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1.0 EXECUTIVE SUMMARY

This report outlines a plan for the reinstatement of the ChristChurch Cathedral based on the
repair, rebuild and restoration of the existing building. We consider that provided sufficient funds
can be raised from philanthropic and public donations, alongside the commitment of insurance
proceeds from the Church Property Trustees and support from central and local government, the
building can once again be an effective and welcoming Cathedral at the heart of the City.

Our Approach

The Cathedral Working Group (CWG) was tasked with investigating and recommending a viable
way to reinstate the ChristChurch Cathedral (the Cathedral). The CWG compriseddwo members
of the Church Property Trustees (CPT), two members appointed by the Govemment (including
the Chair), and one person appointed after consultation with the Great Christchurch Buildings
Trust (GCBT). We have worked together as a group to examine the issues’and call for advice
and technical reports on the key aspects of this challenge.

We looked at different scenarios for the future of the building, and-the heritage, architectural,
engineering and cost implications of those. We looked at the requirements of the church from
the owners’ and users’ points of view, so the interior _in(particular can be adapted and
modernised to function most effectively for its congregation and visitors for many years. We
considered the role of the Cathedral in the civic life af the City and in the redevelopment of
Cathedral Square. We also looked at the feasibilitysof implementation, including the regulatory
environment and the consents required. Finally, we'examined how a reinstatement project could
be funded and the implementation managed.

We knew at the outset that the damaged. Cathedral building could be fully reinstated and the
broad parameters of doing so. That pasitien is well covered in the report by Miriam Dean QC of
November 2015 that recorded the»outcome of facilitated discussions between engineering
advisors for the CPT, as owners of the building, and advisors to the GCBT. In the report’s summary
of the engineer’s conclusions, {itystates that “to repair only or restore only are not viable
engineering options because, they would not bring the Cathedral either in part or in whole up to
100 percent of the seismic seguirements of the new building code. What would be required is a
combination of repair, restoration and seismic strengthening, an approach defined for this report
asreinstatement”. Thereport also outlined the broad cost parameters of a reinstatement project.

We started from there. The CWG was established to examine and recommend viable ways to
achieve some\form of reinstatement. We have sought to draw together the key advisors for each
of the technical reports to workshop the issues and gain alignment on an appropriate way
forward, and then to get all the advisors to endorse the technical advice or plan. Through this
process ‘the technical structural issues, the basis of the cost estimates, and the assessment of
heritage values has been aligned between the advisors and are not in dispute.

b.\J_ The reinstatement of the Cathedral building is not
therefore primarily a technical challenge, but one of
“The reinstatement of the Cathedral bringing together the funding and commitment
building is not therefore primarily a required to see a major project through to
technical challenge, but one of completion.
bringing together the funding and
commitment required to see a major Reinstatement can take a range of forms. There are
project through to completion.” different ways to rebuild, repair and restore the

Cathedral. These can retain more or less of the
different elements of the heritage fabric and have
different cost and implementation implications. We primarily examined two such scenarios.



We have focused most of our work on a reinstatement scenario that is based on retaining as
much as possible of the heritage features and integrity of the original gothic design of the
building, while making sure the building has the resilience and utility for the future, in terms of
seismic strengthening, accessibility and interior functionality. Provided it can be funded, this
would be a good outcome for the Anglican Church and wider community, as well as for the
overall regeneration of Christchurch.

An alternative scenario is to essentially recreate a new building in an old skin — to deconstruct
and then strengthen the existing walls and, to replace all the roof and the upper structure of the
building with a lightweight timber structure in a similar but contemporary design. This appreach
has been outlined by highly respected Sir Miles Warren, although other similar design appfeaches
may be possible. This “Scott-Warren” design would allow a substantially new interior to be
constructed but at the cost of the removal and loss of significant heritage features,\Itywould be
significantly less costly to build than a retention scenario, and hence the demands‘en public and
philanthropic funding would be less, although not necessarily easier to raise.

We also requested advice on the indicative costs of a new building and.anunderstanding of the
implementation issues such a project would face, so that we could have'a point of comparison
for the assessment of the recommended reinstatement plan outlined in this report. Replacement
of the Cathedral with a totally new building is not within the definition of reinstatement and not
within the CWG’s terms of reference (Appendix 1). That optionis\always available to the Church
Property Trustees if there is not a viable path for reinstatement of the existing damaged building,
or there are risks and issues that cannot be satisfactorily addressed. A totally new building does
not require the efforts of this CWG to assess its engineefing or architectural merits, or to consider
its project implementation, because they would be*matters for the Church Property Trustees as
the building owners to determine in the context of §eeking the appropriate regulatory consents
and approvals.

Safety

The safety of those who will work on“this building, and those who will use it, is of paramount
importance. The engineering basis.of the recommended plan is to ensure the building achieves
the required level of seismic strengthening to meet the New Zealand Building Code (IL3). This is
required given the occupancy fevels of the building and is appropriate given its heritage status.
It is also proposed the building will be base isolated, which may provide more protection than
the building code strictiysrequires, but is important in achieving a more resilient building and a
less intrusive restoration of some key elements.

All the engineering advisors reviewed the stabilisation approach for the building, with the
objective ofimaintaining a level of safety for those working on it that is commensurate with
activity on-any construction site.

The Heritage Context and Values

€hristChurch Cathedral is one of New Zealand’s best known and most identifiable buildings. It is
the widely recognised symbol of the City that bears its name, and a building of considerable
heritage and architectural value. Itisregistered as a Category One site by Heritage New Zealand
and as a Group One site by Christchurch City Council. These heritage listings are the highest
available to either organisation.

The history of the Cathedral has been well documented by others and a summary can be seen
in both the Archaeological and Heritage Reports in Appendix 2 and 3 respectively. Previous
studies and documents have determined that the heritage significance of the Cathedral is high
or exceptional.



Our heritage adyvice states that given the condition of the building after the earthquakes, it will
be necessary to accept that some loss of heritage fabric will occur. We accept and endorse
that while a pragmatic approach is required, where there is an unavoidable loss of some
heritage fabric, it should be balanced with a net gain in the retention of most of the heritage
fabric and the heritage significance of the building.

All the engineers involved in this assessment have proposed and agreed a methodology for
strengthening the Cathedral based on guiding principles and an approach that minimises the
impact on heritage values by using the least intrusive methodology of repair “in situ” most
extensively, and by using demolition only where required.

In our recommended approach, it is proposed that the only features to be demolished and
rebuilt will be the western wall and front porch, and the tower. The western wall was.extensively
damaged in the earthquakes and needs to be demolished to achieve stabilisation and access
to the building for the repair and restoration. A big part of the tower collapsed in the February
2011 earthquake and most of the tower was subsequently demolished.

In our recommended approach, it is proposed that the existing roof bexéetained in situ. We also
confirmed the need for base isolation of the new foundations of the\building. This is critical for
reducing the level of intervention required to strengthen the individual elements of the building
and allows for more of the heritage fabric to be retained. Basg isolation greatly reduces the
loads of horizontal seismic action that can be the cawuse “of considerable damage in an
unreinforced masonry building. Base isolation will require.replacement of the existing tile floor
which has already been significantly damaged but itwould also allow for improvements to be
made, including a more uniform floor level throughout-the building, improved functionality and
the installation of a modern heating system.

By way of contrast, the “Scott-Warren” appfoach would involve the complete removal and
replacement of the roof and the deconstruction of the exterior walls down to sill level. Our
heritage advice is that this will involve theless of a large percentage of the remaining heritage
fabric and compromise the remaining\heritage values to an unacceptable level.

Fit for Purpose — Making the Building Better Suited to User Requirements

The CWG wanted a reinstated building to be fit for
purpose for the future asswell as honouring the past. It
makes little sense to-undertake a major reinstatement
project at significant’ cost to simply put things back
exactly as theywere if this does not lead to an
appropriately~y” functional  building  for  future
generations, The building was designed in 1850 and
has been'modified and adapted many times. As part
of our deliberations, we also discussed with CPT and
thenDean of the Cathedral what changes could be
made to improve the functionality of the existing
building.

“It makes little sense to undertake a
major reinstatement project at
significant cost to simply put things
back exactly as they were if this
does not lead to an appropriately
functional building for future
generations.”

Our recommended approach is to improve the standard of utilities and services within the
Cathedral building — including better heating, lighting, and the provision of suitable toilets so that
it can be used by as wide a range of the community as possible.

There was considerable discussion about the size of the internal columns and the extent to which
they divided the interior space and made it difficult for people seated at the side aisles of the
nave to see what’s going on in the altar area.



We would not recommend reducing the number or size of the columns because it detracts from
the design and heritage values and is costly for modest gain. In addition, there are seating
arrangements that can be used to create a more engaging space for most services held in the
Cathedral (as studies undertaken by architectural advisors Warren and Mahoney have
confirmed).

We also recommend the floor level be lowered in the sanctuary to create an even floor level
within the entire nave. This can be accomplished during the proposed base isolation work.

The Cathedral in the Square

As outlined above, Cathedral Square is a highly important City landmark. AreinstatedyCathedral
is an opportunity to ensure the building is accessible and welcoming and makes.tieasy for the
congregation and visitors to move easily between the public spaces in thexSquare and the
Cathedral interior.

For that reason, the CWG recommends consideration be given to an improved entrance porch
area that provides better transparency and connectivity between the Cathedral and pedestrian
areas across the Square.

The Cathedral has been an important visitor attraction (andsshould be again), and can continue
to host many civic events and functions.

Cathedrals have proved globally to be an important.drawcard for visitors and city events, and
they need appropriate space and facilities to cater for this. As well as reinstating the original
building, our recommended plan includes the development of improved ancillary buildings that
will enable the Cathedral to play its part in{the ‘City’s regeneration, and help create a positive
revenue stream that can contribute tgo the building’s future maintenance and financial
sustainability.

The broader civic role that the Cathedral plays in Christchurch is also critically important. It is often
referred to as “our Cathedral” by many in the Christchurch community and there is a strong sense
of informal ownership and belonging.

K‘o This has been at the heart of the debate about the
@ future of the building during the past five years - a
“Ultimately this 5@ of wider strong desire from these citizens and stakeholders to

to be refl In a Wi"ingness to Iegal OWnerShip sits with the CPT.

contribute pay for the

reinstatément of the building...” Ultimately this sense of wider ownership by the
Q community needs to be reflected in a willingness to

contribute and pay for the reinstatement of the
building, otherwise it will not be possible to proceed.

ownership b \community needs retain the building in its original form; yet the burden of
&

Christchurch City Council has previously been a supporter of the civic value and use of the
Cathedral, paying the Cathedral Chapter around $240,000 a year before the earthquakes to
reflect this, and contributing to some improvement and strengthening projects (the Council
contributed $1 million to the strengthening of the roof). We would like to see this relationship
renewed and formalised into a “Cathedral Support Arrangement” that would recognise both
the civic use and the role the building plays in the economic and tourist life of the City, in return
for more certainty to the financial relationship. This is covered further in the funding discussion
below.



Costs and Funding

Restoring heritage buildings comes with inherent risk and is relatively costly, and more so given
the seismic strengthening required. The work must be done carefully and retain the design
integrity of the original, yet use pragmatic approaches that enable the project to be achieved
within a defined budget.

