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1.0 INTRODUCTION

The September 4th 2010 and February 22nd 2011 seismic events have had a significant effect on life within Christchurch.
The ramifications of these events will have long lasting impact on the people of the region and the places within which
they interact. Catholic’s in particular have a very close association with their place of worship; not only as building to
gather but a place that represents our beliefs to the wider community, a landmark that the faithful and non-faithful alike.
The Catholic Diocese of Canterbury has sustained significant damage to its built environment and assets. The damage has
been wide ranging and has undoubtedly affected the Church. St Josephs Church, all be it not the worst affected Church
building in Diocese, has suffered significant structural damage which has is now being assessed from a structural stability
perspective. It is currently ‘Red Stickered’ and has not been in use since the February 2011 earthquake.

1.1 WHAT IS THIS DOCUMENT?

This document represents the outcomes of a meeting on Tuesday 26 July 2011 and subsequent thoughts of the individuals
whom attended.
The meeting was called to provide a forum for open discussion and idea sharing regarding the issue of earthquake
damage to St Joseph’s Church and the potential options for redevelopment if the Church is not able to be saved.
The meeting agenda generally covered;
•
•
•
•
•
•

Status of the Church (structural)
High level commentary on the financial capacity of the Parish for development
Interface with St Joseph’s Primary School and the importance of this
The existing Church building site and limitations (site conditions)
Future development within the Parish boundaries
General discussion of different development proposals if St Joseph’s Church cannot be repaired

On conclusion of the meeting it was agreed that the discussions and ideas shared should be captured in a ‘Discussion
Document’.

1.2 A NOT SO SURPRISING OUTCOME

While the main intention of the meeting was to discuss the damage to St Josephs church it became clear that the Parish
also needs to deal with the more difficult and long term question of ‘Growth’. The earthquake can be considered as a
catalyst and opportunity to look at this issue in more detail. The intention being to lay a platform for growth in faith and
Parish numbers over the next 5 – 10 years. This document therefore captures more than just dealing with the immediate
issue of having a suitable place of worship but the question of redevelopment in the context of ‘A Vision, looking to the
future.....’.
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2.0

BACKGROUND

2.1 THE PARISH
Although not formally established as a parish until 1924 St Joseph’s as a site has been a centre of Catholic activity since
1877. The site of St Joseph’s is the oldest in the Diocese and as such carries a long history and great Mana in the Catholic
community.1 St Joseph’s church as it stands today had its foundation stone laid in June of 1921 and opened in March of
1922. Over the following 90 years the building has had a number of alterations all leading to, what most would agree, is a
beautiful building of worship.

2.1.1

Parishioners

The Parish is strong in numbers and in faith with 3434 registered individuals. During October 2010 the yearly Mass count
was undertaken with an average of 967 people attending Sunday Mass.

2.1.2

St Joseph’s School

St Joseph’s school is an important partner to the Parish and has been operating since 1878. It is the largest Catholic
Primary School in the diocese (366 pupils in 2009) and brings young and old into the church through immediate and
extended family. Approximately 1/3 of all registered parishioners are children with 1/4 representing the average
attendance at weekend Mass. The quality education the School provides is clearly described in the 2009 ERO report and
in the high demand on places.
There is no doubt the school is intrinsically linked to the Church and Parish in both its physical location and spiritual
connection. This link is a core value that is considered critical to the overall health and long term growth of the Parish in
both faith and numbers.

2.1.3
Figure 1 - Parish Boundary and Population

“from early morning the Catholics in

The Area

The St Joseph’s Parish covers a large geographical area that encompasses both residential area and hinterland (Refer
Figure 1). In the 2006 Census 43,600 people were recorded as living in the area. 6,414 or just fewer than 15% of these
considered themselves Catholics. This percentage is higher between the ages of 9 – 17 (17.7%) and lower (14.5%) for
people over the age of 50.

and around the district flocked to St

The Parish on average, when compared to the Diocese, has 3% more people associating themselves as Catholics. Between
the ages of 9 – 17 this increases to 4%.

