixed use area set within an urban campus 

landscape. It is anticipated that it will be an attractive environment for 

inner city residential development as well as for commercial office 

and existing health, education, research and information technology 

(IT) businesses. 
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 The South frame vision was more fully developed during the 5.31

preparation of the South Frame addendum (refer to paragraph 6.6 of 

this evidence). 

 A key part of the vision is the provision of a public realm made up of 5.32

a new greenway, new gathering spaces and new north/south lanes. 

These developments will help to transform the new Central 

Christchurch into a place of courtyards, lanes, promenades and 

trees. The greenway runs east-west and provides a pedestrian link 

between the public realm in the East Frame and the Innovation 

Precinct, and the public realm in the Health Precinct, the Avon River 

Precinct and Hagley Park in the west. 

 Two new gathering spaces are to be located along the greenway and 5.33

two in the Innovation Precinct. It is intended that the new gathering 

spaces will be destinations which cater for pedestrians and South 

Frame/Innovation Precinct workers and residents, where groups can 

meet informally or for planned events and other social or passive 

activities. 

 The new lanes will be shared spaces for vehicles, pedestrians and 5.34

cyclists in a slow speed environment. 

 It is important that the South Frame enables and encourages a 5.35

compatible mix of development opportunities within a high amenity 

urban open space environment without “cannibalizing” office and 

retail development within the core. 

 The South Frame addendum to the CCRP classifies industrial and 5.36

motor servicing activities and car yards as non-complying (refer to 

my paragraph 6.6(c) below).  It is considered that industrial and 

motor servicing activities and car yards are inconsistent with the 

objective of developing a high amenity and attractive environment 

within the South Frame for residential, technology based businesses 

education, research and health related activities. 

Innovation Precinct 

 The Innovation Precinct is at the eastern end of the South Frame and 5.37

straddles High Street to take advantage of its proximity to the 

Christchurch Polytechnic Institute of Technology (CPIT) as well as its 
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potential to attract back creative businesses which characterised 

parts of the area prior to the quakes. 

Health Precinct 

 The Health Precinct is located at the western end of the South Frame 5.38

in close proximity to the Christchurch Hospital, the Metro Sports 

Facility and a number of existing specialist medical research 

institutes. 

Stadium 

 The Stadium site is deliberately located close to the Central Core to 5.39

be near the Bus Interchange and the entertainment / hospitality 

precincts.  It is adjacent to the North/South one way pairs Madras / 

Barbadoes Streets and is on a pedestrian axis along Cashel Street 

with the Bridge of Remembrance at the western end and a potential 

stadium entrance gate at the eastern end. 

Metro Sports Facility 

 The Metro Sports Facility is located adjacent to an arterial route 5.40

(Moorhouse Avenue) and a main distributor route (St Asaph Street).  

Its location near the hospital and Hagley Park is a deliberate strategy 

to co-locate health, sport and recreation activities and to help 

catalyse new mixed use activities in the vicinity. 

Bus Interchange 

 The Bus Interchange is located immediately adjacent to the Retail 5.41

Precinct, within easy walking distance to Cathedral Square (200 

metres), the Stadium site (300 metres) and the Innovation Precinct 

(125 metres). 

Residential Demonstration Project 

 The site for the Residential Demonstration Project was chosen for its 5.42

proximity to the Central Core (225 metres), Latimer Square, the Avon 

River and Christchurch East School (200 metres to the east on 

Gloucester Street). 
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Avon River Precinct 

 The Avon River Precinct is intended to be the premier open space in 5.43

the CBD.  It is the CBD’s waterfront, and will form a focal corridor 

connecting Hagley Park in the west to the Avon Loop in the east.  

The true right bank will be developed as a pedestrian promenade 

with significant investment along Oxford Terrace between the 

Antigua boatsheds to Manchester Street with a lighter touch on the 

true left bank and between Manchester Street and Fitzgerald 

Avenue. 

