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Executive Summary
HWCP Management Ltd propose to revitalise the block bounded by Tay, Dee, Esk, and Kelvin Streets, providing
Invercargill’s residents with an innovative retail, commercial, and residential development that will bring new life
to the CBD. Despite its prominent location at the corner of Invercargill’s two main thoroughfares, Tay and Dee
Streets, the block has seen a gradual decline in occupancy rates with a concomitant deterioration of its heritage
buildings. The Invercargill Central redevelopment will extend across the entire city block, with the exception of
the Kelvin Hotel and Reading Cinema, and will see the construction of an innovative building that will frame the
Bank of New South Wales (1 Dee Street), the retention of four heritage façades, and the construction of a new
HWR head office tower on the corner of Dee and Esk Streets. The development will contain offices and
apartments, a second office precinct, a medical centre, an upscale food court/restaurant space, a shopping centre
with a major anchor retail tenant, public space and covered parking for 950 to 1000 vehicles. Not only will this
development bring in hundreds of jobs into Invercargill in the short term, but it aims to bring an additional 1500
people into the CBD daily, which will in turn provide economic benefit to the surrounding community. Invercargill
has lost its heart, and the Invercargill Central project is designed to give it back.
Block II represents the longest continuously occupied area of Invercargill and was the location of some of the
earliest built structures. Being at the core of Invercargill, the block has undergone continuous transformation to
meet the needs of the city and its residents, and HWCP’s Invercargill Central redevelopment will ensure that this
block continues in its role as the hub of the city. There are numerous buildings that have been identified previously
as having heritage significance within Block II. Four buildings have been listed by Heritage New Zealand Pouhere
Taonga (HNZPT) based on their heritage values, including the former Bank of New South Wales (Category 1) at
1 Dee Street, the Southland Times (Category 2) at 67 Esk Street, the Lewis & Co Building (Category 2) at 29 Esk
Street, and the Newburgh Building (Category 2) at 33 Dee Street. The ICC has recognised a further 16 buildings
in the District Plan as having local heritage significance. Both the listed and scheduled buildings are included in
the District Plan Heritage Register, which affords them protection to varying degrees under the Heritage Rules. In
addition, there are 20 archaeological sites within the block, which are protected under Heritage New Zealand
Pouhere Taonga Act 2014.
The proposed redevelopment will impact heritage and archaeological values, which have been evaluated as part of
this assessment. Extensive research has been carried out to systematically define the heritage and archaeological
values. The assessment of effects considers the level of significance and the magnitude of the impacts against the
heritage values to provide a determination of the significance of effects. The effects on heritage values may be
adverse, neutral, or beneficial, with demolition of a structure constituting a major adverse effect and façade
retention being a moderate adverse effect. The proposed actions are evaluated according to the district plan rules,
identifying whether the actions are non-complying, discretionary, restricted discretionary, or permitted. The effects
are then considered against best practice recommendations, the importance of the buildings or structures, their
condition, potential for alternative use, and the benefits of the redevelopment. The potential effects on archaeology
are also considered.
The plans evaluated in this assessment will see the retention of the Bank of New South Wales, incorporation of
four heritage façades (the Southland Times at 67 Esk Street, Coxhead’s Building at 31-35 Esk Street, Thompson’s
Building at 18 Kelvin Street, and Fairweather’s Building at 58 Tay Street), and the demolition of all other buildings
within the project area. While the Bank of New South Wales is included in the project area, there are no current
plans to alter this building other than the construction of a building around it, highlighting this significant building.
The retained façades are proposed to be rejuvenated and redecorated in a way that highlights them as important
heritage assets, and the new buildings surrounding each have been designed to frame each asset (Burgess, 2018).
The façades chosen for retention also act to maintain the proportions of contextual value across the block and
provide a representative sample of the types and style of buildings within it. The table below summarises the
proposed actions affecting each building within the project area, the status of those activities based on the ICC
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District Plan Heritage Rules and the requirements under the Heritage New Zealand Pouhere Taonga Act 2014.
The distribution of heritage and archaeological buildings is presented in the figure below.
In considering the overall values and significance of effect, against the merits of the project and quality of the
design NZHP recommends that the Invercargill Central redevelopment project should proceed and consent
should be given, subject to appropriate mitigation measures. The following points provide a summary of the
assessment of effects on heritage and archaeological resources.
1. Demolition of a Listed Building (Appendix II.2). The proposed demolition of the Lewis & Co
Building (29 Esk Street) and the Newburgh Building (33 Dee Street) constitutes a non-complying activity
under Rule 3.8.9 and will have a major adverse effect on the heritage values. The poor condition of the
Newburgh Building means that strengthening and adaptive re-use is not feasible without the loss of
heritage fabric, and without this fabric, the connection to its heritage values are all but lost. The demolition
of the Newburgh Building also necessitates the loss of the adjacent Lewis & Co Building, where adaptive
re-use may have been better-suited. On the balance of this evidence, the significant loss of heritage can be
mitigated with measures outlined in Section 10 including the recording of each building to a Level III
standard, prior to demolition, as per the Heritage New Zealand guidelines for the recording of built
structures (HNZPT, 2016). Therefore NZHP recommends that demoltion of these buidings be
consented subject to mitigation measures.
2. Demolition of a Scheduled Building (Appendix II.3). The proposed redevelopment seeks to demolish
13 buildings that are scheduled on Appendix II.3 of the District Plan, which is a is a discretionary activity
under Rule 3.8.6. An evaluation of the heritage values of these buildings has shown that 11 have low and
one has medium heritage value. Based on this values assessment and the magnitude of the impact, the
overall significance of effects is considered slight to moderate for all buildings apart from the Cambridge
Arcade, where the redevelopment will have moderate to large effect. The buildings of local significance
within Block II that are scheduled for demolition currently show a low rate of occupancy and are suffering
from neglect (particularly the first floors). Some buildings have areas that have been sealed off for several
decades, indicating they hae been unfit for purpose for a prolonged period. The condition of the buildings
indicates that each would require seismic strengthening to bring it up to acceptable building code. The
heritage assessment survey identified that some heritage fabric remains in the first floors; although, the
ground floors were nearly devoid of any original fabric. On the basis of all evidence, the loss of heritage
in this category can be mitigated. NZHP recommends that the demolition of these buildings be consented
with mitigative measures including the use of an image of the original Watson’s Building (8-14 Tay Street)
instead of the Temple Chambers (49 Esk Street) building in the modern façade design for Tay Street
(about the location of 8-14 Tay Street). This recommendation has since been adopted by the design team.
3. Partial Demolition of a Listed Building (Appendix II.2). The partial demolition of the Southland
Times Building (67 Esk Street) and alterations to the façade constitutes a non-complying activity under
the rules of the district plan and will have a moderate adverse effect on the heritage values. Retaining the
façade will be beneficial to the redevelopment in that it will maintain part of a key historic building that
has considerable architectural, cultural, and historic values. This façade will also provide architectural
balance with Coxhead’s Building (31-35 Esk Street), which will also be retained at the west end of Esk
Street, as well as with the northern streetscape. NZHP supports the retention of the Southland Times
façade; however, we recommend the alterations follow best practice standards of façade retention.
According to guidelines developed by HNZPT for successful façade retention, a façade should retain
original elements and detailing, the design should include at least one-room depth of the original structure,
modifications above floor level should be avoided, and views to the sky should be avoided (NZHPT,
2007b). NZHP has included recommendations to this effect and after discussion with the design team,
they have since considered these recommendations including avoiding “views to the sky”. Consideration
has also be given to the mass of the building to the east of the Southland Times. This reflects the current
building rather than the former police station so that the Esk Street frontage reflects the current streetscape
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familiar to Invercargill residents and frames the retained façade to highlight it as a heritage asset. NZHP
supports this design. NZHP recommends that the physical loss of the remaining parts of the building be
offset by mitigative measures, as discussed in Section 10.
4. Façade Alteration of Scheduled Buildings (Appendix II.3). The partial demolition and retention of
the façades of three buildings scheduled on Appendix II.3 of the Heritage Register is a restricted
discretionary activity under Rule 3.8.4 of the District Plan, and the overall significance of effects has been
assessed as slight to moderate. NZHP supports the retention of the façades for the Coxhead’s,
Thompson’s, and Fairweather’s Buildings; however, as the final design develops, it is important that
alterations of these façades are kept to a minimum and that respect is given to the original ornamentation
and materials as recommended in the ICOMOS NZ Charter (2010) and by HNZPT (2007). NZHP has
recommended that sash windows are used for all first-floor windows and that connection to the building
interior be maintained through these windows (i.e., none are blocked or show the sky). The design team
has adopted these recommendations and will align the new internal layout to datums on the façades to
ensure that each structure continues to function as a recognisable building. The buildings that have been
selected for façade retention represent key architectural styles represented in the block today and are
excellent examples to retain for posterity; moreover, there are significant important historical links to
Coxhead Brothers photography and Frederick Burwell, the “architect of Invercargill”. While the façades
of these buildings will be retained, the remaining portions of these buildings will be demolished. As such,
it is important that this physical loss be offset by mitigative measures.
5. Removal of Street Furniture (Appendix II.4). The removal of the verandah posts is a discretionary
activity under Rule 3.8.7 and is considered to constitute a moderate to large adverse effect. This action will
see an important piece of heritage fabric lost from Block II. Considering that most of the buildings in the
block will be demolished, retaining the verandah posts is not in keeping with the redevelopment. To
mitigate for this significant loss of fabric, NZHP has recommended that the design of the verandah for
the Fairweather’s Building be reconsidered to include reuse or reinterpretation of the historic verandah,
and that some verandah posts be repurposed throughout the development. Reinterpretation of the
Fairweather’s building verandah has since been adopted by the design team.
6. Effects on Existing Heritage Structures. NZHP supports the retention of the Bank of New South
Wales and the use of the buildings either side to contrast against, frame and highlight the high quality and
value of this structure. Measures should be put in place to minimise potential damage to the building
during works in the surrounding area, including the implementation of a vibration plan.
7. Effects on Archaeology. The redevelopment of Block II will have a major adverse effect on its
archaeological resources, including the demolition of 14 pre-1900 buildings, partial demolition of two pre1900 buildings, and impacts to subsurface archaeological features across the block. As such, NZHP makes
the following recommendations:
•