To ensure we could present a robust assessment of likely costs, the CWG requested three Quantity
Surveying advisors to develop and peer review the costs of different scenarios and ferm a joint
view on the level of escalation, fees and contingencies. We also engaged with the €EO of the
Christchurch Arts Centre restoration project to learn from their experiences.

The cost of the recommended reinstatement plan is around $100 million in “Outturn dollars”. This
is the budget required for the project over a seven to eight-year period, and.we recommend the
total project cost be capped at this amount. It may be possible to reduce this amount by fast-
tracking design and consenting issues. However, at the same time‘there are thresholds in the
public fundraising component that may take time to achieve.

The recommended plan is costlier than a new build by around$25-35 million. This is by comparison
to either the Scott-Warren “new build in a heritage skin” design or the complete demolition of
the Cathedral and its replacement with a new contemporary building. That is one measure of
the value and significance of the ChristChurch, Cathedral heritage and archaeological
elements, although some would say its value is muCh.more than this.

The insurance proceeds held by the Church{Property Trustees will meet around 40 percent of the
total cost. A capital contribution from the Government is possible, and local government may
also contribute, bringing the funds to, say-50 percent of the total required. Nevertheless, there
is no doubt that this reinstatement plagrrelies heavily on being able to raise the remaining 50
percent from philanthropic donors-and the public.

The CWG sought advice from)international fundraising advisors on the feasibility of how a
reinstatement project could\.be funded, including the scope and likely sources of a public
fundraising campaign. They‘conducted interviews with potential donors and influencers in New
Zealand and overseas.”;Their advice is that a $55 milion campaign to reinstate the Cathedral
can be achieved, inithree to five years. Provided the campaign is run effectively, they have a
high degree of confidence in achieving this target.

We acknowledge the work the Great Christchurch Buildings Trust (GCBT) has already done to
begin to bring together a potential donor base for the reinstatement project and the indicative
pledgesithey have recorded. There is a good initial base of work to build on and those already
contacted will be important contributors to the total campaign.

The future of the project of the reinstated Cathedral therefore relies on the success of public
fundraising. There is no way to be certain that funds will come forward in the way envisaged.
Every public fundraising campaign faces this risk of uncertainty. We have worked to address and
reduce this risk in several ways.

First, we consider it prudent to initiate the funding campaign as soon as the parties agree on the
way forward. This allows the initial major donor pledges to be confirmed and sufficient
confidence to be achieved that the full fundraising target can be met. In the meantime, we
recommend the detailed design and procurement of the stabilisation works proceed and that
implementation vehicles be developed.



Second, we recommend the project be implemented through a staged procurement model, so
that each stage is procured within the available funds at the beginning of that stage. In addition,
it is proposed the Government considers a limited cashflow credit management facility that will
smooth out the flow of funds and enable the project to proceed and contracts to be agreed
with certainty. This is important for the Government and CPT as Joint Venture parties, the City,
consultants and contractors.

Third, we recommend the reinstatement project budget be capped at $100 million (outturn cost):
A reinstatement project needs to be subject to the same disciplines faced by other capital
development projects — the need to make decisions and trade-offs within a fixed budget:; \This
total for the Cathedral reinstatement is based on professional cost estimates and we .Cansider
the project estimates to have been thoroughly examined and tested by peer review.

Other reinstatement approaches for the building would also rely on public fundihg,“ut to a lesser
degree. Even a complete new building is likely to cost considerably more than the Church
Property Trust has in terms of insurance proceeds. But our fundraising adyice' is clear —that the
donors contacted (including international donors) are much mare “~disposed to a full
reinstatement of the original building (as based on ICOMOS Principles)‘than to other possibilities
that do not retain the heritage fabric. On the other hand, a lowertarget amount would be
required by comparison.

Rebuilding the Cathedral in the Square

Reinstatement of the Cathedral is an ambitiousyproject. It will require determination and
dedication to direct and manage the project whilgaising the necessary funds.

We propose the implementation and management of the project be through a joint venture
between CPT and the Government as equal partners. Government involvement is important
given its wider interests in the regeneration’)of Christchurch and the confidence and support it
can bring to the project. Because ayproject of this type is very much “investigate and design as
you go”, itis critical that those respoensible for the Cathedral and its future use are closely involved
in the project. The directors of thisjoint venture must have the requisite skills to manage a project
of this type, and their skill to achieve the project’s objectives within budget will have a significant
bearing on the success of the fundraising environment.

It will also be criticallyimportant to establish an independent fundraising trust with highly
regarded trustees, WWe-propose that the trust be established by legislation to give it the gravitas
and integrity thatissfequired. The fundraising trust will seek to raise the required monies for the
sole purpose of'‘the reinstatement project, and will remain in place until the funding target is
achieved.

To enable' the proposed reinstatement project to proceed with confidence, we propose the
Government work with other political parties to consider empowering legislation to establish the
fondraising trust, and to address the regulatory environment and achieve any required consents.
Iif. adopted, the process of developing and considering such legislation would allow the public to
be engaged in what is proposed through a Select Committee process.
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2.0 RECOMMENDATIONS

The Cathedral Working Group recommends the Church Property Trustees and the Minister
supporting Greater Christchurch Regeneration:

1.

10.

11.

12.

Agree to adopt a reinstatement plan for the ChristChurch Cathedral that retains the
integrity of the design and fully repairs, rebuilds and restores this nationally significant
heritage building, and enhances its interior functionality.

Agree the final scope of the reinstatement project be within a cost envelopé\of $100
million (outturn dollars), including all interior enhancements and improved yisitor centre
and ancillary buildings, as well as the replacement of the tower.

Agree to establish an independent Cathedral Fundraising Trust, with the sole task of raising
public donations for the reinstatement project including the establishment of a future
insurance and maintenance fund, in the order of $40 to 50 milionvover the next three to
five years, with the trustees appointed for their community,standing and relevant
fundraising experience.

Note the Church Property Trustees contribute all of the‘existing insurance proceeds from
the material damage global settlement claim that relate to the Cathedral, including
interest received, for rebuilding, reinstating, andepairing the damaged building.

Request the Government and Christchurgh- City Council each consider a capital
contribution to the project, on the basis that'a fully reinstated Cathedral is critical to the
regeneration of the centre of the City'and the Cathedral Square.

Request the Government considef. aimited credit support facility to enable smooth cash
flows over the life of the project.

Agree the Government and-CPT enter a joint venture agreement as equal partners and
share responsibilities tomanage and deliver the recommended reinstatement plan.

Agree the Government and CPT work together to appoint directors for the joint venture
board based onytheir skills and experience for a project of this size and complexity.

Agree an.immediate start be made on the detailed design and procurement of the
stabilisation works, and that these be funded within a Government contribution as
outlined in recommendation 5 above.

Agree the project be procured in a sequenced manner to match as much as possible
the flow of funds from the Government and CPT, and the public fundraising, starting with
stabilisation works, main building reinstatement and interior refurbishment, ancillary
buildings and, lastly, the replacement of the tower.

Agree to approach Christchurch City Council to develop a Cathedral Support
Arrangement to recognise the important role of the Cathedral in the civic life of the City
and tourism, and to seek a capital contribution and an annual financial contribution
within a long-term funding support arrangement for ongoing Cathedral running and
maintenance.

Request the Government work with other parties to introduce legislation to support this
report’s reinstatement plan, including the establishment of the Fundraising Trust and
enabling any required consents and approvals that would enable the project to begin
without further delay.



13. Agree to recommend to the future Fundraising Trust and Joint Venture Board that they
consider the support that can be provided by the existing Earthquake Recovery
Programme Management Office and fund management capabilities of the Church
Property Trustees to minimise inefficiencies and duplication of resources, and note that
such services would be provided at cost.

14. Agree the Fundraising Trust will also raise monies to provide for the future costs of annual
full replacement insurance and ongoing maintenance of the reinstated ChristChureh
Cathedral, such funds to be passed to CPT at the completion of the project.

The above recommendations have been agreed and endorsed by members of the/Cathedral
Working Group:

Geoff Dangerfield QSO (Chair) AW‘AA/\/

L]
Steve Wakefield (Deputy Chair) W
Fd :
Roger Bridge f’ﬁ

Alasdair Cassels

Sue McKenzie




3.0 INTRODUCTION

This report has been prepared by, and on behalf of, the ChristChurch Cathedral Independent
Working Group (The Cathedral Working Group or CWG) to advise on a viable pathway for
reinstatement of the ChristChurch Cathedral. It brings together views of technical experts to
provide an aligned technical solution and delivery framework to successfully and safely deliver
the reinstatement of the Cathedral.

The primary technical assessments are provided as appendices and inform this report, and should
be read in their entirety for detailed advice. These assessments have been peerfeviewed
throughout their compilation and, therefore, the final versions as appended incorgorate the
recommendations from the respective peer reviewers.

3.1 Process

Following a report released in November 2015 by the Government-appointed Miriam Dean QC!
which identified the Cathedral could be reinstated, the Minister s

upporting Greater Christchurch Regeneration and the Church Preperty Trustees (CPT) appointed
the CWG in May 2016 with the following members (see Section 110 for credentials):

= Geoff Dangerfield (Chair)

= Steve Wakefield (Deputy Chair)
= Roger Bridge

= Alasdair Cassels

= Sue McKenzie

This CWG has been tasked with undertaking a thorough consideration of options for the
Cathedral’s reinstatement, includingranassessment of delivery methodologies and associated
costs. The full terms of reference fornthe CWG are provided as Appendix 1. Under the Terms of
Reference, the CWG was tasked with:

1. Identifying feasible,-achievable and fully costed options to progress the reinstatement of
the ChristChurch,.Cathedral; and

2. Providing adviee to the Minister supporting Greater Christchurch Regeneration (the
Minister) and” CPT on the best structural, financial, and governance arrangements to
achieve Mhe successful delivery of any Cathedral reinstatement outcome; this is to
provide'methods, timelines and costs for a preferred option.

3.2 “*Approach

In“order to recommend an appropriate pathway for the reinstatement of the Cathedral, the
CWG has, with advice from key technical and expert advisors, examined the constraints, risks
and opportunities associated with options and scenarios for reinstatement. In particular, it has
considered how the respective engineering and design solutions would impact on the safety of
workers and future occupants; the heritage, archaeological and architectural values of the
Cathedral; and, its role and functionality as a place of worship and within the civic life of the City.
As such, the recommendations of this report have been informed based on the assessments
undertaken by those consultants listed in Table 1.

1 Report on Facilitated Discussions with Engineers for Church Property Trustees and the Greater Christchurch Buildings
Trust on Engineering Options for Repair, Restoration or Replacement of the Christchurch Cathedral



As part of this approach, the CWG has welcomed the input, time, presentations and feedback
from a wide range of key stakeholders, including the following organisations and individuals (in
no particular order):

Bishop Victoria Matthews

Dean Lawrence Kimberley

Heritage New Zealand - Sheila Watson (Southern GM)

Her Worship the Mayor, Hon. Lianne Dalziel

Christchurch City Council - Brendan Smyth, John Lonink, Peter Vause

Te Ngai Tuahuriri RUnanga / Matapopore Charitable Trust — Aroha Reriti-Crofts
Keith Beale — Catholic Diocese Property Manager

Arts Centre Trust — André Lovatt (CEO)

Sir Miles Warren, Alex Bruce, Grant Wilkinson

Church Property Trustees (staff)

Great Christchurch Buildings Trust — Hon. Jim Anderton, Hon. Philip Burdon, Deborah Smith
Restore Cathedral Group — Mark Belton, Andy Buchanan,

Jenny May - Architectural Historian

It is clear that in the context of the work undertaken, the challenge to recreate the Cathedral is
not a technical one but rather one of creating a positive-and enabling legislative and funding
environment.