Cricket Oval 

 The Cricket Oval was located in Hagley Park in line with the intention 5.44

to create a compact and concentrated mix of activities within the 

Central City.  The Blueprint team was also mindful of the park’s 

historical associations with the game of cricket and the site’s ability to 

absorb the activity without adversely affecting its functions as a 

passive and active recreation resource as well as an important 

amenity feature of Christchurch. 

The Earthquake Memorial 

 The site for the Earthquake Memorial was determined after the 5.45

completion of the 100 day process.  Site selection involved 

significant input from the Council and Ngāi Tahu. 

6. CHANGES TO THE CCRP 

 The CCRP which incorporates the Blueprint was gazetted in July 6.1

2012. It was set out in two volumes. Volume 1 outlined the vision for 

the Central City including the Blueprint. Volume 2 was an appendix 

which outlined the planning framework considered necessary to 

support the achievement of the vision. 

 The CCRP built upon the Draft CCRP but among other refinements it 6.2

provided four significant developments and/or changes to the CCC’s 

Draft Recovery Plan. These were: 

 Specified spatial locations for 7 anchor projects (which were (a)

contemplated in the Draft CCRP but no specific sites were 
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identified for): the Convention Centre, Metro Sports Facility, 

Library, Bus Interchange, Performing Arts Precinct, Health 

Precinct and the extent of the Avon River Precinct; 

 Specified sites for Anchor Project initiatives not contemplated (b)

in the Draft CCRP – i.e. The Frame, Stadium, Residential 

Demonstration, Innovation Precinct, Cricket Oval and the 

Justice and Emergency Services Precinct; 

 A more enabling planning framework; and (c)

 Statutory direction to amend the District Plan in accordance (d)

with parts of Section 24 of the Canterbury Earthquake 

Recovery Act 2011. 

 Since the release of the CCRP in July 2012, there have been four 6.3

CERA-led amendments and additions to the Central City planning 

framework.  

A Replacement Transport Chapter – "An Accessible City" (October 

2013) 

 An Accessible City establishes a new transport network for the 6.4

Central City that includes: 

 A new road hierarchy; (a)

 A 30km / hour slow core; (b)

 Improved provisions for cycling, pedestrians and public (c)

transport; and  

 The conversion of Salisbury Street and Kilmore Street to two-(d)

way traffic. 

The South Frame Addendum (December 2014) 

 The South Frame, which incorporates the Health and Innovation 6.5

Precincts, anticipates a mixed range of buildings and activities within 

a pedestrian-friendly area with an urban campus character. 

 The South Frame Addendum enables the vision for the South Frame 6.6

to be realised by establishing a high amenity Mixed Use Zone which 

includes: 
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 A special purpose high amenity Pedestrian Precinct Zone. (a)

 Provision for a mix of activities including residential (b)

development, hotels, entertainment, research, education and 

health facilities and offices. 

 Non complying status for industrial and motor servicing (c)

activities. 

 Recognition of the Central City Business Zone as the pre-(d)

eminent business area in the Central City. 

 More enabling provisions for offices in the Health and (e)

Innovation Precincts compared to the three middle blocks 

located between Manchester and Montreal Streets. 

 Provision for a continuation of retail along High and Colombo (f)

Streets. 

The Noise and Entertainment Provisions Addendum (December 2014) 

 The CCRP gazetted on 31 July 2012 contained provisions which 6.7

defined the anticipated noise environment within the Central City. 

 In 2014 the Minister sought written public comments on draft 6.8

amendments to the provisions of the Recovery Plan as set out on 

pages 69 – 76 of Appendix 1 of the CCRP. 

 After consideration of the written public comments, replacement 6.9

provisions and a new Map 7 were finalised. 