Joseph’s church in order to be present

On a national level (based on the 2006 census data) the average number of Catholic’s per parish is 1,626.

at the anniversary services about to
begin”
A statement from St Joseph’s early
history.
1

History, Janette McKee, Date Unknown
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2.2 EARTHQUAKES
God our Father, you set the
earth on its foundation.
Keep us safe from the danger
of earthquakes
and let us always feel the
presence of your love.
May we be secure in your
protection and serve you with
grateful hearts.
We ask this through our Lord
Jesus Christ, your Son,
who lives and reigns with you
and the Holy Spirit, one God
forever and ever.
Amen.

The Canterbury region earthquakes of September 2010, February 2011 and June 2011 have all had a profound effect on
the people and built environment of the area. The Diocese itself has had significant damage to a large portion of its
physical assets ultimately making the provision of Mass in some areas extremely difficult. The loss of a number of
significant places of worship and landmarks (e.g. the Cathedral and St Paul’s) along with the likelihood of others to follow
is a difficult pill to swallow. In the face of this adversity it is clear the faith of the community is stronger than bricks and
mortar. While we all adore the buildings within which we worship it is not the building that defines us as a Catholic
community but how we love God and show that love to the World.

2.2.1

St Joseph’s Parish

In general terms St Joseph’s Parish has not suffered to the same extent as the eastern suburbs and other areas. While our
main place of worship was rendered unusable by the February 2011 earthquake the other Parish buildings only suffered
minor damage. Generally these are all operating as normal.

2.2.2

Current Place of Worship

The Parish currently attends mass at St Gregory’s church in Bishopdale. While it is a blessing that we have this facility it is
simply too small (for the long term) in its current form for the numbers that attend Mass.

2.2.3

St Joseph’s Church & Structural Issues

St Joseph’s church has sustained significant structural damage following the Canterbury earthquakes. Due to the building
being unsafe it has not been used as a place of worship since the devastating earthquake of 22 February 2011.
The structural damage is in the process of being assessed by Opus International. The context of their review covers the
general question of, Can the building be repaired or should it be demolished? This question is not stand alone and will be
intertwined with the outcome of Insurance reviews and discussions.
For the purpose of this document it has been assumed that the main building will in fact need to be removed from the
site.
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3.0

PHYSICAL CONTEXT

3.1 THE PARISH BUILT ENVIRONMENT
St Joseph’s parish has a number of physical assets within its ownership. All of which, excluding St Joseph’s
church are in relatively good repair.

3.1.1

St Joseph’s Church Site

The site of St Joseph’s church has a number of buildings present.
•
•

Current Parish High Level Financial Overview
Cash/Investments

$0.6m

•
•
•

St Joseph’s Church – Built in 1922. Extended in 1956 and 1961 with a significant internal upgrade in
1990.
The Presbytery – Built in 1940 and extended in 1966. The building is in relatively good repair
however the general maintenance and running costs of such a large space are high.
Scout Hall – Date of construction unknown and in relative disrepair.
Garage Block – Built in 1985 and in relatively good repair.
Parish Centre – Built in 1997 and in excellent condition. This space is used extensively by the Parish.

3.1.2

Physical Assets
St Gregory’s Church Site (rateable value)
Vagues Rd Property’s (rateable value)
Total:

$2.1m
$0.6m
$3.3m

St Gregory’s Church Site

The site of St Gregory’s Church also has a number of buildings present. The value of which could be of
assistance if the Parish was to go ahead with redevelopment of the St Joseph’s Church site.
•
•
•

St Gregory’s Church and Land –
Adjacent Sisters of Mercy Accommodation (30 Cotswold Ave)
26 Cotswold Ave

3.1.3

Vagues Rd

The parish also owns two residential properties at 38 and 40 Vagues Rd.

“A Vision, looking to the future.....”
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3.1.4

A Pictorial View

Non-Integrated
Land

40

38

Vagues Rd

Vagues Rd

30

28
24

Cotswold Ave
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4.0

LOOKING TO THE FUTURE.......