•
•
•

•

The client apply for an archaeological authority from Heritage New Zealand Pouhere Taonga to
disturb the archaeological sites listed in the table below (apart from E46/39). Please note that
E46/66 and E46/32 will not be affected by the redevelopment and impacts to the kerbstones in
Dee Street (E46/39) must be avoided.
The 14 pre-1900 buildings scheduled for demolished be recorded to a Level III standard by a
qualified archaeologist (pre-1900 portions only).
Demolition of the buildings be monitored by an archaeologist.
All earthworks that may affect an archaeological site must be monitored (stand-over monitoring)
and any features and deposits be recorded by an approved archaeologist according to best practice
standards.
An archaeological management plan be developed for the redevelopment, subject to approval by
HNZPT.
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•
•

Consideration should also be given to the long-term storage of the artefact assemblage in a public
repository.
A full report on the results of the archaeological monitoring, buildings recording, and artefact
analysis will be required.

Mitigative measures have been identified by NZHP that may help to minimise the effects of the proposed
redevelopment on the heritage values of Block II.
1. Consideration of Alternative Less Adverse Options. At the beginning of this project, the inner-city
redevelopment proposed to demolish all buildings in the project area, with the exception of the Bank of
New South Wales, to create a clean slate from which to work. Through extensive consultation with
HNZPT, Buchan Group and HWCP, the design of the redevelopment has evolved and now incorporates
four heritage façades, the Southland Times, Coxhead’s Building, Thompson’s Building and Fairweather’s
Building. Additionally the proposed concept plans show the use of “Cambridge” for the name of part of
the new development. While this may be a place holder, the retention of this label does form a connection
to the original and provide a sense of place and historic reference point to the modern development. Thus,
it is recommended that these naming conventions be adopted and continued in the redevelopment. This
retains the location’s link to its past use and helps to reinforce a sense of “place” and history to Invercargill
Central. The design also follows the lines and mass of the historic buildings, to provide a sympathetic
overall design.
2. Mitigation of the Effects of Demolition and Rebuild. From a heritage perspective, greatest
consideration should be given to the effects that demolition and rebuild activity might have on the
remaining heritage assets, the Bank of New South Wales and the retained façades, and how secondary
impacts will be minimised. Screening mechanisms and mitigation of the effects on earthworks must be
addressed under Rules 3.8.4 (D-E) and 3.8.10 (F) of the District Plan. Mitigation will include operation
under a vibration plan, adherence to proposed methods of façade retention and stabilisation, and the
installation of hoardings. NZHP recommends that B Class hoardings be used that are customised to share
with the public the story of the redevelopment and the history of key buildings and identities.
3. Building Recording. NZHP recommends that buildings on Appendix II.2 and II.3 scheduled for
demolition or façade alteration be recorded under Rules 3.8.10 (I) and 3.8.4 (I) of the District Plan, apart
from those pre-1900 buildings that will be demolished and will trigger this requirement under the Heritage
New Zealand Pouhere Taonga Act 2014. The level of recording be commensurate with the significance
assessment and follow the HNZPT standards for building recording (Heritage New Zealand, 2014).
4. Reuse of Building Material. Rule 3.8.10 (D) of the District Plan identifies that the potential for reuse
and/or recycling of materials or heritage features be addressed. NZHP recommends that building
materials be salvaged for reuse in the redevelopment or made available to other heritage building owners.
5. Public Interpretation. NZHP recommends that the information gathered during the historical research,
archaeological investigations and that collected during the recording of the post-1900 buildings is
disseminated to the public upon completion of the project and, where possible, incorporated into the
redevelopment. Consideration should be given to installation of interpretive panels, displays of
archaeological material and/or interactive installations in public areas such as the food court or courtyards.
6. Strengthening of Existing Heritage Resources. The former Bank of New South Wales is protected
by a heritage covenant and its inclusion in the redevelopment will also secure its restoration in accordance
with its conservation plan as well as ensuring ongoing maintenance. As HWCP do not own this building,
there are no current plans to alter or adapt it, but in the future, consideration must be given to the
requirements of the convenant. As per that convenant, an updated conservation or maintenance plan
could be considered and/or requested by Heritage New Zealand.
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7. In Situ Preservation of Archaeological Materials. One of the most tangible ways to maintain a site’s
links to past occupation and incorporate these into the new design is through the preservation of historical
or archaeological features in situ. Incorporating extant archaeological and historic features is dependent
on what is identified, their location, and the flexibility of the design.
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Summary of buildings within the project area and intended activities.
Historical Background
Arch Site
Building Name

Street Address

Date
Architect
Completed

E46/67

Smith's

31 Dee Street

1875

Angus Kerr

ICC DP

Building & subsurface demolition

Newburgh

33 Dee Street

1929

Benjamin Ager

HNZPT List (Category 2), ICC DP

Subsurface

demolition

Lewis & Co.

29 Esk Street

1914

HNZPT List (Category 2), ICC DP

Subsurface

demolition

Coxhead's

31-35 Esk Street

1875

Edmund
Anscombe &
Henry McDowell
Smith
F W Burwell

ICC DP

Building & subsurface façade altered

3.8.8 (restricted discretionary) Medium

Martin, Maitland & Co.'s

37 Esk Street

1877

F W Burwell

ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

E46/68

Heritage and Archaeological Protection
Heritage Protection Status
HNZPT Act 2014

Proposed Activity and Status under the District Plan
Proposed Activity
District Plan Rule (activity)

Assessment of Effects on Heritage Values
Significance Magnitude of
Assessment
Impact
of Effects

Assessment of Effects on Archaeology
Effect on Built Archaeology

3.8.6 (discretionary)

Low

Major adverse

Moderate

Demolition of a pre-1900 building

3.8.9 (non-complying)

Medium

Major adverse

-

3.8.9 (non-complying)

High

Major adverse

Moderatelarge
Large-very
large

Moderate adverse

Moderate

Partial demolition of a pre-1900 building

Low

Major adverse

Moderate

Demolition of a pre-1900 building

Effect on
Subsurface
Archaeology
yes

-

yes

MacDonald's

41 Esk Street

1873

Angus Kerr

n/a

Building & subsurface demolition

n/a (permitted)

Low

-

-

Demolition of a pre-1900 building

E46/69

Temple Chambers

45-49 Esk Street

1881

Angus Kerr

ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

Demolition of a pre-1900 building

yes

E46/70

NZIC

51-53 Esk Street

1884

Edmund R Wilson ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

Demolition of a pre-1900 building

yes

E46/71

MLC

55 Esk Street

1983

n/a

Subsurface

n/a (permitted)