 The amended provisions: 6.10

 expanded the area of Category 1 and Category 2 noise levels (a)

within the Central City to provide a more permissive 

environment for entertainment and hospitality activities within 

the Central Core; 

 exempted “people noise” during the day time to better provide (b)

for outdoor bar areas, but required outdoor bar areas to have a 

minimum setback from Residential and Mixed Use Zones;  

 extended the duration of the more lenient day time noise (c)

levels; and  
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 increased the allowable daytime noise levels in the Category 2 (d)

area to better provide for entertainment and hospitality 

activities in this area.  

A new Residential Chapter – "A Liveable City" (January 2015) 

 A Liveable City recognises the importance of inner city living to the 6.11

vitality and functioning of the Central City. 

 It establishes an enabling and simplified planning environment for 6.12

inner city residential activities through: 

 The replacement of four Living Zones with one Central City (a)

Residential Zone, and one Living 5 Zone; 

 Permitted activity status for residential activities (which (b)

combined with the permitted activity status in the Central City 

Business and Mixed Use Zones means that residential activity 

is currently permitted within all zones in the Central City except 

the Conservation and the Open Space Zones); 

 The removal of Special Amenity Areas ("SAM’s"); (c)

 Simplified height standards in the residential zone from nine (d)

different height standards to two; and  

 Simplified urban design standards. (e)

Non-Statutory Documents 

 For completeness I draw the Hearing Panel’s attention to three 6.13

documents which do not have statutory status, but which intend to 

provide guidance for development within parts of the central city. 

Two of these documents are Streets and Spaces Design Guides; 

one of which provides for strategic guidance and the other provides 

technical guidance. The third document provides urban design 

guidance for the Central City Residential Zone. 
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Christchurch Central Streets and Spaces Design Guides 

 Both the strategic and technical guidance documents were prepared 6.14

by a multi-disciplinary inter-agency group made up of transport 

planners, traffic engineers, planners, urban designers and landscape 

architects from the Council, NZTA, CERA and Ngāi Tahu.  The 

strategic guidance volume has been endorsed by the Associate 

Minister for Canterbury Earthquake Recovery and the Mayor and 

Councillors of the Council. Both the strategic and technical guidance 

documents are currently available on the CERA website.  

 The purpose of these design guides is to provide a comprehensive 6.15

reference document for the design and delivery of public realm 

improvement projects in the Central City. 

 The documents have been developed to guide CERA, Council, Ngāi 6.16

Tahu, Canterbury Regional Council ("CRC"), NZTA, and anyone 

involved in designing and delivering public realm projects in the 

Central City, in particular consultant teams and design professionals. 

 For convenience the public realm has been divided into two groups – 6.17

the street network and gathering spaces. The strategic guidance 

book provides the vision, design principles and design criteria along 

with general concepts that should guide public realm design projects. 

 The technical guidance book provides the suite of materials, 6.18

construction details and street furniture to be used in public realm 

projects in the Central City. 

Urban Design Guidance for the Central City Residential Zone 

 This document provides guidance for the design of multi-unit housing 6.19

for the central city residential zone. Its purpose is to assist 

developers and investors to interpret and meet the urban design 

standards in the District Plan established in the CCRP residential 

chapter A Liveable City. It is currently in draft and is out for comment 

from the development sector. Successful multi-unit housing is an 

important component of the strategy to achieve the residential goals 

that are set out in the “A Liveable City” chapter. The guide is aimed 

at developers, landowners, architects, designers and homeowners.  

The intention of the guide is to facilitate the design of high quality 
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development so that developments respond to the local context and 

are attractive, deliver a high level of amenity and meet the needs of 

its residents. 

7. RECOVERY PROGRESS UPDATE 

 In section 8 of my first statement of evidence, I provided a progress 7.1

update of the Central City rebuild as at November 2014.  In this 

section of my evidence I provide a further progress update on the 

Central City rebuild.   

Evidence of recovery progress 

 Christchurch in February 2016 is about 5 years on from the 7.2

destructive series of quakes which began on February 22, 2011. 