We believe such challenges are not insurmountable’ and, with the implementation of the
recommendations contained within this report together with active and aligned leadership, are
realistic and achievable.

X

“...such challenges are n&)insurmountable and, with the implementation of the
recommendations c ined within this report together with active and aligned leadership,
are realistic and achievable™.

N
RN
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TABLE 1: CONSULTANT TEAM

DISCIPLINE

Project Management

Structural

Heritage / Archaeology

Architecture

Quantity Surveying

Fundraising

Legal

CONSULTANT

RCP Limited

Holmes Consulting Group

Dunning Thornton

Ruamoko Limited

Origin Consultants
Salmond Reed Architects

Warren and Mahoney

BBD Limited

Rawlinsons

Rhodes and Associates

AskRIGHT Consultants

Lane Neave

SERVICE PROVIDED
Project Management
Primary Assessment
Peer Review

Peer Review

Primary Assessment

Heritage Peer Review

Primary¥Assessment

Pritnary Assessment
Peer Review
Peer Review

Primary Assessment

Primary Assessment
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4.0 BACKGROUND AND CONTEXT

The ChristChurch Cathedral is owned and administered by the Church Property Trustees on trust
and in a cooperative relationship with the Cathedral Chapter, who are responsible for the day-
to-day and long-term care of the building.

The Cathedral suffered extensive damage following a series of earthquakes in the
Christchurch/Canterbury region. The first earthquake was the 7.1 magnitude Darfield earthquake
of 4 September 2010. On 22 February 2011, a 6.3 magnitude earthquake caused further
substantial destruction, with additional damage caused by the earthquakes of 13 June.2021 and
23 December 2011. Since then it is estimated that the region has experienced ever 15,000
aftershocks.

The scale and nature of the damage was due to the proximity and shallow nature of the
earthquake epicentres. While many buildings in the City have been deconstructed and/or
redeveloped, a decision on the Cathedral has been subject to lengthy'delay, despite several
options and assessments having been undertaken. Consequently\there has been increasing
concern and frustration from the public, community groups andydevelopers about the lack of
clarity on the Cathedral’s future, and its role as a catalyst for(the regeneration of Cathedral
Square. Cathedral Square has been identified as an Anchor Ptoject within the Blueprint Recovery
Plan because of its role and function as a civic space and urban heart of the City.

Ongoing discussions about the status of the buijlding, including schemes such as a new
contemporary rebuild option, resulted in the preparation of a report produced by Government-
appointed Miriam Dean QC released in November'2015. This report concluded that “to repair
only, or restore only would not be viable engineering options because they would not bring the
Cathedral either in part or in whole up to 100/percent of the seismic requirements of the new
building code”, and that what would bé tequired is a combination of repair, restoration and
seismic strengthening?.

The progression of a practically achievable reinstatement solution (time, cost, quality, buildability,
health and safety) has been theprimary focus of the CWG established in May 2016 by Hon. Gerry
Brownlee and Bishop Victoria Matthews, and is the subject of this report.

2 Report on Facilitated Discussions with Engineers for Church Property Trustees and the Great Christchurch Buildings Trust
on Engineering Options for Repair, Restoration or Replacement of the Christchurch Cathedral, November 2015, p. 5
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5.0 VALUES AND REQUIREMENTS OF THE
CHRISTCHURCH CATHEDRAL

The CWG first set out to understand the role, function and importance of a cathedral for the
Anglican Diocese of Christchurch and the City. This has been achieved through consultation and
stakeholder engagement as well as undertaking a review of work completed previously /by
Warren and Mahoney and CPT, including the outcomes of an earlier study tour. These documents
can be viewed at www.cathedralconversations.co.nz.

A city built around a cathedral was envisaged by the Canterbury Association ((feunded in
London in 1848) and pursued by the newly formed Diocese of Christchurch in the1850s. The
Christchurch Anglican Cathedral has, since the laying of the foundation stone in 1864, provided
the heart of Christchurch as a place of worship and welcoming.

As noted in_the Warren and Mahoney

functional briefing documents

(prepared” in conjunction with CPT

and,\the Cathedral Chapter), the

ability to reinstate the Cathedral

brings with it an opportunity to re-

establish the heart of the City, a

symbol of a city reborn as well as a

working cathedral that respects the

Warren and Mahoney Functional Briefing;2012 past V_Vh”e representing the positive

é evolution of the Church. We also

AL acknowledge that the reinstatement

must provide for a cathedral that

looks to the future and provides for cantinued growth and sustainability, in economic terms and
of the Cathedral’s mission.

“We envision Christchurch Cathedral as the vital

heart of a city reborn; a symbol of new life, a place

for all, a working cathedral that leads the way
forward. The building will be open and inviting,

secure, and its success will be about the life of the é
community of Christchurch that it supports...” @

An ongoing dialogue has been“undertaken about the form and function of a reinstated
Cathedral and how this canndeliver on the strategic objectives of the Diocese (Christ-Centred
Mission; Faithful Stewardship; and Young Leaders) and the key themes of sustainability; ambition
and relevances.

The primary mission'of a Cathedral is “to reflect, through its beauty, the mystery of the presence
of God”4. As such; we acknowledge that the reinstated Cathedral will not simply be a building,
but a place“of Anglican worship. In addition to the Cathedral providing a house of worship,
mission andjprayer and a spiritual space, a reinstated Cathedral must also provide for a range
of othen uses including work, teaching and education, hospitality, and civic and tourism
functions/events.

These requirements are inter-related. Each is important in its own right but also needs to be

considered in relation to the functional and spatial requirements of the others, to provide for a
functional and sustainable Cathedral that is a “truly beautiful and inspiring place for worship”.5

51 Worship

3 Draft Christchurch Cathedral Functional Briefing Document, Warren and Mahoney, April 2012
4 cathedral Conversations, Tour Insights, Warren and Mahoney, 2012, p.27
> Cathedral Conversations, Tour Insights, Warren and Mahoney, 2012, p.3
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The CWG notes the following key
considerations with respect to the
requirements for a place of worship as
outined in Warren and Mahoney’s
functional briefing documentation:

= The ability to reconfigure the
sacred space and create a more
compact intimate layout. This can
be achieved through a flexible
seating arrangement for up to
1,200 that in contrast to a linear
configuration, enables closer
views of the altar and clear
sightlines for increased
interactions, whilst still providing
for processional routes.

= Consideration of vertical

“The mission of a Cathedral is to reflect, through
its beauty, the mystery of the presence of God.
While the building will not remain the same, the
constancy of its witness is uninterrupted. We X
intend to build a beautiful Cathedral which wi
be a centre of Anglican worship that respe

the past and looks to the future. It will be
welcoming place for visitors, citizens,
worshippers and pilgrims; a safe sa Y;

a refuge; a space for contempl nd the
worship of God. \Q

The Cathedral ject Group, Cathedral
Co ions Tour Insights, 2012

xO

proportions and high spaces, noting that a structure ascending towards the heavens is
a key element of gothic church architecture.

= The approach to natural light to shape an intetior experience that also provides for an
awareness and visual connectivity to the extetnal surroundings.

= Engagement and relationships —betweenthe interior and exterior, as noted above and
including Cathedral Square, as well as.between the Cathedral itself and the community.
This is a particularly important consideration for the design because the Cathedral needs
to create a strong sense of place and external presence whilst not being shut off from its
surroundings, being a welcoming place that can draw people in. This could be achieved

through:

o0 Provision of ttansparency and activation (including the activation of Cathedral

Square) to draw people in.

o0 Provision-of a threshold / landing area, perhaps through a new porch area, as a
transitional space between the sacred and public realms.

o nternal transitional spaces.

= «Cultural resonance and diversity — In 1992 the Church reformed its constitution into a
partnership of three tikanga or cultural pathways including Maori and Polynesian with the
Cathedral containing strong symbols of these tikanga partners.

= Environmental sustainability including the use of local natural materials, indigenous plants,
water, energy efficiency, reuse of recycled materials and natural daylighting.

= Exceptional acoustics for organ, spoken voice and the choir.

= Improved comfort, including good quality AV technology, heating, lighting, accessibility

and toilet facilities.

= Smaller chapel and contemplative spaces.

5.2 Events and Hospitality
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The CWG considers one of the key roles for a reinstated Cathedral is the ability to connect with
the community and the City. In recent decades, the Cathedral had developed a reputation for
holding events and programmes celebrating the arts and civic commemorations. Indeed, this
continues to be provided through the Transitional Cathedral.

Provision of increased flexibility within the design and associated amenities (such as kitchen and
toilet provision) will provide the ability for the reinstated Cathedral to host a wider range of events
and to express the hospitality aspects of the Church, for example dinners, concerts and lectures.
A key consideration will be the division of sacred and non-sacred spaces, respecting tikanga
Maori values relating to food preparation and consumption, where such activities should not
occur in sacred spaces. The ability and flexibility for the Cathedral to host events alse_ makes it
possible to enter into a support arrangement with Christchurch City Council, recoganising not only
the Cathedral’s role as place of worship but also its civic value.

5.3 Tourism

The Cathedral has always been an iconic and landmark attraction for visitors to Christchurch. As
such, the CWG considers design outcomes should not only providée: for a high-profile building that
is engaging and welcoming, but also, for tourism and income:=generating functions. These may
include, for example, ancillary buildings such as an impraved visitor centre and café, and a
unique and engaging tower experience to draw people in; and to provide operational and
maintenance revenue streams for the Cathedral.

5.4 Children, Youth, Work, Teaching and Ediication

The Cathedral is also a place of work, teaching and education. Therefore, any design needs to
provide appropriate spaces in terms of size and functionality for the sacristy, vestry, offices and
meeting rooms together with associated, staff amenities and utilities. Further key requirements
relate to the choir rehearsal and library spaces, and dedicated children’s and youth ministry
spaces to enhance teaching and {éarning.

5.5 Ongoing Operational'Costs and Sustainability

The CWG acknowledges.the ongoing maintenance, operation and insurance of the Cathedral
is an expensive undertaking, estimated to be about $1 milion a year.

The Cathedral'Chapter is significantly reliant on grants and distributions from special purpose
funds and reeeives very little in external funding other than from visitor donations. Consequently,
a reinstated Cathedral that can provide for the ongoing needs of the Congregation, Chapter
and Djecese, as well as function as a long-term commercially sustainable asset, would be best
achieved based on the following initiatives:

=  Designing the tower with the necessary functionality to provide for a unique and
engaging tower climb experience generating between $160,000 - $200,000 a year.

= Construction of new, well-located and designed ancillary buildings, such as a café and
improved visitor centre, to generate in the order of $100,000 net a year rental income.

» Improved functionality of the Cathedral’s interior to enable the generation of $200,000
net a year through events and function revenue.

= A Cathedral Support Arrangement with Christchurch City Council, subject to further
discussion and agreement with the Council and Mayor, in the order of $500,000 a year.
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6.0 HERITAGE AND ARCHAEOLOGY
REVIEW

During the CWG’s review and deliberation, the importance of the ChristChurch Cathedral’s
heritage and archaeological value became increasingly apparent as a determining factor for
the most appropriate approach to reinstatement.