Low

-

-

-

yes

E46/72

Cambridge Buildings

40 Tay Street

1872

Mitchell &
Mitchell and
Partners
Unknown

ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

Demolition of a pre-1900 building

yes

Cambridge Arcade

59-61 Esk Street

1934

A C Ford

ICC DP

Subsurface

demolition

3.8.6 (discretionary)

Medium

Major adverse

-

E46/73

Nichol's

63 Esk Street

1929

A C Ford

ICC DP

Subsurface

demolition

3.8.6 (discretionary)

Low

Major adverse

Moderatelarge
Moderate

-

yes

NA - TS 9

Southland Times

67 Esk Street

1909

Charles H Roberts HNZPT List (Category 2), ICC DP

-

partial demolition

3.8.9 (non-complying)

Medium

Moderate adverse

Moderate

-

-

E46/74

Southland Times Press Hall 69 Esk Street

1981

L F Simpson

n/a

Subsurface

demolition

n/a (permitted)

Low

-

-

-

yes

Allot and Eunson

54 Tay Street

1958

A G A Milne

n/a

Subsurface

demolition

n/a (permitted)

Low

-

-

-

Kelvin Hotel

20 Kelvin Street

1965

A G A Milne

n/a

Subsurface

retention

n/a (permitted)

n/a

-

-

-

Thompson’s

18 Kelvin Street

1913-1929 Unknown

ICC DP

Subsurface

façade altered

3.8.4 (restricted discretionary) Low

Moderate adverse

Slight

-

Hotel Cecil

Unknown

ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

Major adverse

Moderate

Demolition of a pre-1900 building

Fairweather's

1-16 Kelvin
1899
Street, 60-64 Tay
Street
58 Tay Street
1884

Unknown

ICC DP

Building & subsurface façade altered

3.8.4 (restricted discretionary) Medium

Moderate adverse

Moderate

Partial demolition of a pre-1900 building

MacPac

48 Tay Street

1910

Edmund R Wilson ICC DP

Subsurface

demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

-

demolition

E46/75

E46/76

E46/77

demolition

Low

yes

yes

yes

Zookeeper's Café

50 Tay Street

1916

Edmund R Wilson ICC DP

Subsurface

3.8.6 (discretionary)

Low

Major adverse

Moderate

-

E46/78

Herbert Haynes & Co.

42 Tay Street

1885

Angus Kerr

n/a

Building & subsurface demolition

n/a (permitted)

Low

-

-

Demolition of a pre-1900 building

E46/79

Annie Ibbotson's

30 Tay Street

1933

C J Brodrick

ICC DP

Subsurface

demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

-

yes

Carter's

36 Tay Street

1973

n/a

n/a

Subsurface

demolition

n/a (permitted)

Low

-

-

-

yes

Peters'

22 Tay Street

1881

n/a

Building & subsurface demolition

n/a (permitted)

Low

-

-

Demolition of a pre-1900 building

yes

Kingsland's Shop

26 Tay Street

1887

McKenzie, Ridley
& Co.
Unknown

n/a

Building & subsurface demolition

n/a (permitted)

Low

-

-

Demolition of a pre-1900 building

E46/81

Hannahs

16-18 Tay Street

1969

L F Simpson

n/a

Subsurface

demolition

n/a (permitted)

Low

-

-

-

yes

E46/82

Watson's

8-14 Tay Street

1877

Unknown

n/a

Building & subsurface demolition

n/a (permitted)

Low

-

-

Demolition of a pre-1900 building

yes

E46/83

ANZ

4 Tay Street

1969

n/a

Subsurface

n/a (permitted)

Low

-

-

-

yes

E46/84

Lumsden's

9 Dee Street

1872

Sargent and
Smith and
Partners
Unknown

ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

Demolition of a pre-1900 building

yes

Barham's

7 Dee Street

1873

Unknown

ICC DP

Building & subsurface demolition

3.8.6 (discretionary)

Low

Major adverse

Moderate

Demolition of a pre-1900 building

Ott's

5 Dee Street

1875

Angus Kerr

n/a

Building & subsurface demolition

n/a (permitted)

Low

-

-

Demolition of a pre-1900 building

BNSW

1 Dee Street

1904

C J Brodrick

HNZPT List (Category 1), ICC DP

Subsurface

n/a

High

-

-

-

E46/80

demolition

no alteration

no
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Plan showing listed, scheduled, and pre-1900 buildings.
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Summary of archaeological sites to be affected by the proposed redevelopment.
ArchSite Legal Description

Brief Summary

Building Name

Street
Address

E46/67
(TS 1-2
North)

This site has been the location of commercial occupation since at least as early as 1862, and the site extent is based upon
the shared history of the modern land parcels. The site is currently occupied by Smith’s Building (31 Dee Street), the
Newburgh Building (33 Dee Street) and the Lewis & Co. Building (29 Esk Street). Smith’s Building was built in 1875 to a
design by Angus Kerr for John Smith as an extension to his commercial premises that was located on the corner of Esk and
Dee Streets. Most of this building was demolished in 1928 but this small portion remains extant. The Lewis & Co. Building
was completed in 1914, was designed by Edmund Anscombe and Henry McDowell Smith and was one of the Fletcher
Brothers’ (now Fletchers Construction) first major projects. It was built using steel beams and reinforced concrete and was
one of the first and only buildings of this architectural style in Invercargill. The Brown Owl tearooms on the third floor was
the first restaurant in New Zealand to receive a licence to serve alcohol in 1944. The Newburgh Building was built in 1928 for
Thomas Newburgh and was designed by Christchurch architect Benjamin Ager. The Lewis & Co. and Newburgh Buildings are
both Category II Historic Places (No. 2519 and 2470 respectively).
This site has been the location of commercial occupation since the early 1870s. The three extant structures were the first to
be built on the site. MacDonald’s Building (41 Esk Street) was constructed in 1873 for solicitor Thomas MacDonald to a
design by Angus Kerr. Martin, Maitland & Co’s Building was constructed in 1877 for the general agents and was designed by
Frederick W. Burwell. Coxhead’s Building was constructed in 1875 for photographers the Coxhead Brothers and was also
designed by F. W. Burwell in an ornate Neoclassical style. Significant occupants include the Southland Times in Martin,
Maitland & Co’s Building (1878-1909) and photographers Coxhead Brothers (1875-1880) and Thomas Muir (1893) in
Coxhead’s Building.
This site has been occupied since at least as early as the 1870s when it was occupied by a 15-roomed house that became the
Melbourne Dining Rooms and boarding house. This timber building was replaced with the extant structure, known as the
Temple Chambers, in 1881. Occupants of the Temple Chambers have included booksellers, dining rooms, a grain broker and
bone dust merchant and drapery firm Brown, Ewing & Co.
This has been the location of commercial occupation since at least as early as 1862 when James Grieve had a grocery and
tea shop, known as the Murihiku Store, on site. The extant building (the New Zealand Insurance Company Building) was
constructed in 1883/1884 for the South British Insurance Company but extensively remodelled in 1934 for the New Zealand
Insurance Company to a design by notable local architect Allan C. Ford.
This site has been occupied since at least as early as the 1870s when there was a domestic dwelling on site. This dwelling
was used as a boarding house from the early 1880s until 1898 when it was replaced with a three-storey brick and concrete
commercial building for textile and clothing manufacturers Ross & Glendining. This warehouse was extended in 1905 and
then demolished in 1983 and replaced with the extant MLC Building.
This site has been the location of commercial occupation since at least as early as 1863 when the two town sections were
used as a coach house, stables and blacksmith by John Gethin Hughes. Shops were erected on the south end of the site in
1872 and components of this building survive today as part of the Cambridge Buildings at 40 Tay Street. A brick shop and
bonded warehouse was present at the north end of the site from the 1880s until 1905 when it was replaced with an Arcade.
This arcade was extensively damaged by a fire in 1930 and was rebuilt in 1934 to a design by notable local architect Allan C.
Ford. At this time the Arcade was extended to the south and the buildings at the south end of the site were incorporated
into it. The Cambridge Arcade and Buildings have remained relatively unchanged since this date.
This has been the location of commercial occupation since at least as early as 1863 when merchants Calder, Blacklock and
Co. erected a brick store and auction room on site. This building was demolished in the 1920s and replaced with the extant
Nichol’s Building.
While there is no formal record of nineteenth century occupation, it is highly likely that archaeological remains will be
identified on this property.
This site was the location of a Police Reserve from 1863 into the twentieth century. Police Barracks and a Police Station were
located on the north end of the site from 1863 until the mid-twentieth century and a variety of associated buildings were
located on site including a sergeant’s house, men’s’ quarters and stables. A Law Courts building was erected on the south
portion of the site in 1873. These buildings were gradually demolished throughout the twentieth century and replaced with
the extant commercial structures.
This has been the location of commercial occupation since at least as early as 1862 when Dalgety, Rattray & Co. built a
corrugated iron warehouse and offices on site. This warehouse became a local landmark and was occupied by a variety of
auctioneers, merchants and second-hand dealers before it was destroyed by fire in 1910. There has also been a building at
the south end of the site since at least the 1880s, however it is unclear if any components of this survive as the construction
date and details for the extant building at 18 Kelvin Street are unknown. Most of the site is currently occupied by the multistoried Kelvin Hotel, constructed in the 1960s. The site extent is based upon the shared ownership and occupancy of this
area throughout the nineteenth century.
This site has been occupied continuously since at least as early as 1862 when Robert McKay had a cottage on site and
subdivided the property. A hotel has been located on the southeast corner since 1862 under a variety of proprietors and
names including the Provincial, Scandinavian and Supreme Court Hotel and finally the Hotel Cecil. The Hotel Cecil building
(constructed 1899) still stands and is occupied by multiple small shops on the ground floor. The first floor was converted
into a radio station for Foveaux Radio in 1981 but has been vacant for several years. A two-storey brick shop sits on the
southwest corner and was built in 1884 for Invercargill’s first boot manufacturer Charles Fairweather and replaced an earlier
timber structure, also built for Fairweather in 1862. Fairweather occupied the site from 1862 to 1910. The first floor of this
building was incorporated into the neighbouring Hotel Cecil during the 1981 alterations.