4.1 GROWTH
This Discussion Document is born out of the recent earthquakes and likely demolition of St Joseph’s church. Despite this,
it is now not simply a question of rebuilding to deal with the present Parish situation but a catalyst to ask the question,
How will St Joseph’s Parish, and the Diocese, build a platform for growth over the next 5 – 10 years in the aftermath of
the earthquakes?
It is clear from the information included in Section 2.0 (Background) that the Parish is strong in faith and numbers. Even
prior to the September and February earthquakes the existing St Joseph’s church struggled to handle numbers on
significant Sunday feasts, celebrations and events.

4.1.1

Area Development

St Joseph’s Parish covers a large geographical area and generally sits on the boundary of Christchurch city and the
hinterland. With good connectivity into the City centre and excellent commercial / retail facilities in the Parish boundaries
the expectation is that residential growth within the Parish boundaries is inevitable.
There are two new large residential developments
to take place within the Parish boundary and a
third just outside.
In total this could bring approximately 3800 new
sections within the Parish and a further 2300
sections just outside the boundary over the next 5
– 10 years.

Approx 1400 sections

If the percentage of the people and families
coming into the subdivisions that are Catholic
matches the Diocese average (12%) and based on
the 2006 Census average household size (2.6) this
would equate to approx 1200 Catholics. Applying
the same to the third development just outside
the parish and the area could see a rise in Catholic
population of just under 2000 people.

Approx 2400 sections
St Bede’s

St Joseph’s
School & Church

Considering the quality of Catholic schooling in the
area (both Primary and secondary) and applying
the current Parish percentages these numbers
could be over 2200.

Approx 2300 sections

Figure 2 - Papanui Parish and Residential Developments
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Figure 2 identifies the general location of the
mentioned developments in comparison to the
Parish boundary, church and schools.
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4.2 THE OPTIONS SO FAR
During the meeting four main options for redevelopment of the site were tabled. Two of the four were variations of a
theme. Two of the options were offsite solutions.
Option 1: Rebuild of St Joseph’s on existing Church site. Demolish the existing St Joseph’s Church, Presbytery and
outbuildings to allow for the construction of a car park and other ancillary buildings (i.e. new presbytery, day chapel etc).
Allow for potential future development into adjacent land parcels to achieve a platform for growth.
Option 2: Rebuild of St Joseph’s in the existing car park and pool area outside the Parish Centre. Demolish the existing St
Joseph’s Church, Presbytery and outbuildings to allow for the construction of a car park and other ancillary buildings (i.e.
new presbytery, day chapel etc). Allow for potential future development into adjacent land parcels to achieve a platform
for growth.
Option 3: Build a new Church on a gifted parcel of land within St Bede’s college boundaries.
Option 4: Reconfigure St Gregory’s church to allow for increased numbers.

“A Vision, looking to the future.....”
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4.2.1

Option 1 – Rebuild St Joseph’s on Existing Land Parcel
139a

Potential

Proposed land swap ‘in kind’ with St Joseph’s School
and removal of Pool area from integrated land.

141

Growth

139

Legend:
Car Park &
Landscaping

Key Non-Integrated Land
Boundary

Build Area
2

Potential Vehicle Flows

Watercourse location

Overview:
To enable full site utilisation with the least constraints the existing Church,
Presbytery, Scout Hall and other buildings could be removed to provide
approximately 1500m2 of clear land. Build Area 1 represents a potential location
for a new Church building (≈ 800m2). Build Area 2 gives a potential location for a
new Presbytery or other associated buildings considered appropriate (≈ 700m2).
This build area is constrained somewhat by the watercourse and main stormwater
line shown in blue.

Build Area
1

Car parking could be extended if the pool was removed and this would provide
future access to adjacent land parcels should these be purchased due to future
Parish and School growth.
Note: This layout is based on the premise that site access from Main North Rd would be unlikely
and the requirement to keep new building structures clear from the watercourses and adjacent
land parcels.

“A Vision, looking to the future.....”
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4.2.2

Option 2 – Rebuild St Joseph’s on adjacent Car Park and Pool.