 To put the Christchurch recovery in perspective it is helpful to make 7.3

reference to natural disaster recovery efforts in other parts of the 

world.  There is a limited set of long-term case studies of 

reconstruction after disasters. 

 Studies of earthquakes in Italy, Nicaragua and the United States as 7.4

well as studies of major floods in the United States indicate that 

reconstruction takes a long time. 

 Reconstruction is part of a sequence of three identifiable and 7.5

overlapping post-disaster periods: Emergency, Restoration and 

Reconstruction.  The studies found that the second and third periods 

last approximately 10 times the duration of the previous period. 

 The retrospective study of San Francisco after the 1906 earthquake 7.6

and fires examined the post-disaster periods.8 The emergency period 

included search and rescue, provision of emergency shelter and 

feeding, the establishment of order and the clearing of major 

transport arteries. In 1906 the emergency period lasted 4 weeks. 

(The National Civil Defence emergency in Christchurch was uplifted 

after 10 weeks). Before the emergency period ended, a restoration 

phase started where the repairable essentials of urban life were 

restored, including repair of damaged infrastructure – power and 

                                                
8
 * R.W Kates, CE Colten, S.Laska and S.P Leatherman; (2008) Reconstruction of New Orleans after 

Hurricane Katrina: A research perspective in proceedings of the national academy of sciences of the United 
States of America – page 14655 
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water supplies, and roads. The restoration period in 1906 lasted 40 

weeks (i.e. ten times the emergency phase). The period of 

reconstruction to replace and improve upon destroyed infrastructure 

of commercial buildings, houses and jobs overlapped the restoration 

phase.   

 I have been unable to find any studies which have compared the 7.7

phasing of the Christchurch recovery to the recovery of San 

Francisco after the 1906 earthquakes and fires, or New Orleans after 

Hurricane Katrina. From my observation, it appears that we are well 

into the reconstruction phase of rebuilding, replacement and 

betterment. 

 The next section of my evidence provides an update on how 7.8

restoration and reconstruction is advancing. 

Demolitions 

 For the past four years CERA has been analysing Central City aerial 7.9

photographs as part of monitoring of building demolitions. To date, 

over 1,520 commercial buildings have been demolished in the 

Central City.  This is approximately 99% of the demolitions that are 

anticipated. 

Land Owner Intentions 

 The CCDU development team, which I lead, liaises with the tourism 7.10

sector and Central City landowners, developers, investors and 

potential tenants to help facilitate and catalyse the regeneration of 

the Central City. As part of this work the development team is 

continually surveying Central City landowners to gain an 

understanding of how their development intentions for the Central 

City are progressing. 

 To date, owners of over 700 land titles (which equates to 79% of the 7.11

land area in the Central Core) have been surveyed. Most of these 

owners were happy to allow their development intentions to be made 

public. The intentions of the owners of land within the Central Core 

are illustrated on a map on the CERA website and in Figure 4 below, 

which shows that as of October 2015, approximately 70% of the land 
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titles within the Central Core were either under construction, or 

complete, or development planning had commenced. Only 20% of 

the land titles do not have confirmed development intentions. These 

lots are illustrated in blue in Figure 4 below.  

Figure 4. Land Owner Intention Map, October 2015 
 

 

Office Space Supply 

 I have read the statement of evidence of Marius Ogg and agree with 7.12

his statements that “the Central City is on a promising path to 
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recovery”9 …”and there is a significant level of new office and retail 

development either completed or under construction”10. 

 The office snapshot in Mr Ogg’s evidence, table 1 indicates that the 7.13

quantum of office space in the Central City, existing, operational, 

under construction or proposed is over 245,000m2 which is just 

under the pre-earthquake office area of 268,500m2.  

Hotel Room Supply 

 CCDU market intelligence indicates that the current supply of inner 7.14

city hotel rooms totals 1,208.  This number is less than half the pre-

quake supply in the central city.  There is anecdotal evidence that 

hotel developers are awaiting the start date of the Convention Centre 

Precinct before investment and development decisions for new 

hotels are confirmed. 