Smith's

E46/68
(TS 3
North)

Lot 4 DP 3298, PT Sec 2 Blk II Town
of Invercargill SO 171(DP748), PT
Sec 3 Blk II Town of Invercargill SO
171(DP748), PT Sec 1 Blk II Town of
Invercargill SO 171(DP748)
PT Sec 2 Blk II Town of Invercargill
SO 171, PT Sec 1 Blk II Town of
Invercargill SO 171

Lot 1 DP 3298, Lot 2 DP 3298, Lot 3
DP 3298, PT Sec 3 Blk II Town of
Invercargill SO 171, PT Sec 3 Blk II
Town of Invercargill SO 171

E46/69
(TS 4)

Lot 1 DP 6653, Lot 2 DP 6653,
Lot 3 DP 6653

E46/70
(TS 5)

Lot 1 DP 10282, Lot 1 DP 6653, Lot
2 DP 6653, Lot 3 DP 6653, Lot 2 DP
5659

E46/71
(TS 6)

Lot 1 DP 5659, Lot 2 DP 5659

E46/72
(TS 7,
16)

Pt Sec 16Blk II TN OF Invercargill,
Sec 7 Blk II TN OF Invercargill, Pt
Sec 8 Blk II TN OF Invercargill

E46/73
(TS 8)

Pt Sec 8 Blk II TN OF Invercargill

NA - TS
9
E46/74
(TS 10,
13)

Lot 1 DP 326508

E46/75
(TS 11)

Lot 3 DP 2682, Lot 2 DP 2682, PT
Lot 1 DP 2682

E46/76
(TS 12)

Lot 1 DP 326508, Sec 24 Blk II TN
OF Invercargill, Lot 2 DP 7637

Sec 12 Blk II TN OF Invercargill

Architect

HNZPT Act 2014

Effect on Built Archaeology Level of
Recording

31 Dee
1875
Street
33 Dee
1929
Street
29 Esk Street 1914

Angus Kerr

Building &
subsurface
Subsurface

Demolition of a pre-1900
building
-

Level 3

Edmund Anscombe & Subsurface
Henry McDowell
Smith

-

-

31-35 Esk
1875
Street
37 Esk Street 1877

F W Burwell

Angus Kerr

Partial demolition of a pre1900 building
Demolition of a pre-1900
building
Demolition of a pre-1900
building

-

41 Esk Street 1873

Building &
subsurface
Building &
subsurface
Building &
subsurface

Temple
Chambers

45-49 Esk
Street

1881

Angus Kerr

Building &
subsurface

Demolition of a pre-1900
building

Level 3

yes

NZIC

51-53 Esk
Street

1884

Edmund R Wilson

Building &
subsurface

Demolition of a pre-1900
building

Level 3

yes

MLC

55 Esk Street 1983

Mitchell & Mitchell
and Partners

Subsurface

-

-

yes

Cambridge
Buildings
Cambridge
Arcade

40 Tay Street 1872

Unknown

yes

1934

A C Ford

Demolition of a pre-1900
building
-

Level 3

59-61 Esk
Street

Building &
subsurface
Subsurface

Nichol's

63 Esk Street 1929

A C Ford

Subsurface

-

-

yes

Southland Times

67 Esk Street 1909

Charles H Roberts

-

-

-

-

Southland Times
Press Hall
Allot and Eunson

69 Esk Street 1981

L F Simpson

Subsurface

-

-

yes

54 Tay Street 1958

A G A Milne

Subsurface

-

-

Kelvin Hotel

20 Kelvin
Street
18 Kelvin
Street

1965

A G A Milne

Subsurface

-

-

1913-1929

Unknown

Subsurface

-

-

Unknown

Building &
subsurface

Demolition of a pre-1900
building

Level 3

Unknown

Building &
subsurface

Partial demolition of a pre1900 building

-

Newburgh
Lewis & Co.

Coxhead's
Martin, Maitland
& Co.'s
MacDonald's

Thompson’s

Hotel Cecil

Fairweather's

Date
Completed

1-16 Kelvin
1899
Street, 60-64
Tay Street
58 Tay Street 1884

Benjamin Ager

F W Burwell

Effect on
Subsurface
Archaeology
yes

-

yes

Level 3
Level 3

-

yes

yes
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ArchSite Legal Description

Brief Summary

E46/77

This site has been occupied continuously since 1857 when Roderick McRae built a hut here. Since then it has been the site of MacPac
48 Tay Street 1910
timber bank and brick commercial buildings. The extant structures were built for H & J Smith in 1910 and 1916.
Zookeeper's Café 50 Tay Street 1916

(TS 14)
E46/78
(TS 15)

E46/79
(TS 17)

E46/80
(TS 18)

E46/81
(TS 19)

E46/82
(TS 20)

E46/83
(TS 21)

E46/84
(TS 22)

Lot 3 DP 4286, Lot 1 DP 4286, Lot 1
DP 15444, Pt Sec 14 Blk II TN OF
Invercargill
Pt Sec 14 Blk II TN OF Invercargill,
Pt Sec 15 Blk II TN OF Invercargill