The CWG commissioned a review of these values by Origin Consultants based on the egncept
put forward by a Holmes Consulting Group report (attached as Appendix 5 and described in
Section 7.0).

6.1 Archaeological Review

The Cathedral is a Category One Historic Place under the Heritage.New Zealand Pouhere
Taonga Act 2014, with its mid to late 19% Century foundatiens™and structure also an
archaeological site under this Act. Further, it is a Group One Histaric: Site under the Operative
Christchurch District Plan.

Therefore, an assessment of effects on archaeological values associated with the proposal to
reinstate the Cathedral was deemed necessary. The_assessment undertaken by Origin
Consultantsis attached as Appendix 2 and, in its final form, will support any future Archaeological
Authority® and/or resource consent application required to reinstate the Cathedral.

The Cathedral’s historic and archaeological sighificance is based on:

= The cultural and historical significance of the site, which before European settlement was
used by Maori for food gathering'dhd may have been used to rebury human remains.

= |ts importance as one of anly three Anglican Cathedrals in New Zealand constructed
before 1900 and its importance as a symbol of the European settlers’ vision for
Christchurch.

= The foundation {evel of the Cathedral is an exemplar of 19t Century construction
practices.

= Its designlsvepresentative of Victorian Gothic architecture.

= |tisthe centre of faith and worship for the Anglican Church and provides a high level of
amehity value for the community.

The<Holmes Consulting Group concept includes a recommendation for a full geotechnical
investigation to determine the ground condition of the site. A greater understanding of the
foundation soils is also endorsed by Mr Win Clark on behalf of Heritage New Zealand’.

However, this undertaking, together with the significant strengthening works required at the
foundation level of the building, is considered to have high potential to cause adverse effects
on the archaeology of the site. This is because there is the potential to destroy and/or modify the
historic deposits associated with the construction and foundation of the building to a significant

& Authority obtained from Heritage New Zealand under the Heritage New Zealand Pouhere Taonga Act 2014 to make
lawful any person to modify or destroy, or cause to be modified or destroyed, the whole or any part of an
Archaeological site.

7 ChristChurch Cathedral - Stabilisation and Reinstatement Concept Review: Win Clark Overview, 31 October 2016,
p.10

16



extent and depth. These works also have the potential to disturb any culturally sensitive burial
sites related to Mdori occupation of the area.

Despite the potential high impact on the historic
and archaeological values of the site, Origin
Consultants conclude the Cathedral is already
seriously jeopardised because of the 2010-2011
earthquakes. The works proposed are therefore
necessary to safeguard and maintain the
Cathedral’s future.

“The proposed repair, strengthening and
reinstatement methodologies for
ChristChurch Cathedral will retain
extensive portions of the building’s
historic fabric and structure. They will
facilitate the renewed safe use of the
building and safeguard its outstanding
historic and archaeological significance
into the foreseeable future/~

Consequently, the ability to repair, strengthen and
reinstate the Cathedral by employing a
methodology that retains extensive portions of the
building’s historic fabric and structure is important
because it secures the future use of the building
and safeguards the Cathedral’s historical and
cultural significance. Any adverse effects will also
be mitigated by obtaining a general archaeological authority from Heritage New Zealand,
undertaking appropriate monitoring and recording, and through-the adoption of an Accidental
Discovery Protocol®.

Origin Consultants, October 2016

6.2 Heritage

In considering reinstatement, the CWG took particular advice on the cultural heritage context
as part of its deliberations.

As a nation, New Zealand has recognised the'importance of preserving cultural heritage and
has a number of mechanisms for ensuring this happens. The Resource Management Act (1991)
and Heritage New Zealand Pouhere Jaonga Act (2014) provide strong legislative support for the
protection of culture and heritage ‘within New Zealand, while we are also signatories to
international conventions designed to protect and preserve cultural heritage, such as the
UNESCO Constitution 1946.

Origin Consultants’ heritage report (attached as
Appendix 3) concludes that, as the exceptional

“A bald statementthat all fabric and
features have high'or exceptional
significance ‘does not help when
presented with the catastrophic extent of
damagelresulting from the earthquakes.

A more pragmatic approach is necessary

which accepts the unavoidable loss of
“\some heritage fabric if it is balanced
against a nett gain in the retention of the
heritage significance of the Christchurch
Cathedral as a whole.”

Origin Consultants, November 2016

heritage values of the Cathedral must now be
considered in the context of the damage and
deterioration it has sustained, some loss of
heritage fabric is both inevitable and
acceptable, particularly when this is considered
alongside the ability to retain the building. Origin
Consultants also considers the approach to the
stabilisation, strengthening and reinstatement of
the Cathedral represents sound heritage
practice with minimal overall loss of heritage
value.

This conclusion has been confirmed by Jeremy
Salmond of Salmond Reed Architects, specialists
in the conservation of heritage buildings, with
this endorsement attached as Appendix 4.

8 protocols to be endorsed by Council and Mana Whenua to be followed in the event that archaeological remains,
taonga or koiwi are unexpectedly exposed during development works.
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Apart from the demolition of the west porch, the western facade and the remains of the tower,
and the removal and replacement of the floor — all of which are accepted as being necessary
- the preference is to prioritise the protection and retention of heritage. This provides for the least
possible intervention and impact to the building’s heritage fabric.

This proposed “sympathetic and sound approach”? is also considered to appropriately balance
intervention and overall heritage value, resulting in the positive retention of heritage values.

The principal aspects of the heritage review of the proposed structural solution are described’as
follows:

6.2.1 STABILISATION

Previous methodologies to “make safe and stabilise” the Cathedral sought te” deconstruct the
building to “sill height”. This approach would have had significant adverse effectson the heritage
fabric and values of the building.

By contrast, the progressive and staged programme of stabilisation werks proposed to the CWG
by Holmes Consulting Group (to occur before strengthening and reinstatement work begins)
relies on the extensive propping and bracing of the structurevand features with minimal
deconstruction.

The CWG supports this methodology because of the minimal impacts on heritage values.

6.2.2 REINSTATEMENT

The general approach advocated by Holmes,€onsulting Group is a “reinstatement hierarchy”
where the exterior takes precedence over the interior and this in turn takes precedence over
added ornamentation.10

This approach is supported by Origin Consultants because this, together with proposed
reconstruction techniques for destroyed features, will provide for the retention of architectural
and aesthetic significance andsthe architectural, contextual, cultural and symbolic values
associated with the Cathedral

Cathedral Roof

From a heritage perspective, one of the most notable elements of the reinstatement is the
retention of thexoof and its repair in situ.

The Cathedral roof is a significant internal wooden-framed structure. Itis the single largest feature
of the building and therefore contributes considerably to the Cathedral’s overall heritage fabric.

The~ability to retain the roof in situ is considered a significant positive factor for the Cathedral’s
overall heritage value and a positive aspect of the solution proposed by Holmes Consulting
Group to the CWG. This contrasts with previous proposals that involved the deconstruction of the
roof to enable the stabilisation of the lower walls.

° Origin Consultants, Christchurch Cathedral Proposed Reinstatement, November 2016, p. 20

0 Holmes Consulting Group, The Stabilisation and Reinstatement of the Cathedral - Concept Review, November 2016,
p. 10
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Cathedral Floor

Protection of the Cathedral building through base isolation of new foundations will reduce the
need for, and extent of, intrusive intervention and/or modifications to structures. It will also help
maximise the retention of heritage values and heritage fabric while minimising risk to them in the
future.

However, the introduction of base isolation will require the removal and replacement of the
entire ground floor. Although the design and tiling of the floor is of heritage value, it is only .one
feature among many in the interior and it has been extensively damaged by the earthquakes
and subsequent long-term exposure to the elements.

The loss of the floor because of the base isolation solution is therefore considered,acceptable,
particularly when considered in the context of the overall benefits that the Hase’isolation will
achieve.

Western Facade

Before the earthquakes, the western fagcade was the primary architectural frontage and entry
point to the Cathedral. Itis considered the most important of all its elevations, making significant
contribution to the architectural, aesthetic, cultural and spirittal“values of the building. It also
represents that part of the building that has suffered the most'extensive damage and is almost
completely lost, including the rose window.

Given the nature and scale of damage to the westera facade, Origin Consultants agrees with
the proposal to remove the remnant facade elements and its renewal in modern materials.
Origin deems this an appropriate response despite the consequent loss of technological!! and
architectural values.

Design for the future replacement of:the.rese window is yet to be fully resolved. However, it is
noted that the carved limestone suground will likely be replaced in moulded precast concrete
for structural reasons and to provide)for future resilience. Origin Consultants has recommended
thatin line with good heritage practice, a design thatis a “contemporary version of the original”12
is preferred to avoid an approximate replication. Notwithstanding the final design option, the
quality, level of care and attention to detail of the pre-cast concrete, and quality of design, will
be important determining factors in how the replacement rose window enhances or detracts
from heritage values:

New Tower

The proposed reinstatement involves the construction of a replacement and structurally
detacheddower to replace the tower lost in the earthquake and immediate response phase.

The-design of the tower is yet to be fully resolved. Similar to the rose window as discussed above,
Origin® Consultants notes approximate replications are not favoured in heritage practice. It
therefore recommends the form of the new structure be designed and built in sympathy with the
Cathedral and “honestly express its source”13 rather than function as an approximate replication
of the lost tower.

The reconstruction of the tower as a contemporary design that could have particular value as a
commemorative feature of the reinstated Cathedral is a concept also endorsed by Jeremy
Salmond in his peer review.

11 The cathedral is noted for the high quality of its materials and craftsmanship
2 Origin Consultants, Christchurch Cathedral Proposed Reinstatement, November 2016, p. 17
3 Origin Consultants, Christchurch Cathedral Proposed Reinstatement, November 2016, p. 18
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Walls

Strengthening of the walls, including the upper clerestory walls above the nave, is necessary and
is proposed to occur by way of a new reinforced concrete core. While this technique requires
the loss of the internal inner stone linings and some of the rubble core representative of original
masonry construction, it allows the architectural form of the exterior to be maintained so the
overall heritage impact is low. However, where grouting and centre coring is possible, Origin
Consultants consider this method would be preferable because it will have considerably, less
impact on interior architectural and aesthetic values. We note this approach has beensused
successfully on the Christchurch Arts Centre Restoration Project.

Transept Crossings

Holmes Consulting Group have identified a procedure to repair and strengthenthe walls above
the transept crossings which involves replacing the masonry with a steel frame, clad on both sides
by new limestone ashlar* facings. The impact on heritage values from-this methodology is
negligible because this feature is not considered to contribute significantly to the Cathedral’s
heritage values, albeit being reflective of 19t Century masonry.

6.2.3 NON-STRUCTURAL REPAIRS

The report prepared for the CWG provides a detailed consideration of heritage effects resulting
from the proposed structural works and concludes there will be minimal loss of overall heritage
values.

Origin Consultants also recommend an assegsment of the non-structural heritage fabric that may
be affected, such as applied decorations fixed to interior surfaces and standalone features. The
assessment would consider the most appfopriate method for safe removal and reinstatement of
these features.

6.3 Conclusion of the Cathedral Working Group

As outlined above, the heritage and archaeological
values of the Cathedral are of national significance
and only a reinstatement scheme retains and
enhances these valges:.