Residential Dwelling Supply 

 The residential chapter of the CCRP – A Liveable City - proposes a 7.15

goal for an inner city residential population of between 3-6% of 

Christchurch’s population. This equates to between 12,000 and 

24,000 people by 2041 (based on a population projections). 

 There were 4,899 inner city residents in 2,166 dwelling units living in 7.16

the Central City at the time of the 2013 census. As an interim goal, 

CERA has adopted a target of an additional 5,000 dwelling units by 

2028. This is the equivalent of approximately 333 units each year for 

15 years.  

 Since 2011, there have been 209 new residential developments 7.17

completed and an additional 264 have been consented in the Central 

City. At the same time 109 residential units have been demolished 

and a further 91 have been consented for demolition.11 

 Mr Mitchell notes that the rate of Central City residential development 7.18

is starting to increase. Market intelligence I have received supports 

Mr Mitchell’s evidence. 

                                                
9
 Statement of evidence of Marius Ogg dated 14 January 2016 at paragraph 7.2. 

10
 Statement of evidence of Marius Ogg dated 14 January 2016 at paragraph 4.3. 

11
 Ian Mitchell; Livingston & Associates LTD December 2015; Christchurch’s Central City Residential Market. 
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 85 apartment units in low rise developments have recently been 7.19

completed and an additional 177 apartment units in low rise or 

terraced developments are under construction12. 

 Mr Mitchell notes that there are 242 proposed units in addition to the 7.20

approximately 1,000 dwelling units proposed for the East Frame. In 

the past, the Central City had struggled to provide an attractive 

alternative to suburban living. 

 I believe that the more enabling planning framework put in place by 7.21

the CCRP residential chapter - A Liveable City, together with 

improvements in public amenity and a more concentrated Central 

City activity mix, will encourage more people to consider living 

centrally as an attractive lifestyle – particularly “empty nesters” and 

young professionals, as well as families. 

Retail Supply 

 In July 2015 within the Retail Precinct there was 42,075m2 of retail 7.22

floor space either open for business, under construction or proposed 

for repair (Ballantynes makes up more than 27% of this figure). In 

addition, there are approximately 60 shipping containers 

accommodating 31 temporary retail shops. 

 Retail advice commissioned by CERA from Tony Dimasi of Macro 7.23

Plan Dimasi13 concluded that the optimal retail quantum for the 

Central City Core is 67,500m2. 

Inner city workforce 

 Market intelligence gathered by Canterbury Development 7.24

Corporation (CDC) indicates that there are approximately 35,500 

workers currently involved in the production of goods and services 

within the Central City. 

 Over the next two years it is anticipated that an additional 8,000 7.25

people will join the central city workforce, including government and 

CRC employees and private sector tenants. 

                                                
12

 Ibid 
13

 The new Christchurch City Centre: recommendations for the retail core July 2013; Macro Plan Dimasi 
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Central City SCIRT Work Programme 

 As at November 2015, the Stronger Christchurch Infrastructure 7.26

Rebuild Team (SCIRT) had completed 97% of its central city work 

programme. 

8. CENTRAL CITY – CROWN OUTCOMES 

 In section 9 of my first statement of evidence, I discussed the broad 8.1

outcomes sought by the Crown which I considered to be appropriate 

and desirable to support the recovery of the Central City.  I continue 

to support the views I expressed in my earlier evidence because if 

the Central City is to play a cultural, economic and social life of 

Christchurch and the region, then it is important to: 

 Continue to provide clear strategic direction. (a)

 Continue to create and maintain an enabling planning (b)

framework which supports investment and development. 

 Attract people to work, play, visit, develop, invest and to (c)

significantly increase the number of inner city residents. 

 Rebuild important community and civic facilities. (d)

 Attract specialist knowledge businesses and their workers to (e)

the Central City. 

 

 
________________________ 
Donald John Miskell 
14 January 2015 
 
 