This has been the location of commercial occupation since 1857 when John Blacklock opened a drapery business on the
property. A succession of drapers continued to occupy the site well into the twentieth century, including Robert Duncan
Yule, Herbert Haynes and the DIC. A chemist (George Bailey) also occupied part of the site from 1874 to 1885. The extant
buildings were constructed in 1884 for Herbert Haynes & Co, were extended in 1899 and remodelled in 1934 to match the
neighbouring Cambridge Buildings and Arcade. Numerous twentieth century alterations were also undertaken on this
structure.
Lot 2 DP 2359, Pt Sec 17 Blk II TN
This site has been occupied by commercial premises at least as early as 1862 by which time there was a butcher’s and a
OF Invercargill, Pt Lot 2 DP 2359,
draper’s here. Throughout the nineteenth century numerous other businesses have occupied the site, including
Lot 1 DP2663
bootmakers, merchants, photographers, fancy goods retailers and two hotels (the Garrick Club and the London). A large fire
in 1875 destroyed all buildings on site. The front portions of the two extant buildings were demolished and replaced during
the mid-twentieth century, however portions at the rear are known to be older and some may be pre-1900. J. Kingsland &
Co. had a boot factory at the north end of the site from 1907 to the 1930s; this building was demolished in 1998. The onscreen site extent is based on the shared early ownership history of the modern properties.
Sec 18 Blk II TN OF Invercargill
This site has been the location of commercial occupation since at least as early as 1862 when chemist George Clark,
watchmaker Isaac broad and clothiers Mair and Garven occupied shops here. Subsequent nineteenth century occupants
included photographers, aerated water manufacturers, plumbers and bootmakers. A fire in 1871 destroyed all buildings on
site except for an aerated water factory and stables belonging to William Moffett. The two extant buildings were
constructed in 1881 and 1887 for draper Peter Peters and John Kingsland respectively. Peter’s Building was extended to the
east in 1892. Kingsland extended his premises in 1907 but fire broke out in 1915 and gutted the building. It was rebuilt the
following year, but the external walls appear to have survived the fire. Both buildings have undergone extensive renovations
throughout the twentieth and twenty-first centuries and a structure that connected the rear of Peter’s Building to
Kingsland’s former factory was demolished in the 1990s. the site extent is based on the shared early ownership history of
the modern properties.
Lot 1 DP 303305, Lot 2 DP 303305, This site has been the location of commercial occupation at least as early as 1869 when grocers Frederick and Hunter had a
Pt Sec 19 Blk II TN OF Invercargill
shop here. Subsequent nineteenth century occupants include furniture retailers, butchers, hairdressers, clothiers and
drapers. A fire in 1871 destroyed all buildings on site and reports of the event suggest that people were living above and
behind the commercial premises. The site is now occupied by a single shoe shop (Hannah’s) that was constructed in 1969
and an asphalt car park.
Lot 1 DP 14147, Lot 2 DP 14147, Lot This site has been the location of commercial occupation since at least as early as 1863 when merchants Calder, Blacklock &
3 DP 14147
Co. had a shop here. This building was taken over by the Bank of Otago but was destroyed by fire in 1871. In 1876
ironmonger and carpenter Abram Watson erected the extant building, consisting of three shops on the ground floor and
apartments or offices on the first floor. Occupants of Watson’s building included hairdressers, bootmakers, public baths and
engineers. A right of way extends along the west boundary of the site and has remained unchanged since 1859. A building
was also erected at the north end of the site at an unknown date that held a plumbing works then a tannery and
fellmongery. This rear building was demolished in 1996 and part of the Reading Cinema complex now extends into the north
of this site. Watson’s Building has undergone extensive renovations on numerous occasions since its construction and is now
almost unrecognisable. The site extent is based on the shared early ownership history of the modern properties.
Lot 1 DP 4801, Lot 2 DP 4801
This site has been the location of commercial occupation since 1857 when John Jones constructed Invercargill’s first store
here. In 1862 the Bank of New Zealand erected a timber bank building on site, which was replaced with a brick structure in
1883 by the Bank of Australasia. The brick bank was demolished in 1974 and replaced with the extant ANZ Building (now a
car park). John Kingsland extended his boot warehouse into the north of this site in 1882 and this building was replaced in
1906 and its replacement demolished in 1992. Part of the 1992 Reading Cinema Complex extends on to the north end of this
site. The site extent is based on the shared early ownership history of the properties.
Pt Sec 22 Blk II TN OF Invercargill,
This site has been occupied continuously since 1856 when James MacAndrew erected a house and store here. In 1863 the
Lot 2 DP5189, Lot 3 DP5189, Lot 4 Bank of New South Wales purchased Town Section 22 and subdivided the property. Three small commercial buildings (still
DP5189, Lot 5 DP5189
present) were erected on the Dee Street frontage during the 1870s for George Ott (5 Dee Street), William Barham (7 Dee
Street) and George Lumsden (9 Dee Street). A fourth building was also constructed for Kenneth Rose at the north of the site
in the 1870s but was demolished in 1992. The Bank of New South Wales constructed a bank on the corner of Dee and Tay
Street in 1875 and was replaced with the extant building in 1904. Part of the 91992) Reading Cinema complex extends into
the north of the site.

E46/45
(TS 18)

Pt Sec 18, Blk II TN OF Invercargill

E46/39

Dee Street Road Reserve

An unlined well, 1.5m in diameter. The depth of current water at the time of recording was 6m. It was assumed that this
well was associated with the nineteenth century bootmakers, W. Mitchell. The location of the site on the site record form
places it in Pt Sec 18, Blk II TN OF Invercargill in the carpark behind Kingsland’s Shop, which is part of E46/80. Once
confirmed on the ground, this site will be incorporated into the broader archaeological site for TS 18.
Kerbstones along Dee Street made from Waikawa or Mokomoko source stone. Some stones are 1m long, and all are handdressed. It is believed that these kerbstones were laid in the early 1860s.

Building Name

Street
Address

Date
Completed

Architect

HNZPT Act 2014

Effect on Built Archaeology Level of
Recording

Edmund R Wilson

Subsurface

-

-

Edmund R Wilson

Subsurface

-

-

Effect on
Subsurface
Archaeology
yes

Herbert Haynes
& Co.

42 Tay Street 1885

Angus Kerr

Building &
subsurface

Demolition of a pre-1900
building

Level 3

yes

Annie Ibbotson's

30 Tay Street 1933

C J Brodrick

Subsurface

-

-

yes

Carter's

36 Tay Street 1973

n/a

Subsurface

-

-

Peters'

22 Tay Street 1881
26 Tay Street 1887

Building &
subsurface
Building &
subsurface

Demolition of a pre-1900
building
Demolition of a pre-1900
building

Level 3

Kingsland's Shop

McKenzie, Ridley &
Co.
Unknown

Hannahs

16-18 Tay
Street

1969

L F Simpson

Subsurface

-

-

yes

Watson's

8-14 Tay
Street

1877

Unknown

Building &
subsurface

Demolition of a pre-1900
building

Level 3

yes

ANZ

4 Tay Street

1969

Sargent and Smith
and Partners

Subsurface

-

-

yes

Lumsden's

9 Dee Street

1872

Unknown

yes

7 Dee Street

1873

Unknown

Ott's

5 Dee Street

1875

Angus Kerr

BNSW

1 Dee Street

1904

C J Brodrick

Demolition of a pre-1900
building
Demolition of a pre-1900
building
Demolition of a pre-1900
building
-

Level 3

Barham's

Building &
subsurface
Building &
subsurface
Building &
subsurface
Subsurface

yes

Level 3

Level 3
Level 3
yes

-

-

-

-

The kerbstones must not be disturbed by the project.
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Plan showing the ArchSite boundaries and pre-1900 buildings scheduled for demolition and facade retention
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Introduction