“...the heritage and
archaeological values of the
Cathedral are of national
significance and only a
reinstatement scheme retains and
enhances these values.”

This contrasts ‘wWith the significant adverse effects on
heritage and\archaeological values that would result
from different approaches which create a new
building'in*an old skin as per the “Scott-Warren” design,
or anew building altogether.

The CWG has therefore concluded that a full reinstatement scheme be prioritised above other
options and scenarios?® should the funds be available.

14 pefined as finely worked, squared stones
B5A contemporary new build option is nhot included within the Cathedrals Working Group terms of reference
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7.0 STRUCTURAL REVIEW

Holmes Consulting Group were engaged to undertake a structural engineering assessment of
the methodology for the reinstatement of the Cathedral. The commissioning of this report has
served to align existing engineering reinstatement methodologies as well as prioritising health
and safety, and proving the need for base isolation.

At the request of the CWG, a key outcome has also been to incorporate the stabilisation wotks
as part of the strengthening and reinstatement approach. This allows for cost and/time
efficiencies because the strengthening and reinstatement can occur in parallel.with the
stabilisation.

The report prepared by Holmes Consulting Group, including the methodology‘in‘pictorial form, is
provided as Appendix 5 and has been undertaken in consultation with peerreviewers Dunning
Thornton and Ruamoko Limited, who both endorse the findings. It has beeh prepared based on
the expert technical skill and understanding of these specialist organisations, together with their
project experience, and key learnings transferred to the benefit of thisyeview.

The consensus, subject to further design development and a‘tecommended full geotechnical
investigation, is that there is a workable design solution and.jmplementation method to reinstate
the Cathedral. The solution recommends base isolation for the Cathedral, which achieves:

= AnImportance Level 3 Designi¢ in accordancéwith New Zealand Standard for Structural
Design;

= 100 percent of the current building code.for seismic performance;
= |mproved life safetyl” and contentsprotection;

= Minimal damage to remaining heritage features/fabric;

= Minimal visual impact.andtintrusion; and

= |mproved usability.

To develop the design in detail will require further investigation onsite with collaboration between
the design team™and contractor to provide for the integration of design outcomes with
construction._methodologies. In summary, the solution as outlined below involves a combined
consideratiomof stabilisation measures together with strengthening work:

1. ¥Progressive stabilisation works starting at the west end of the building.

2.7 Reinstatement/repair involving a combination of conventional strengthening techniques
together with base isolation undertaken in accordance with the ICOMOS New Zealand
Charter for the Conservation of Places of Cultural Heritage Value 2010.

3. Construction of a replacement, seismically separated tower, located adjacent to the
Cathedral from a combination of reinforced concrete walls at the lower level and a
braced steel structure above.

16 The building code defines the significance of a building by itsimportance level which is related to the consequences
of failure. An importance level 3 relates to structures that may contain crowds or have contents of high value to the
community or pose a risk to large numbers of people in close proximity. The required level of seismic performance
increases with levels of importance.

7 New zealand Building Code building performance measure.
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Structural Engineer Mr Win Clarke has undertaken a peer review of the stabilisation and
reinstatement concept of Holmes Consulting Group (endorsed by Origin Consultants and
Salmond Reed Architects) on behalf of Heritage New Zealand. This review is provided as
Appendix 6.

The stabilisation and reinstatement concept developed by Holmes Group, and supported
by Origin Consultants, provides a sound basis for moving forward to the next stage of
developing the required works to retain Christchurch Cathedral.

Base isolation of the Cathedral makes sound technical and economic sense for suchva
building.

The base isolation solution will provide a high level of certainty with respect to‘achieving an
acceptable earthquake performance.”

Mr Win Clark, Heritage NZ Structural Advisor, October 2016

Overall, it is concluded that the concept “provides a soundhasis for moving forward”18 and in
particular, it is noted that the high level of certainty gained thyough a base isolation system makes
both technical and economic sense. As part of further design development, Mr Clark suggests
the following considerations are also provided for:

= Understanding the rigidity of the proposed temporary support structures

= Understanding the rigidity of the new stfuctural elements to be fitted into the stone rubble
masonry and undertaking an assessment of the dynamic response capability of the new
and old elements at their interface.

= The use of newly developed stone masonry strengthening techniques to be used in
conjunction with basgl isolation that could provide further ability to retain additional
heritage fabric.

= Using overseas@xperience with stone rubble masonry buildings, notably from Italy.

= Obtaining~a\greater understanding of the foundation soils.

7.1 ‘Stabilisation Works

Thestabilisation works proposed have been designed to restore the building’s seismic resistance
anhd to facilitate the reinstatement of the Cathedral while preventing further damage and
prioritising health and safety.

18 ChristChurch Cathedral - Stabilisation and Reinstatement Concept Review: Win Clark Overview
31 October 2016, p. 1
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STABILISATION OBJECTIVES

1. To prevent further damage to the Cathedral while it is being reinstated.

To provide an adequate level of protection for workers during the reinstatement. |

3. To enable access to the parts of the Cathedral in such a way that the reinstatement can be '\
efficiently implemented.

S

GUIDING PRINCIPLES FOR STABILISATION

1. Where possible, the temporary stabilisation measures must be considered in the context of the
strengthening. It is therefore important to advance the design of both in paralletl:
2. Preference will be given to (in order of priority):
a. Incorporation where possible into the finished reinstatement. Forexample, the steel
truss work over the western entry.
b. Use of shoring and bracing elements that may be progressively relocated and used
elsewhere on the site as work proceeds.
c. Elements that may be reclaimed and/or physically altered and adapted for
alternative uses.
3.  Where the stabilisation works abut and/or support heritage,fabric, suitable protection should
be given to the heritage fabric to minimise further damage.
4. The stabilisation works are to be designed on the basis‘that work may be suspended
indefinitely and so must be suitably durable for amedium term.
5. The degree of protection provided by the stabilisation should be such that no worker is
exposed to harm to a greater degree than might be expected on a conventional building
site.

It is proposed that stabilisation should\b€e undertaken in phases starting at the western end. These
phases are described in detail within Section 5.3 of the Holmes Consulting Group Structural
Report:

= Phase 1 - External stabilisation works to address global stability issues.

= Phase 2 - Internal stabilisation works associated with the nave occurring progressively
from west.to, east.

» Phase~3 - Progressive internal stabilisation works (west to east) associated with the
transept and apse.

7.2 \ Reinstatement Works

Reinstatement of the Cathedral is premised on retaining or restoring both the exterior and interior
to its original appearance as far as is reasonably practicable. The reinstatement works are to
occur through a combination of conventional strengthening and base isolation.

7.2.1 STRENGTHENING
Although the proposal requires the introduction of new materials and structure into the existing
building fabric, such as the insertion of reinforced concrete skin walls, reinforced concrete

buttresses and foundations beams, steel reinforcing and new streel bracings, these have been
designed to provide for the least intrusive outcomes.
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The preliminary scope of works as outlined

below?!® have been designed to take

place progressively across the building
with the strengthened portions of the 1. To provide a high level of protection to occupants and

Cathedral providing additional support for

REINSTATEMENT OBJECTIVES

passers-by against injury and death.

- 2. To preserve and protect the heritage fabric of the
those adjacent, non-strengthened areas Cathedral to the extent practicable.
while also allowing for the removal and re- 3. Toimprove the seismic resilience of the Cathedral.
use of the temporary steel bracing and 4. To provide a space that reflects modern worship needs;

ongoing maintenance of onsite health
and safety.

to the extent practicable.

GUIDING PRINCIPLES FOR REINSTATEMENT
Grouting and pinning the stone 1. The ICOMOS New Zealand Charter is to be folloed to the
rubble fill in all stone walls that are extent practicable.
to be retained. 2. The exterior of the Cathedral is to besgtained or restored

to its original appearance, except foany elements noted

o in the assumptions contained within the Holmes Consulting
Underpinning of shallow Report.

foundations. a.

Replacement steel bracing with
augmented connections in the
roof plane over the side aisles to

upgrade or replace the b.

strengthening inserted in 1999.

Reinforced concrete infill walls to )

the transept, apse and side aisle
walls, extending down to the .

Where elements such as gables need to be
rebuilt, lightweight steel structure may be
considered, with exterior and interior veneers of
the originalstone material. This will generally be
limited tofsteriework above the main roof eaves
level.

Whete\the existing walls may be retained in situ,
the exterior should be retained in place, with
strengthening being implemented from the
interior face.

Where walls are to be reconstructed, the original
exterior materials should be used to the extent
practicable.

The interior is to be retained or restored to its original

existing foundation level and tied \ appearance, except for any elements noted in the

into the new foundations.

assumptions contained within the Holmes Consulting

Report. Where applicable (and necessary) the interior shall

. h
Reinforced concrete buttresses, ave

clad with original masonry,(to
replace the existing buttresses, tied
through to the new reigferced
concrete walls incldding new

upper foundations to buttresses. b.

New reinforéed concrete
foundation"beams cut into and
sandwiching the existing
foundations, in two layers to permit
installation of the base isolation.

New reinforced concrete or fibre
reinforced panel overlays to the | 4.
upper-level clerestory walls along

the nave. Centre-coring wil be
investigated in the design phase as

a less intrusive solution.

a.

lower priority than the exterior.
Where major elements of structure are being
repaired or strengthened, the interior ashlar linings
may need to be removed and may be replaced
using modern techniques and materials. The
original material will be reused to the extent
practicable.
Preference will be given to methods which may
retain significant features in place where
practicable and where the cost impact of doing
so is moderate.
Where the replacement of interior ashlar linings is
not immediately practicable, sufficient allowance
will be made to restore the interior at a future
date. (Note the ashlar will get badly damaged
during deconstruction so new limestone ashlar
will be required (based on 1999 strengthening
works experience).

Ornamentation and appendages (for example

crosses on gabiles, finials etc.) will be reinstated to the

extent practicable within the budget, or otherwise

allowance will be made to reinstate them later.

Repair and protection of the stone columns to the nave (possibly including measures to
increase sightlines). It may be better to deconstruct and reconstruct these columns to

allow the construction of new foundations.

19 Holmes Consulting Group, The Stabilisation and Reinstatement of the Cathedral - Concept Review, 18 October 2016,

p. 21
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= The addition of ties between existing and new elements to complete load paths to
provide support to all parts of the building. (Examples include gable ends and the tops of
walls that must be tied back to the supporting roofs, possibly with additional steel
supporting members where spans are too great).

= Pinning and securing of vulnerable exterior and interior ornamentation, such as parapet
capping stones, finials, window mullions and stone panels.

= Instaling a base isolation system to the entire building. Together with two levels’ of
foundations, foundation tie beams and ground floor “transfer” slab.

= Centre core and reinforce the “minaret” towers.

= New 200mm reinforced concrete skin walls to the nave arches (to thé side aisles) and
integration to the strengthening works on the nave columns.

= New white precast concrete rose window frame, post tensioned to . act as a single circular
window frame.

=  New 100mm tidy slab as a “floor” to the base isolation sub:basement.

7.2.2 STONE MASONRY

Repairs to the stone masonry elements of the Cathedral will vary according to the extent of
damage sustained. Those less damaged areas canlbe repaired in place with temporary support,
while areas that are more extensively damaged ‘will require deconstruction of the stonework to
allow the stone to be reconstructed incorpotating reinforced concrete infill.