139a
141

Proposed land swap ‘in kind’ with St Joseph’s School
and removal of Pool area from integrated land.

Potential
139

Growth

Legend:
Build Area
1

Key Non-Integrated Land
Boundary
Potential Vehicle Flows

Watercourse location
Car Park &
Landscaping

Overview:
Build Area 1 represents a potential location for a new Church building (≈ 1400m2).
Build Area 2 gives a potential location for a new Presbytery or other associated
buildings considered appropriate (≈ 300m2). To enable full site utilisation with the
least constraints the existing Church, Presbytery, Scout Hall and other out
buildings could be cleared to provide approximately 1200m2 of car
parking/landscaping and future access to adjacent land parcels (if the possibility of
purchase was available). This could allow for approx 50 parking spaces.

Build Area
2

The adjacent land parcels could be utilised as future parking area with existing or
new structures used as presbytery, day chapel etc.
Note: This layout is based on the premise that site access from Main North Rd would be unlikely
and the requirement to keep new building structures clear from the watercourses and adjacent
land parcels.
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4.2.3

Option 3 – Relocate the Church to St Bede’s School Grounds.

One option tabled was that a new Church for the Parish could be built on St Bede’s grounds. The Principle of St Bede’s
made this offer of a rebuild option directly to Father John. Generally speaking this would be undertaken by the College
‘gifting’ the Parish a piece of land. The land would be of a size suitable for the development of a Church that catered for
both the Parish and College immediate and future requirements.
Details of the proposal (i.e. location or size of proposed land and general practicalities of the option) have not been
reviewed beyond the inclusion of the option at the Vision Committee meeting.

4.2.4

Option 4 – Reconfigure St Gregory’s to allow for increased numbers.

The fourth option tabled was the reconfiguration of the existing St Gregory’s Church building.
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5.0

“Looking to the future.....”

TIME AND COST
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5.1 TIME
Taking the position that a new Church building of some
description is to be built, this gives an indicative draft
programme.
The programme is exclusive of any
Resource Consent Processes and simply provides a
‘rough’ estimate of how a development could move
forward.
Generally what this shows is that any major
development of the existing St Joseph’s church site
would take anywhere between 18 – 30 months.
This will undoubtedly depend on the drive and
determination of the Diocese, Parish and Vision
Committee members to see through the process. This
will also require the engagement of key consultants and
Liturgical Advisors that will assist the Parish in achieving
its Vision.

Figure 3 - Indicative Programme
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5.2 COST
It is always important to put financial context around any capital works project. The development of a new
Church is no exception. At this early stage the best approach is to look for similar developments around
New Zealand to assist in gaining an ‘order of costs’. Unfortunately a Catholic Church building of the size and
structure proposed here is not built in New Zealand very often and as such it is difficult to find suitable
comparators.
On review of developments in New Zealand one shining light came through. St Joseph’s Parish in Wellington
had completed the exact process that this Parish is looking to commence in 2004. The value of this
development is clear in the fact that it represents a new build of a similar size, with demolition of existing
structures and in an earthquake zone.
Figure 4 is a photo of the main entrance to the church from the street and clearly shows the combination of
patterned concrete and timber cladding. Figure 5 is an aerial view and gives a pictorial description of how
the church building is made up.

Figure 4 - St Joseph's Photo - Wellington

The building platform is just over 1000m2 and includes;
•
•
•

A day chapel
A gathering area for community based functions
A nave space seating up to 400 people (only built for 300)

The total cost inclusive of fees and construction was approximately $3.2m in 2004 dollars.
The New Zealand Construction Price Index has steadily risen over the last 7 years.
Day Chapel
(≈55m2)
Community
Centre (≈140m2)

Using the Reserve Bank of New Zealand Inflation Calculator for Construction provides a cost in ‘today’s
money’ of approx $4.45m.
Allowing for a 10% escalation of costs due to the earthquakes and their effect on construction prices an
initial ‘order of costs’ would be $4.9m

Nave Space
(≈290m2)

Figure 5 - St Joseph's Aerial View - Wellington
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