Invercargill’s inner city is suffering. In the past decade, many large retailers have established themselves outside of
the central business district (CBD), following on from the American model of big box stores surrounded by
parking. While this model has proved successful for individual retailers, there is often an associated decline of the
central city. In 2013, the Invercargill City Council (ICC) commissioned a report on the revitalisation of the inner
city that identified “business exodus” from the CBD coupled with the low rate of occupancy (particularly on the
first floor) as a significant problem (ICC, 2013). Despite the issue being recognised, there have been no real
significant gains in its remedy.
The rejuvenation of Invercargill, and the inner city in particular, is one of several projects identified in the
Southland Regional Development Strategy (SoRDS) Action Plan (SoRDS, 2015). SoRDS was initiated by the
Southland Mayoral Forum in 2014 to address the problem of depopulation, which is threatening the region’s social
and economic viability. Southland is facing a shrinking population despite strong economic growth. By 2025, the
region’s population is forecast to drop to 1.8% from the current 2.3% of New Zealand’s population. The region
will lose ground against the rest of the country with a serious effect on regional services and its ability to attract
and retain the workforce to support the economy. Supported by four local councils, iwi, business and community
funders, SoRDS is a unified Southland approach, building on local energy and leadership to address the static
population and develop a more diverse and resilient regional economy. The Action Plan details five
transformational projects that are key to the city’s redevelopment, including the Cambridge Retail Precinct. The
Cambridge Retail Precinct was envisioned to be a retail space between Tay and Esk Streets, that incorporates
boutique retail within a covered shopping area. The SoRDS Action Team consider the development of this precinct
to be vital for providing a location for people to come together, to develop a sense of community and civic pride,
and to increase commercial and residential occupancy within the CBD.
HWCP Management Ltd (HWCP) are proposing to re-invigorate Invercargill’s inner city by redeveloping a key
city block. HWCP was established in 2017 with the aim of advancing the key transformational projects in the
SoRDS Action Plan. The company is a joint venture between HWR Property Limited and Invercargill City
Property Limited. HWR is a part of H W Richardson Group Limited, a privately-owned national transport
company, and Invercargill City Property Limited is part of Hodco, an investment enterprise owned by the ICC.
HWCP propose to revitalize the block bounded by Tay, Dee, Esk, and Kelvin Streets (Figure 1-1), providing
Invercargill’s residents with an innovative retail, commercial, and residential development. Despite its prominent
location at the corner of Invercargill’s two main thoroughfares, Tay and Dee Streets, the block has seen a gradual
decline in occupancy rates with a concomitant deterioration of its heritage buildings. The Invercargill Central
redevelopment will extend across the entire city block, with the exception of the Kelvin Hotel and Reading Cinema
and will see the construction of an innovative building that will incorporate a new HWR head office tower that
contains offices and apartments, a second office precinct, a medical centre, an upscale food court/restaurant space,
a shopping centre with a major anchor retail tenant, public space and covered parking for 950-1000 vehicles. Not
only will this development bring in hundreds of jobs into Invercargill in the short term, but it aims to bring an
additional 1500 people into the CBD on a daily basis, which will in turn provide economic benefit to the
surrounding community.
The location of the Invercargill Central redevelopment is key to its success, being at the heart of Invercargill’s
central business district; however, this area is also the longest continuously occupied area of the city with many
important heritage and archaeological resources. Heritage New Zealand Pouhere Taonga (HNZPT) has recognised
the significance of four buildings within the block, including the former Bank of New South Wales (Category 1),
the Southland Times (Category 2), the Lewis & Co Building (Category 2), and the Newburgh Building (Category
2). The ICC has recognised a further 16 buildings in the District Plan as having local heritage significance. Both
the listed and scheduled buildings are included in the District Plan Heritage Register, which affords them
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protection to varying degrees under the Heritage Rules. In addition, there are 20 archaeological sites within the
block, which are protected under Heritage New Zealand Pouhere Taonga Act 2014.
Buchan Group are the architects behind the design, and they have considered the block’s heritage in their design.
The proposed designs will see the Bank of New South Wales retained in its entirety, and the façades of four
heritage buildings will be incorporated into the new build, including the Southland Times, Coxhead’s Building,
Beauty and Beyond, and Fairweather’s Buildings. The redevelopment requires the removal of all other buildings.
New Zealand Heritage Properties (NZHP) has been engaged by Bonisch Consultants on behalf of HWCP to
assess the impacts of the proposed redevelopment on heritage and archaeological resources and will accompany
applications for both resource consent and an archaeological authority. Over the course of this assessment, NZHP
have worked closely with HWCP to ensure that the connection with the past is not lost with the redevelopment.
The loss of almost an entire inner-city block that has been occupied since Invercargill was established will have
unavoidable and extreme impacts on the Invercargill townscape. Exhaustive research has been undertaken on all
affected properties and standardised methods (see Section 3) used to identify and assess the archaeological and
heritage significance of each building and site. These heritage significance assessments have then been used to
inform the magnitude of the effects of the proposed development on each site and the block as a whole, and
recommendations made for ways to minimise and mitigate the loss of cultural heritage.
This assessment also considers the potential impacts to archaeology, as required under the Heritage New Zealand
Pouhere Taonga Act 2014. According to the Act, archaeology incudes structures (including buildings) and subsurface features and materials that relate to human activity prior to 1900 and provide evidence relating to the
history of New Zealand. An archaeological authority is required to demolish any pre-1900 building and to
undertake earthworks that may encounter subsurface archaeology. As such, the partial demolition of a structure
does not trigger requirements under the Heritage New Zealand Pouhere Taonga Act 2014. Typical conditions of
an archaeological authority include recording of pre-1900 buildings that will be demolished, archaeological
monitoring during building demolition and earthworks, recording archaeological features, artefact and faunal
analysis, and the preparation of a detailed report on the results of all work. It is important to note that
archaeological recording is a requirement of the authority and does not constitute mitigation.
This report is organised to first define the heritage and archaeological values before considering the impacts of the
proposed inner-city redevelopment. Sections 2 and 3 document the relevant statutory requirements and the
methods used in this report. Sections 4 and 5 provide contextual background information for the broader
Invercargill area, including patterns of Māori and European occupation and the physical environment, as well as
documenting previous work undertaken identifying heritage and archaeological resources in the area. Section 6
details the history of the block and each archaeological site and documents the results of the survey of all the
heritage and archaeological buildings. The historical research and on-site observations are used to assess
archaeological and heritage values and determine the level of significance for each heritage building. The
constraints of this research are outlined in Section 7. The development plans are detailed in Section 8, and the
effects of the development on the heritage and archaeological resources are considered in Section 9 to determine
the magnitude of impact and how they measure against the District Plan rules. Areas of mitigation are considered
in Section 10 before the conclusions and recommendations are made.
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Figure 1-1. Location of project area with facades to be retained and heritage sites.
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2

Statutory Requirements

This Heritage Impact Assessment (HIA) assesses the proposal against legislative requirements and provisions
relating to heritage values which are detailed in the following sections. There are two main pieces of legislation that
provide protection for heritage values: The Resource Management Act 1991 requires local authorities to set up
and operate a district plan, and the Heritage New Zealand Pouhere Taonga Act 2014 establishes the New Zealand
Heritage List and protects archaeological sites. The proposed works are also assessed against the provisions of the
International Council on Monuments and Sites (ICOMOS) New Zealand Charter for the Conservation of Places
of Cultural Heritage Value (ICOMOS New Zealand Charter 2010).

2.1

Resource Management Act (1991)

The heritage provisions of the Resource Management Act (1991) were strengthened with the Resource
Management Amendment Act (2003). The Resource Management Amendment Act (2003) contains a more
detailed definition of heritage sites and now considers historic heritage to be a matter of national importance under
Section 6. The act requires City, District and Regional Councils to manage the use, development, and protection
of natural and physical resources in a way that provides for the well-being of today’s communities while
safeguarding the options of future generations.
The act defines historic heritage as those natural and physical resources that contribute to an understanding and
appreciation of New Zealand’s history and cultures, derived from archaeological, architectural, cultural, historic,
scientific, or technological qualities. Historic heritage includes:
• Historic sites, structures, places and areas,
•

Archaeological sites,

•

Sites of significance to Māori, including Wahi Tapu; and,

•

Surroundings associated with the natural and physical resources.

It should be noted that this definition does not include the 1900 cut-off date for protected archaeological sites as
defined by the Heritage New Zealand Pouhere Taonga Act 2014. Any historic feature that can be shown to have
significant values must be considered in any resource consent application.
Section 87A of the RMA defines classes of activities, including permitted, controlled, restricted discretionary,
discretionary, non-complying, and prohibited, and their requirements for resource consent (if any). These activities
are summarised below.
• Permitted Activity – an activity that complies with the requirements, conditions and permissions.
Resource consent is not required.
• Controlled Activity – an activity that must comply with the requirements, conditions and permissions of
the district plan, which the council may impose conditions (restricted to the discretionary matters).
Resource consent is required.
• Restricted Discretionary Activity – an activity that requires resource consent, which the council has the
authority to decline consent or grant it and impose conditions (restricted to the discretionary matters) for
the matters over which discretion is restricted. If granted, the activity must comply with the requirements,
conditions and permissions.
• Discretionary Activity – an activity that requires resource consent, which the council has the authority
to decline consent or grant it with or without conditions (restricted to the discretionary matters). If
granted, the activity must comply with the requirements, conditions and permissions.
• Non-Complying Activities – an activity that that requires resource consent, which the council may
decline the consent or grant it with or without conditions, but only if the Council is satisfied that the
requirements of Section 104D are met and the activity must comply with the requirements, conditions,
and permissions.
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Section 104D Particular Restrictions for Non-Complying Activities
(1) Despite any decision made for the purpose of notification in relation to adverse effects, a
consent authority may grant a resource consent for a non-complying activity only if it is
satisfied that either—
(a) the adverse effects of the activity on the environment (other than any effect to which
section 104(3)(a)(ii) applies) will be minor; or
(b) the application is for an activity that will not be contrary to the objectives and policies
of—
(i) the relevant plan, if there is a plan but no proposed plan in respect of the activity; or
(ii) the relevant proposed plan, if there is a proposed plan but no relevant plan in respect
of the activity; or
(iii) both the relevant plan and the relevant proposed plan, if there is both a plan and a
proposed plan in respect of the activity.
(2) To avoid doubt, section 104(2) applies to the determination of an application for a noncomplying activity.
Prohibited Activities – an activity for which no resource consent can be made, nor can the council grant
consent for it.
o