7.2.3 BASE ISOLATION

Base isolation serves to insulate-asbuilding from a significant portion of the severe lateral ground
movement associated with farge earthquake events. Therefore, the installation of a base
isolation system for the entife)Cathedral is a key feature of the reinstatement proposal put forward
to the CWG by Holmes, Consulting Group. This system provides further benefit through the
provision of greater®levels of protection and life safety while minimising new strengthening
structure requirements and their associated aesthetic and heritage value impacts.

Providing a base isolation system for the Cathedral will be undertaken by installing a combination
of specialsolation lead rubber and sliding bearings under the stone walls and columns, at the
level ofithe-foundations.

It willhalso be necessary to create a horizontal separation space around the base isolated
structures, in the order of 500mm, that can move freely in an earthquake. This will require the
creation of suitable separation to the visitor centre and the replacement tower and “the creation
of a ‘rattle space’ around the building which will be covered by special sliding or hinged plates
that allow for traffic and movement”20. A base isolation solution will also require the replacement
of the entire ground floor. However, it is considered that making the ground floor the same level
over its entire area will enhance usability of the interior space.

20 Holmes Consulting Group, The Stabilisation and Reinstatement of the Cathedral - Concept Review, 18 October 2016,
p. 20
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Strengthening to 100 percent of building code for seismic performance will be achieved at the
end of the base isolation works, which will likely follow the completion of all, or most, of the
structural strengthening and restoration elements to avoid damage during excavation.

7.2.4 KEY CONSTRUCTION OPERATIONS

As part of their assessment, Holmes Consulting Group | “The stabilisation of the Cathedral hasO
have also considered key construction operations | peen reviewed, with the objectlve

associated with the significant shoring?! and bracing??> | maintain a level of safety broadl
required as part of the overall solution. In particular, = commensurate with an equwalég

they note23: new building site.”
1. The nave column repairs and base isolator Holmes Consultin @%3 October
installation will require temporary column é, 2016
removal to be undertaken one at a time in a

progressive operation, as the foundation system
is installed.

2. Progressive works on the side aisle exterior wallls to be undertaken one bay at a time from
west — east.

3. Removal of the lining and demolition of the inner'stonework back to the line of the
supporting structure of the arches above the transept crossings.

7.3 Replacement Tower

It is proposed a replacement tower would neéd to be positioned approximately 1m north of its
previous location so that it is structurally separated and independent from the main Cathedral
building. This would provide for the required base isolation rattle space described above.

The replacement tower, built in sympathy with the reinstated main Cathedral building, could
include a combination of reinfafced concrete walls at the lower levels together with a lighter
steel structure above. Stone cladding could be supported over this structure using modern
stonework techniques.

21 shoring is the temporary support of a building with props where there is risk of collapse.

22 Bracing is a structural element designed to resist lateral forces, for example wind and earthquakes.

2 Holmes Consulting Group, The Stabilisation and Reinstatement of the Cathedral - Concept Review, 18 October 2016,
p. 24-25.
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8.0 REGENERATION OF THE SQUARE

The Cathedral has been at the centre of Christchurch from the City’s earliest days.

It is difficult to imagine how the City can progress fully with the regeneration and rebuilding of
the central business district while the future of the damaged Cathedral remains unresolved.

Indeed, the Square is an identified Anchor Project within the Christchurch Central RecoveryPlan
(the Blueprint). It is described as providing the potential for high quality civic and urban space,
with the Cathedral providing the Square’s focal point and built presence.

In the post-earthquake environment, there is substantial investment planned forchew buildings
that border and surround Cathedral Square.

Work is underway on the new city library and knowledge centre on a site directly to the north of
the Cathedral. A new convention centre is planned to the north-west,of the Square. New
investment is planned in hotels and other buildings. Although the/Square is identified as an
Anchor Project, there has been little progress on it to date. In many respects the reinstatement
of the Cathedral is a cornerstone regeneration project that needsto be successfully delivered to
ensure the value is realised from the investment in the surrounding projects.

The CWG considers the reinstated Cathedral offers wonderful opportunities to enhance its
functionality and relationship with the Cathedral Squate‘precinct that will reinforce its role in the
civic life of the City as well as its core role as a place‘of welcome and worship.

However, to fully achieve this there are severalissies to be addressed:

= Design and development of a Cathedral Square regeneration plan. When Christchurch
City Council representatives mét with the CWG, it was clear this work was still in its very
early stages. There is an oppartunity to enhance the outdoor spaces and pedestrian flow
within the Square, and to.encourage more active use beyond office hours.

= Development of new< and improved ancillary buildings associated with the
Cathedral. We considered the role of a redesigned, better located and successfully
functioning visitor,centre on the northern side of the site, with the possibility of below-
ground facilitiesthat can link into the main Cathedral building. We have included a
provisional stim for the development of new enhanced and additional facilities.

= A Cathedral Support Arrangement between Christchurch City Council and CPT to reflect
the-importance of the reinstated Cathedral to the community, the civic use opportunities
itwill afford and its function as a catalyst for the development of Cathedral Square. It is
noted the Council may also be able to provide access to Heritage Restoration Grant
funds to contribute to the capital fundraising campaign.

= The possibility of relocating the Citizens’ War Memorial. This has been raised by and is
desired by the RSA, and would enable better use of the northern side of the Cathedral
for an “active edge” to the building and engagement with the broader urban spaces for
Cathedral-based events. The Citizens” War Memorial could be relocated within
Cathedral Square, and this is largely an issue for the Council and RSA to determine. We
understand the CPT position is to support those parties in reaching a mutually beneficial
solution.

= Animproved main entrance to the Cathedral. The western fagcade and western porch
will need to be demolished and rebuilt, and there is an opportunity to replace the small
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1910 entry porch with a more open and visually connecting structure in sympathy with
the original design.

A replacement tower that has ready access from the Cathedral building itself, and
perhaps with a lift to enable more people to access the viewing platforms. Given that
the tower was severely damaged and then largely demolished after the earthquake, it
will need to be moved slightly and redeveloped. There are also opportunities to explore
approaches that make the most of this key asset for the Cathedral and its place in the
Square.

The CWG has had approaches to consider a “People’s Steeple” - wheréhy the
community is engaged in helping to erect the steeple on top of the tower by.meéans of a
rope pulling mechanism. This is an intriguing concept, but given that it was-notycrucial to
our consideration of the reinstatement plan we put it to one side for thé time being. But
it does raise an important point about the opportunity for community engagement on a
project like this. We have had several approaches from businesses.and associations that
want to contribute in-kind support for the reinstatement of the Cathedral. While
conventional wisdom is to not count these in the overall funding package, in this case
they could turn out to be of significant value. What’s more, they represent an opportunity
to lift the profile of the project and to respond to the, cammunity's sense that it is “our
cathedral” too.
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9.0 DELIVERY FRAMEWORK AND
IMPLEMENTATION

The CWG acknowledges that the full reinstatement of the Cathedral is an ambitious project. It
needs to take its place alongside other regeneration projects across the City because it will make
the single most important contribution to the regeneration of Cathedral Square and heart of the
CBD.

In considering appropriate vehicles to fund and undertake the works, legal firm Lane Neave were

engaged Legal Professional Privilege

9.1 Establishment of a Joint Venture

The recommended JV between thé Government
and Church Property Trustees will ‘be’ for the sole
purpose of delivering the ChristChurch Cathedral
Reinstatement Project as wellas the ongoing
maintenance provisions for.a.period of up to five
years following the project’s)completion.

It is recommended _that the JV be governed by a
Board of up to <five members including an
independent chair, with the board being selected
based on their experience and skill in complex
constructien ‘projects or the reinstatement of
heritage buildings.

The-Church Property Trustees would retain ownership
of Mthe land and buildings associated with the
Cathedral at all times, and would grant a licence to
the JV for access to the land and buildings for the
duration of the project to undertake the works.

o)y
A
_ON

\*

O
X9’

JOINT VENTURE

Equal joint venture

Sole purpose for the Cathedral
Project (and subsequent
maintenance

Led by a Joint Venture Board, ideally
comprising an independent
chairperson and four other members
Joint Venture Board appointees must
have experience in reinstatement of
complex construction projects or
heritage buildings

Makes decisions on a best for
Cathedral Project basis

Open book method

Government Indemnity
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FIGURE 1: CATHEDRAL PROJECT ENTITY AND CONTRACTING ARRANGEMENTS
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9.2 Charitable Fundraising Trust - Cathedral Reinstatement Fundraising Trust

CHARITABLE FUNDRAISING TRUST Both the fundraising advisors (AskRIGHT Consultants
report provided as Appendix 7) and the legal advice
» Established by legislation we have received Legal Professional Privilege
= Trust to raise in the order of $40 -
50 million . This is because the skills
= Trustis wound up only when fund-  yequired for these governance functions are quite

raising target is fully met

= Funding Agreement with the JV,
whereby funds must be passed on
evidence of work completed

distinct, and because feedback clearly showed there
is a need to establish the fundraising trust in a way;that
distances it from the existing Cathedral ownership and
management.

While the establishment of a Charitable Trust by legislation is not strictly necessary - it could be
done by agreement - it would lift the status and gravitas of the Fundraising=Irust in the eyes of
many potential donors and help with the fundraising success. Given the(Critical nature of that
task we request the Government considers this route.

The Fundraising Trust would have the sole purpose of undertaking all fundraising activities
associated with the Cathedral reinstatement project to generate the required $40 - 50 million,
and to hold and disburse funds raised for the project based,on a funding agreement between
the Trust and the JV. The CWG considers it essential that Trust\Board members are selected on a
skills and bestfor-project basis.

On this basis, it is anticipated the Great Christchurch Building Trust and other possible funders
would direct all fundraising efforts to the newly established Charitable Fundraising Trust. The GCBT
has already sounded out some potential/donors and their financial commitment to a full
reinstatement project, so building on this impertant groundwork would enable the funding trust
to get underway rapidly.

The CWG is conscious of the need“for the Cathedral to be an economically sustainable
development that is insured with afull replacement policy in the future. In recognition of the CPT
contributing all the insurance proceeds it has received, CWG recommends the Fundraising Trust
activities encompass the establishment of a long-term insurance and maintenance fund for the
rebuilt Cathedral and that the JV be responsible for undertaking maintenance for an initial period
following completion.

The Fundraising Trust-would continue until the funding target is reached, including allowance for
an ongoing full rteplacement insurance and maintenance fund. On completion of the project,
all remaining:funds held by the Fundraising Trust would be distributed to CPT to fund the future

replacement insurance and ongoing maintenance of the Cathedral and then to enable
repayment of the credit facility if required.

9.3, Consenting

As part of their overall consideration of the delivery framework, we have also assessed the
potential planning options available to enable the reinstatement works to the Cathedral.

The four statutory planning pathways to consent the reinstatement works are:

1. The resource consent process under the District Plan and the Heritage Provisions
contained in Decision 45 of the Hearings Panel in relation to the Cathedral.

2. Preparation of a Regeneration Plan under the Greater Christchurch Regeneration Act
2016 to enact changes to statutory planning documents.
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3. Special legislation.
4. A combination of the above.

The application of the Heritage Provisions within Decision 45 on the District Plan is uncertain
because this relates to both activity status and notification, as is the timing of the operative status
of these provisions.