•

2.1.1

The Invercargill City Council District Plan

The Resource Management Act 1991 requires local authorities to develop and operate under a district plan. While
some provisions of the ICC Proposed District Plan (appeals version, January 2017) are currently under appeal, the
issues, objectives, policies, and rules relating to heritage are not under appeal; therefore, this version of the district
plan is treated as operative by the council. ICC District Plan recognises that Invercargill retains significant built
heritage which reflects its development.
The objective of the ICC including an area or item on the ICC Heritage Register is to (1) prevent inappropriate
subdivision, use, and development, (2) recognise and utilise the city’s extant built heritage, and (3) manage the
heritage values to avoid or mitigate adverse effects of natural processes and climate change. Policies that the ICC
has established to ensure these objectives are met are outlined in Table 2-1.
To implement protection of heritage values, amongst other methods, the ICC District Plan identifies a City Centre
Heritage Precinct on the District Planning maps and identifies sites, structures, places and areas of heritage values
in Appendix II Heritage Register. The items on the Heritage Register have been assigned to one of five separate
lists that have different levels of protection under the Heritage Rules (Section 3.8):1
• Appendix II.2 Sites Registered by HNZPT. This list includes all Category 1 and 2 sites on the HNZPT
List as of October 2016.
• Appendix II.3 Sites of Local Significance. This list includes items and areas of local historic heritage
significance as recognised in Invercargill City: Central City Area Heritage Buildings Review (J. Gray, 1997).
• Appendix II.4 Site Furniture. This list includes items of street furniture identified by Gray (1997)
requiring protection.
• Appendix II.5 War Memorials/Relics. This list includes war memorials/relics within the city district
• Appendix II.6 Archaeological Sites. This list includes archaeological sites recorded in ArchSite as of
May 2013

In previous versions of the District Plan, items on the Heritage Register were assigned classes, with various levels of protection based
upon the assigned class, with Class 1 being the highest level of protection and Class 4 being the lowest.
1
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Table 2-1 ICC Proposed District Plan policies (Section 2.8).
Policy No.
1
2
3
4
5

6
7
8
9
10

Promotion: To promote public awareness and appreciation of Invercargill’s heritage.
Identification: To identify and prioritise sites, structures, places and areas of heritage value.
Effects on heritage: To avoid, remedy or mitigate the potential adverse effects of subdivision, use and development on
heritage.
Integration: To encourage the integration of new subdivision, use and development with heritage.
Active management: To promote the active management, in particular the adaptive reuse, of heritage buildings to:
(A) Avoid serious risk to human safety.
(B) Investigate and evaluate all reasonable means of restoration, adaption, reuse and relocation as alternatives to
demolition.
Conservation and adaptive re-use: To promote the conservation and adaptive reuse of heritage buildings, groups of
heritage buildings and heritage façades in the Central Business District of Invercargill.
Archaeological and cultural sites: To protect identified archaeological and cultural sites from the adverse effects of land
disturbance and/or modification.
Collaboration: To collaborate with key stakeholders in the management of heritage.
Natural processes: To manage the adverse effects of natural processes and climate change on heritage values.
Tangata whenua: To recognise the role of tangata whenua as kaitiaki, and provide for:
(A) Tangata whenua values and interests to be incorporated into the management of cultural heritage sites.
(B) Consultation with tangata whenua regarding the means of maintaining and restoring sites, areas and landscapes that
have particular significance to tangata whenua.
(C) Active involvement of tangata whenua in the protection of cultural heritage values.
(D) Customary use of cultural heritage sites of significance to the tangata whenua.

The District Plan Rules, as related to heritage and items in Appendix II.2 and Appendix II.3, are presented in Table
2-2 and Table 2-3. Applications under the rules need to address the matters in Section 3.8.10 in the Proposed
District Plan (see
Table 2-4).
Table 2-2 Selection of ICC Proposed District Plan rules for heritage, Appendix II.2 HNZPT List.
Rule No.
3.8.5

3.8.8
3.8.9

Within Zones other than the Hospital Zone, the construction of a new building on land held in the same Certificate of Title
of a building listed in Appendix II:2 is a restricted discretionary activity where that new building is located within 50 metres
of the building listed in Appendix II:2.
The matters over which the Council shall exercise its discretion are:
(A) The proximity of the new building to the building listed in Appendix II:2.
(B) The scale, design and appearance of the new building.
(C)The manner in which land within the curtilage of each building is to be developed and use
Any alteration, addition and/or the attaching of any signage to any building, structure or place listed in Appendix II.2 Sites
Registered by HNZPT is a discretionary activity
The relocation or demolition of any building or structure listed in Appendix II.2 Sites Registered by Heritage New Zealand
Pouhere Taonga is a non-complying activity

Table 2-3 Selection of ICC Proposed District Plan rules for heritage, Appendix II.3 Sites of Local Significance.
Rule No.
3.8.3
3.8.4

Any alteration and/or addition to any building listed in Appendix II.3 Sites of Local Significance that does not affect the
façade of the building is a permitted activity.
In relation to buildings listed in Appendix II:3 Sites of Local Significance the following activities are restricted discretionary
activities:
(A) Any alteration or addition to the façade.
(B) Any signage attached to the façade.
The matters over which the Council shall exercise its discretion are:
(A) The classification of the buildings.
(B) Any effects on the façade of the building.
(C) Any design guidelines pertaining to the area.
(D) Screening mechanisms if needed.
(E) Mitigation of effects of any earthworks undertaken in association with the demolition or alterations.
(F) Site rehabilitation.
(G) The imposition of a bond (if required) to ensure the completion of rehabilitation. The value of the bond shall be
calculated at up to 1.5 times the value of the work required to complete rehabilitation of the site.
(H) Potential for the reuse and/or recycling of any material or heritage features from the historic building.
(I) The creation and maintenance of a record of heritage features of the building on its original site (e.g. photos of existing
vistas for public record of the history of the site).
(J) Potential impact on the structural integrity of adjoining buildings and structures.
(K) Any proposals to strengthen the structural integrity and heritage value of the building’s façade, including the benefits of
alterations for the purpose of implementing Building Code upgrades for seismic, fire and access purposes.
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3.8.6

(L) Any proposals to strengthen or replace high risk elements, such as parapets, façade decoration and chimneys, with high
quality light weight material
The relocation or demolition of any building listed in Appendix II:3 Sites of Local Significance other than listed in Rule 3.8.3
and 3.8.4 above, is a discretionary activity.

Table 2-4 Rule 3.8.10: matters to be addressed in applications to Council under Rules 3.8.6 to 4.8.9.
Rule 3.8.10
A
The extent to which the heritage values including the design of any buildings and the context of heritage are likely to be
retained, protected and/or enhanced.
B
Whether the activity is likely to have cumulative adverse effects on heritage values.
C
In the case of relocation of a heritage building, measures that may be necessary to protect the fabric of the building during
relocation.
D
Potential for the reuse and/or recycling of any material or heritage features from the historic building.
E
Consideration of any relevant Invercargill City Council heritage design guidelines.
F
The extent and effect of any earthworks, tunnelling, digging, vibration or excavation that may destabilise the site, structure,
place or area.
G
The results of consultation undertaken including any written advice obtained as follows:
(a) In the case of the site having identified tangata whenua values, comment from the relevant iwi.
(b) Any recommendations of the New Zealand Historic Places Trust, and the New Zealand Archaeological Association File
Keeper.
(c) Where the site history indicates that there may be historical artefacts or other physical remains, any advice obtained from
a suitably qualified and experienced archaeologist.
H
The reasons for the proposed activity and reasons why alternative less adverse options for achieving the same or similar
outcome have been discounted. For clarification, reasons for discounting alternative options can include amongst other
matters financial cost, natural hazards, safety and technical feasibility.
I
The creation and maintenance of a record of heritage features of the building on its original site (e.g. photos of existing vistas
for public record of the history of the site).
J
Any proposals to strengthen the structural integrity and heritage value of the building, including the benefits of alterations
for the purpose of implementing Building Code upgrades for seismic, fire and access purposes
K
Any proposals to strengthen or replace high risk elements, such as parapets, façade decoration and chimneys, with high
quality light weight material
L
The extent to which the proposed alterations, additions to or demolition of a listed heritage building have been informed by
the advice of qualified professionals such as conservation architects, heritage consultants, engineers and quantity surveyors
as appropriate. Such advice should include a thorough analysis of the alternative options available and the extent of
professional advice obtained and should be proportional to the scale and intensity of the effects of the works being undertaken

The ICC Design Guidelines

In 1998, the ICC commissioned Oakley Gray Architects to develop design guidelines for the city centre that were
aimed at owners of heritage buildings wishing to either renovate or redevelop their property to ensure compatible
and contextual design (J. Gray, 1998). The guidelines consider numerous aspects of the building, including the
context, façade, materials, windows, ornamentation, parapet, verandah, shopfront, colour, and signage, as well as
providing consideration for prominent corner buildings. The restoration of façades and preservation of buildings
are also covered by the guidelines, which promotes their restoration and adaptive reuse. The guidelines also outline
matters to be considered for designing new buildings within the city centre, so that they do not detract from the
surrounding heritage buildings. The objectives, recommendations, and results of the guidelines are presented in
Appendix A.