This, together with the likely lengthy timeframe associated with preparing and having a
Regeneration Plan approved, has led the CWG to recommend that the most efficient pathway
would be to seek the Government’s consideration of special legislation. Further consideration of
advancing any special legislation would need to factor in the time required to enact such
legislation.

If this could be achieved expeditiously, it could remove significant time and cost from the
programme, resulting in cost savings and improving the feasibility of meeting the fundraising
requirements.

9.4 Procurement

The CWG considered Lane Neave’s advice on Legal Profess@?’rivilege

2

The CWG also consulted with the Arts CentresRestoration Project to understand key learnings
around procurement and contract structure” from their experience over the last five years.
Valuable insights included those as noted\below:

e Successful procurement isQremised on clear parameters and prioritisation of design
elements within the budget;together with the staging of packages of work.

= The use of a variety of procurement approaches to suit different packages of works draws
the most value.

= The sharing offisk between project and contractor will depend on the specific nature of
each partof‘the procurement, and a blanket transferring all risk to the contractor is cost
prohibitive. on a project of this nature, which involves an investigate and design-as-you-
go approach.

Our terms of reference asked us to consider an Alliance Model for project delivery. However, a
project of this type is not readily suited to that model of contracting or financial incentives around
risk'sharing. This is because the project is best based on a “design as you go” strategy. However,
many of the Alliance principles around a “best for project” approach and the building of a
cooperative cross-discipline team apply here as much as other complex projects. Accordingly,
the project should be procured as follows.

94.1 STABILISATION CONTRACTOR PROCUREMENT

The Cathedral stabilisation works are a critical initial work stream. As such, the appointment of an
experienced, qualified and skilled contractor to undertake this scope of work will need to be
undertaken early and through a fast-track process to enable their contribution to a final
stabilisation methodology.

32



The JV will assess the market capacity and contractor competency to undertake these works,
and gain advice about the best contracting method at the time.

9.4.2 MAIN CONTRACTOR PROCUREMENT

This issue will need to be considered by the JV Board once established, and it is not a matter that
the parties need to agree beforehand. However, we note here that the CWG recommend the
JV implement an Early Contractor Involvement (ECI) process for the appointment of the main
contractor, with a pre-construction services agreement. Subsequent award of the construction
contract would occur once the project is sufficiently advanced and may be awarded to the'ECI
contractor or put to tender.

This two-stage ECI contract process provides for the early appointment of asuitable main
contractor which adds value to the procurement process in providing for:

= Tendered preliminary and general costs/fixed site overheads and a schedule of rates
where applicable.

= |dentification and resolution of design and buildability issuésjbefore tender, open-book
pricing, efficiencies in construction duration programming; efficiencies in construction
staging and methodology, and consideration of separable portions before awarding the
construction contract. It is recommended the contract is separated into two separable
portions, being the main build/reinstatement works-and replacement tower and ancillary
buildings.

= The ability to terminate the agreement witheut award of the construction contract if the
matters stated are not agreed or if funding is not available.

9.5 Programme and Sequencing

For the sake of clarity, the CWG have Separated the Cathedral Reinstatement Project into the
following broad work streams:

= Establishment of preject management office
= Stabilisation and’jnvestigation Works

= Reinstatement Works

= Visitors,Centre and Ancillary Building Works

= %Tower Works

An indicative project delivery programme is provided as Appendix 8. However, the CWG notes
there may be opportunities to alter this sequence once the project is confirmed and underway.

We note there is considerable interest in the re-establishment of the tower, with interest groups
and potential donors offering services that may include the early reinstatement of the tower. This
should not be precluded, but will depend on how it fits with the main reinstatement works and
the fundraising strategy. An earlier start to the tower could be contemplated if it enhances the
overall funding strategy and does not detract or encumber the reinstatement of the main
Cathedral building.
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9.5.1 ESTABLISHMENT

The first 12 months following acceptance of this report’s recommendation are critical to the
successful establishment of the ChristChurch Cathedral Reinstatement Project. The key actions
and outcomes during this period will include:

= Establishment of the JV, including Director appointments supporting PMO and
consultant engagements.

»= Creation of the ChristChurch Cathedral Fundraising Trust and the raising of $20m within
the first 12 months.

= Developing detailed design documentation (including geotechnical assessment) for
the stabilisation works, along with achieving any necessary consents/approvals.

= Reconfirmation of the project budget.

= Procurement of the stabilisation contractor.

9.5.2 STABILISATION & INVESTIGATION WORKS
In parallel with the above, the implementation of the stabilisation works onsite as well as further
investigations necessary to support the detailed design of the reinstatement works. The key
actions and outcomes during this period will include;
= Undertaking the stabilisation works onsite(
= Detailed investigations, including in relation to geotechnical, water table and ground
conditions, to enable the development of detailed design documentation for the

reinstatement works, along with ‘achieving any necessary consents/approvals.

» Procurement of the reinstatement contractor.
9.5.3 REINSTATEMENRNW}ORKS
The following 24 monthsjnvolve the delivery of the reinstatement works onsite, as well as further
detailed investigationsito support the detailed design of the visitors centre and ancillary buildings.
The key actions and outcomes during this period will include:

* Fundraising a further $10 - 15m.

= %Undertaking the completion of the stabilisation work and the reinstatement works onsite.

» ) Developing detailed design documentation for the visitors centre and ancillary buildings
work, along with achieving any necessary consents/pricing and approvals.

954 VISITOR CENTRE AND ANCILLARY BUILDINGS WORK

The next nine months involve the delivery of the reinstatement, visitor centre and ancillary
building works onsite, as well as further detailed investigations to support the detailed design of
the replacement tower. The key actions and outcomes during this period will include:

* Fundraising a further $5 - 7.5m.

= Undertaking the reinstatement and ancillary buildings work onsite.
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= Developing detailed design documentation for the tower replacement work, along with
achieving any necessary consents/pricing and approvals.

9.5.5 TOWER WORKS

The last 24 months involve the delivery and completion of the reinstatement, ancillary building
and tower works onsite. The key actions and outcomes during this period will include:

* Fundraising the final $5 - 7.5m.

= Completing and commissioning the reinstatement and ancillary buildings workiensite,
including fitout and installation of furniture.

= Commencing, commissioning and completing the replacement tower works onsite,
including fitout and installation of the restored bells.

» Leases arranged for café and visitor centre (as necessary) andhfitout of these areas
completed.
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10.0 COST AND FUNDING

Reinstatement projects such as the Cathedral that involve a mix of approaches to repair, rebuild
and restore are challenging because they involve uncovering the conditions of the building as
the project is implemented. The CWG has focussed on understanding the risks of such a project
and ensuring they are adequately addressed in the project’s cost estimates and implementation.

At the same time, we have been acutely aware of the tensions around the likely sources of funds
for a reinstatement project. Unfortunately, the Cathedral was well under-insurédy" for
“replacement” and therefore, insurance funds available to the CPT as the building’s owners will
only meet around 40 percent of a full reinstatement project. In an ideal world, theinsurance
proceeds would have fully met a “like for like” replacement.

Funds from central and local government and/or from individuals through, a public fundraising
campaign would be required irrespective of the approach adopted to rebuilding the Cathedral.
Albeit, the demands for funds from other parties are greatest for our reeemmended approach
of a full reinstatement. This is because the heritage values our approach embodies are costly,
but give back value in terms of respect and acknowledgement efithe Cathedral’s past and its
role in the life of the City.

To determine the extent of a reinstatement project’s cost fisk.and potential mitigations, the CWG

engaged quantity surveying experts Barnes Beagley, Doherr, Rawlinsons, and Rhodes and

Associates,to review the basis of the costings and

the assumptions that underpin them. These three

quantity surveying firms have wide experience

“A campaign for $55 million to across New Zealand in heritage and general
reinstate ChristChurch Cathedral as the , ‘€0nstruction projects.

heart and soul of Canterbury and as C
significant tourist site can be %t "~ We also engaged fundraising consultants AskRIGHT

achieved in three to five years.” \ to provide advice on the nature of the public

fundraising environment for a project of this type,
AskRIGHT Consultants, OG@r 2016 and whether a reinstatement project would attract
philanthropic donors and public funding support.

(%) This section deals with those issues.

10.1 Cost Estimates

The cost estimates presented and attached as Appendix 9 for the reinstatement scenarios have
been thoroughly peer reviewed and endorsed based on the experience of the respective
qguantity_sutveying firms on similar projects nationally and locally. This includes the recent
understanding of the costs of the Christchurch Arts Centre project.

Taking costs from today, a full reinstatement project as recommended is estimated to be
approximately $100 million in outturn dollars. This is the representative cash budget required for
the project and assumes completion by 2024. The CWG anticipate an accelerated project (with
completion achieved before this date) would generate cost savings, so any steps that enable
early stabilisation and a start to the main works would reduce this cost.

By way of contrast to other schemes, we have compared the reinstatement costs on the same
basis with a rebuild along the lines of the “Scott-Warren” design at $65 milion and a new
contemporary build scheme at $75 million. Although the reinstatement scheme is significantly
more expensive, the difference can be taken as a measure of the Cathedral’s heritage values
and significance.
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10.2 Funding

The insurance proceeds held by the CPT will meet approximately 40 percent of this investment.
As of 31 August 2016, the CPT have $42.4 million in insurance proceeds to be applied to the
rebuilding, reinstatement, repair and replacement of the damaged Cathedral building. This
amount will continue to grow as it currently earns interest, so the actual amount available will
increase over time until drawn down for the project.

We note the chattels, furniture and loose fittings were insured separately, and the Cathedfal
Chapter holds insurance proceeds for these items. We have not seen the terms of the insdrance
settlement nor what it covers. Our approach has been to exclude contents items fromi‘the cost
estimates for the building’s reinstatement and hence from the requirements for funding of the
project because these will be funded by the Cathedral Chapter from the contents./insurance
proceeds held.

Capital contributions from central and local government are also anticipated, and for working
purposes we have assumed this to be at least an additional $10 millien. These need to be
confirmed with the Government and Christchurch City Council. Thismyeans around half of the
expected cost of the reinstatement plan is going to need to be generated from philanthropists
and local, national and international public donations.

10.3 Public Fundraising

AskRIGHT fundraising consultants and researchers were engaged to provide an understanding
of the fundraising opportunities available to enable the reinstatement of the Cathedral.
AskRIGHT are New Zealand and Australian fupdraising advisors, with previous involvement in
cathedral and church-based campaigns.

The philanthropic effort required to achieve $40 - 50 milion through fundraising and public
donations is the focus of the AskRIGHM™assessment (contained in Appendix 7) which concludes
that such a target is achievable in the current fundraising environment within three to five years.

10.3.1 THE CASE FOR PUBD® GIFTING SUPPORT

For the Cathedral fundraising campaign to be
successful it will needdo be founded on a well-
organised programite and a unified message that = «The pest campaign will be one that

appeals to a-yariety of forms of philanthropy, ' rajses the funds required while at the
including demestic and international business and  same time building feelings of pride,

philanthropic™ interests. ~ Alignment  with  the ' pagicipation, accomplishment and
ICOMQS!principals in relation to the conservation | responsibility in as many people as
and pretection of historic sites will also be important | possible.”

to secure international donations.

) ) _ AskRIGHT Consultants, October 2016
The case for support, being the basis on which

people make giving decisions, will need to focus

not only on the reinstatement itself, but also on the form and method of reinstatement. Given
the future of the Cathedral has been much debated over the last five years it is of particular note
that “there will be more funds offered for a gothic revival style”25 by contrast to a modernist or
historic-modern amalgamation. So while the proposed full reinstatement will cost more, it will
also likely attract more philanthropic funding.

24 |nternational Council on Monuments and Sites
25 AskRIGHT Consultants, Fundraising Report to the Cathedral Working Group, October 2016, p.11
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AskRIGHT advise there are potential multi-milion dollar supporters at both ends of the
architectural scale when it comes to the proposed replacement tower. Some supporters of a full
reinstatement appear to be more flexible about a contemporary design for the replacement
tower rather than a replica of the original. We think there are considerable opportunities to
develop a replacement tower design that is sympathetic to the original yet enhances access to
viewing areas and is integrated with Cathedral Square’s pedestrian environment. This presents
an opportunity to build something new and attractive because the ability to ascend the tower
is a key element of tourist interest and can provide an additional revenue stream to contribute
to ongoing operating costs.

It is of note that there is an existing level of support for a fundraising campaign within the
Christchurch community with the Great Christchurch Building Trust having indicated ‘readily
available potential donations of at least $13,750,000 and potentially much more2s, Although a
significant amount of time has passed since such expressions of support/Avere made, we
acknowledge and thank GCBT for the groundwork undertaken and recommend the GCBT
fundraising efforts be fully integrated into the new Trust Fund. All previous donors should be
acknowledged and provided with full information relating to the project to ascertain whether
they are still willing to contribute.

In addition to the capital campaign, consideration should also be\given to the acceptance of
in-kind support, such as the donation of construction materials,” During our deliberations, the
CWG has been approached by several firms and associations offering support for the project,
including materials and labour at no cost. The conventional wisdom is to treat such offers in the
revenue side at no value given their uncertainty. However, the nature and likely value of the
unsolicited offers to date tells us that this component ‘€ould be of considerable value. We have
adopted a conservative approach to such in-kindrgiving in our assessment of the costs and
funding of this project. Should such offers evehtuate, then management of the quality of the
materials together with quality of supply will'lbé&/important.

10.3.2 THE CAMPAIGN STRUCTURE

The success of the campaign will\"depend on developing a compelling case for support and
having an effective campaignsstructure, including appointing a campaign chair and committee
who have public support.

AskRIGHT have also suggested, in addition to the above, that an effective and cost-efficient
model for a campaign:structure would involve:

= A fundraising consultant for overall strategy, monitoring, research and training.
= A fuall-time and experienced fundraiser.
=, Afull-time fundraising assistant.

* A campaign assistant and volunteers to provision and disseminate information and
associated reporting.

= A fundraising appointment in the UK.

Following the appointment of the campaign committee, it is recommended the campaign be
designed around all pledges being payable within three years of the expected date of project
completion to enable longer pledges to be offered early in the campaign. In addition,
appropriate policies in relation to gift acceptance, pledge verification and donor recognition
should also be agreed early. In particular, a donor recognition plan is considered an important

26 ASkRIGHT Consultants, Fundraising Report to the Cathedral Working Group, October 2016, p.22
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part of the fundraising strategy, including recognition of past benefactors to the ChristChurch
Cathedral. The campaign will also need to consider the costs of fundraising, which is anticipated
to be slightly higher than 7.5 percent of funds raised?’. The Fundraising Trust will have charitable
status to enable donors to achieve tax rebates for their charitable gifts.

The Anglican Church has an important role to play in any campaign but it is clear from best
practice and the research undertaken by AskRIGHT that this role should be within the
governance of the Trust and in supporting the Trust’s activities where appropriate. It was clear
from the AskRIGHT report that the most successful mechanism for raising funds will be a vehicle
that is seen as separate from the Church, such as a charitable trust.

On this basis, AskRIGHT have recommended the best results will be achieved founded on clear
and transparent information flows and the separation of essential functions as follows../This mirrors
the advice from other quarters.

1. AJV arrangement between the Government and the CPT to progsess the construction,
which would be responsible for the management of the quality and-supply of any in-kind
donations (such as materials and labour).

2. Establish a new independent fundraising trust, to recejve, invest and disburse donated
funds to the JV above. This fundraising trust should also coordinate with existing tax
effective charitable entities in the United Kingdom/Engtand.

10.3.3 PROGRAMME AND RISKS

The success of the full reinstatement programme“recommended by the CWG in this report
depends on getting several critical elements\right, including public fundraising. Insurance
proceeds and potential central and local gevernment funding are likely to make up around 50
percent of the total costs of the project, [eaving around $40 - 50 million to be raised from other
sources.

The fundraising advice we have received is positive that this can be realistically achieved.

The Cathedral is among New“ealand’s best known buildings, and research has revealed good
support from initial testing in"a broader international community. Fundraising in this case will not
be reliant on the local cemmunity alone, and although “competing” for dollars with other local
restoration projects, the-Cathedral has a profile that cannot be matched by those projects.

Other reinstatenient approaches for the building would also rely on public funding, but to a lesser
degree. Even\an entirely new building is likely to cost considerably more than the Church
Property Trust ‘has in terms of insurance proceeds. But our fundraising advice is clear that the
donorssthey contacted are much more disposed to a full reinstatement of the original building
than tovother options that do not retain the heritage fabric.

Yet-public funding can never be guaranteed at the outset. There have been many requests for
public funds in the wake of the Christchurch earthquake and the delay in reaching this point wiill
make any public campaign potentially more difficult.

To seek all the required public funding before starting a project of this scale would result in failure
because major donors need to see a demonstrated commitment to proceed and evidence of
progress. Success builds on success. The funding risk cannot be realistically reduced to zero and
therefore the CWG recommends that the following steps be taken:

27 AskRIGHT Consultants, Fundraising Report to the Cathedral Working Group, October 2016, P. 15
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First, we consider it prudent to initiate the funding campaign as soon as practicable once the
parties agree on the way forward, and encourage the Fundraising Trust to reach verifiable
pledges for $20 million in the first 12 months in parallel with the stabilisation, further detailed
design, and initial onsite works. This allows the initial major donor pledges to be confirmed and
confidence to be achieved that the full fundraising target can be met. Fundraising has already
started informally through the work of the Great Christchurch Buildings Trust and there is
groundwork that can be used to achieve this initial target.

Second, we recommend the project be managed prudently and implemented through a
staged procurement model, so each stage is procured within the available forward funds at‘the
beginning of that stage. In addition, it is proposed the Government considers a limited cashflow
credit management facility that will smooth out the flow of funds should that be required, and
enable the project to proceed and contracts to be entered into with certainty. Thislisimportant
for the parties, consultants and contractors alike.

Third, we recommend the total project budget be capped at $100 million (outturn cost). A
reinstatement project needs to be subject to the same incentives and disGiplines as other capital
development projects — the need to make decisions and trade-offs\within a fixed budget. We
consider the project estimates to have been thoroughly examined, and tested by peer review.

The above is represented diagrammatically in Figure 2 below:

FIGURE 2: DRAFT SPEND AND FUNDING PROFILE

CATHEDRAL WORKING GROUP - Indicative Spend and Funding Profile
2017 2018 2019 ) 2020 2021 2022 2023 TOTALS
Indicative Spend Profile
':_eSig"/ Stablisation WorksOnsite $10m $10m
ender
Investigations;"Design, o .
o e L Reinstatement Works Onsite $70m ‘ $70m
A LS Visitors & Ancillary Buildings Works Onsite $10m $10
Design & Pricing Y 8 m
Tower Design N
& Pricing Tower Works Onsite $10m ‘ $10m
Est Annual Spend Sim $12m S$18m $22m $22m S$14m $10m
$100m
Est Cumulative Spend $im $13m $31m $54m $76m $90m $100m
Indicative Funding Profile
Cumulative Totalof
anticipated Fundraising E 20 $45m $50m $40-50m
CPTInsurance Funds
(including interest) $45m S45m
Indicative Local and Central
-2 -
Government Funds S $10 20m
Interest on funds S$im Sim Sim Sim Sim S5m
Approximate Cumulative $30m $85m $95m $100m $ 100
Total of Available Funds m

40



11.0 BIOGRAPHIES OF CATHEDRAL
WORKING GROUP MEMBERS

GEOFF DANGERFIELD
(Chair)

STEVE WAKEFIELD
(Deputy Chair)

ROGER BRIDGE

Geoff Dangerfield has worked in Chief Executive roles
across the public sector for the last 15 years. He was
CEO of the NZ Transport Agency and the Ministry of
Economic Development, and Deputy Secretary.to the
Treasury. Since the beginning of 2016 he has lbeen
working as director and consultant to a range)of
private and public sector organisations,

Geoff went to school and university in

Christchurch. He holds an MSc in‘\Resource
Management, is a Fellow of‘the ‘Chartered Institute of
Logistics and Transport, a:Chartered Member of the
Institute of Directors, and-a Companion of the
Institution of Professional Engineers of New Zealand.

Steve Wakefield is a Chartered Accountant and
experienced director on several Boards and other
governing bodies. He has been a partner in Deloitte,
one ofthe largest global accounting and
management consulting firms, for 24 years.

He is a trustee of the Church Property Trustees, Deputy
Chair of the Canterbury District Health Board, a Fellow
of the Chartered Accountants Australia and NZ, and a
Chartered Member of the Institute of Directors.

Roger Bridge is a Christchurch businessman and
company director with a background primarily in
property investment and management, and the
formation and development of new business ventures.
He is Chair of the Rata Foundation and a Trustee of
the Church Property Trustees.

Roger is Managing Director of Oxbridge Ltd, Deputy
Chairman of Quotable Value and Director of NZ
Venture Capital Ltd. He has vast community
involvement and his commitment to making things
happen in Christchurch post-earthquake is evidenced
in his Trustee roles with the Christchurch Arts Festival
and the Re:Start The Heart Foundation which
administers the Re:Start container mall in Cashel Mall.
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ALASDAIR CASSELS

SUE MCKENZIE

Alasdair Cassels is a Christchurch-based businessman
who owns the Tannery and Cassels & Sons Brewery.
With a background in engineering, he owned several
maintenance, sandblasting and engineering
companies before getting into the property business.

In 2009 he started the Cassels and Sons Brewing
Company with his son and son-in-law, and
subsequently opened The Brewery in Woolston and
the Madras Street bar and restaurant, CBD. In 2013
Alasdair opened the Tannery, a Victorian arcade'style
complex that houses more than 60 businesses
including bars, restaurants, a cinema, fashior/stores, a
spa and an art gallery.

He is involved in a number of initiatives to revitalise
and protect the lower Heathcoteviver, working with
Environment Canterbury, the(City Council, iwi and the
local community.

Sue McKenzie issanexperienced Director and business
consultant who,lives and works in Canterbury. Until
2011 she lectured as a senior academic at tertiary
level, with’her subject areas including business
planning, operations, management and marketing.
She also ran a private business consultancy advising
corporates and small business clients and has worked
in‘a voluntary capacity with business and community
groups at a local and national level.

Since the Christchurch earthquakes she has relocated
to the country and now works fulltime on her Board
positions. Her current positions and responsibilities
include: Member of the Canterbury/Aoraki
Conservation Board, Chair of the Greater Canterbury
Response Forum, Trustee of the Rata Foundation,
member of The Medical Radiation Technologists Board
and member of the Advisory Committee for Assisted
Reproductive Technology.
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