2.1.2

Southland Regional Council

The Operative Southland Regional Policy Statement 1997 does not have a specific section or policy statement for
built heritage, however it does recognise relevant legislation, cultural values for tangata whenua and connections
with heritage values in various sections relating to the natural environment. The Proposed Southland Regional
Policy Statement 2012 is not yet operative, but it has policies similar to those used in the ICC Proposed District
Plan.

2.2

Heritage New Zealand Pouhere Taonga Act 2014

The Heritage New Zealand Pouhere Taonga Act 2014 came into effect in May 2014, repealing the Historic Places
Act 1993. The purpose of this act is to promote identification, protection, preservation, and conservation of New
Zealand’s historical and cultural heritage. HNZPT administers the act and was formerly known as the New Zealand
Historic Places Trust (Pouhere Taonga).
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Archaeological sites are defined by this act as
(a) any place in New Zealand, including any building or structure (or part of a building or structure), that--:
(i) was associated with human activity that occurred before 1900 or is the site of the wreck of any vessel
where the wreck occurred before 1900; and
(ii) provides or may provide, through investigation by archaeological methods, evidence relating to the
history of New Zealand; and
(b) includes a site for which a declaration is made under section 43(1)
Additionally, HNZPT has the authority (under section 43(1)) to declare any place to be an archaeological site if
the place
(a) was associated with human activity in or after 1900 or is the site of the wreck of any vessel where that
wreck occurred in or after 1900; and
(b) provides, or may be able to provide, through investigation by archaeological methods, significant evidence
relating to the historical and cultural heritage of New Zealand.
Archaeological sites are protected under Section 42 of the act, and it is an offense to carry out work that may
“modify or destroy, or cause to be modified or destroyed, the whole or any part of that site if that person knows,
or ought reasonably to have suspected, that the site is an archaeological site”, whether or not the site has been
previously recorded. Each individual who knowingly damages or destroys an archaeological site without having
the appropriate authority is liable, on conviction, to substantial fines (Section 87).
Any person wishing to carry out work on an archaeological site that may modify or destroy any part of the site,
including scientific investigations, must first obtain an authority from HNZPT (Sections 44(a,c)). The act stipulates
that an application must be sought even if the effects on the archaeological site will be no more than minor as per
Section 44(b). A significant change from the Historic Places Act (1993) is that “an authority is not required to
permit work on a building that is an archaeological site unless the work will result in the demolition of the whole
of the building” (Section 42(3)).
HNZPT will process the authority application within five working days of its receipt to assess if the application is
adequate or if further information is required (Section 47(1)(b)). If the application meets the requirements under
Section 47(1)(b), it will be accepted and notice of the determination will be provided within 20 to 40 working days.
Most applications will be determined within 20 working days, but additional time may be required in certain
circumstances. If HNZPT requires its own assessment of the Māori values for the site, the determination will be
made within 30 working days. If the application relates to a particularly complex site, the act permits up to 40 days
for the determination to be made. HNZPT will notify the applicant and other affected parties (e.g., the land owner,
local authorities, iwi, museums, etc.) of the outcome of the application.
Once an authority has been granted, modification of an archaeological site is only allowed following the expiration
of the appeals period or after the Environment Court determines any appeals. Any directly affected party has the
right to appeal the decision within 15 working days of receiving notice of the determination. HNZPT may impose
conditions on the authority that must be adhered to by the authority holder (Section 52). Provision exists for a
review of the conditions (see Section 53). The authority remains current for a period of up to 35 years, as specified
in the authority. If no period is specified in the authority, it remains current for a period of five years from the
commencement date.
The authority is tied to the land for which it applies, regardless of changes in the ownership of the land. Prior to
any changes of ownership, the land owner must give notice to HNZPT and advise the succeeding land owner of
the authority, its conditions, and terms of consent.
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An additional role of HNZPT is maintaining the New Zealand Heritage list, which is a continuation of the Register
of Historic Places, Historic Areas, Wahi Tapu, and Wahi Tapu Areas. The list can include archaeological sites. The
purpose of the list is to inform members of the public about such places and to assist with their protection under
the RMA (1991).

2.3

Protected Objects Act (1975)

The Protected Objects Act (1975) was established to provide protection of certain objects, including protected
New Zealand objects that form part of the movable cultural heritage of New Zealand. Protected New Zealand
objects are defined by Schedule 4 of the act and includes archaeological objects and taonga tuturu. Under Section
11 of the Protected Objects Act (1975), any newly found Māori cultural objects (taonga tuturi) are automatically
the property of the Crown if they are older than fifty years and can only be transferred from the Crown to an
individual or group of individuals through the Māori Land Court. Anyone who finds a complete or partial taonga
tuturu, accidentally or intentionally is required to notify the Ministry of Culture and Heritage within:
(a) 28 days of finding the taonga tuturu; or
(b) 28 days of completing field work undertaken in connection with an archaeological investigation authorised
by the HNZPT.

2.4

ICOMOS New Zealand Charter 2010

The ICOMOS New Zealand Charter is a set of guidelines on cultural heritage conservation used in the New
Zealand heritage sector by local bodies in district plans and heritage management, and by practitioners and forms
a recognised benchmark for conservation standards and practice. A copy of the New Zealand Charter can be
found in Appendix B.
The ICC Proposed District Plan requires that Council shall have regard to the principles of the Charter in
considering proposals for the adaptive reuse of heritage buildings or structures (Heritage Policy 5 Active
Management Section 2-25).
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3

Methodology

A HIA is required to accompany a resource consent application to identify heritage values and assess the effects
of the proposed works on those heritage values. In preparing this HIA, guidance on methodology is considered
from Sustainable Management of Historic Heritage Guidance Information Sheet 9 Preparing a Heritage Impact Assessment
produced by the then New Zealand Historic Places Trust (NZHPT, 2007b) and Guidance on Heritage Impact
Assessments for Cultural World Heritage Properties (ICOMOS, 2011) (Appendix B). However, NZHP recognises that a
HIA must be fit for purpose to both the heritage values of a property and the proposed works. NZHP conducted
detailed documentary research to provide a comprehensive history of the site and associations of with significant
individuals and companies. NZHP also considered the previous work done identifying heritage values both at the
site level as well as in the broader heritage landscape. In order to determine the physical values of the site, a site
visit was done during which a comprehensive photographic record was taken for each room. This data informs
the significance assessment, which guides the evaluation of how the proposed redevelopment plans may affect the
heritage values of the site along with the criteria established by the regional and district plan. Mitigative measures
are proposed and discussed that may help reduce or eliminate adverse effects on the heritage values.

3.1

Research to Inform the Significance Assessment

NZHP consulted numerous sources of documentary evidence to determine the historical context of the project
area. The results of the documentary research are provided in Section 4.1. The sources utilised in this research
include:
• Land title records (held by Archives New Zealand)
• Historic newspapers (accessed via the Papers Past website)
• Historic maps (accessed via QuickMap)
• Historical photographs of the area and the properties (searches were conducted using the DigitalNZ
website, Hocken Snapshop, Museum of New Zealand Te Papa Tongarewa, Alexander Turbull
Library, Southland Museum and Art Gallery, Invercargill City Library and Archives and Kete
Invercargill)
• Invercargill City Council property files
• Documentary resources
This HIA also considers the previous work identifying heritage values for both the site and the broader region,
including examination of archaeological and heritage reports, as well as documentation in district plans and with
HNZPT. Previously recorded archaeological and heritage sites near the project area can provide information that
is valuable for assessing the heritage value of a site, and this was accomplished through examination of entries on
ArchSite (the New Zealand Archaeological Associations site recording scheme), HNZPT’s Annual Information,
and the ICC District Plan and heritage resources.
In addition to the online version of ArchSite, which allows users to view information about individual
archaeological site, NZHP also subscribes to the ArchSite GIS dataset of all previously recorded approved
archaeological sites. This dataset allows NZHP to explore the broader distribution of specific archaeological site
types across the South Island, which is useful for identifying rarity and uniqueness of site types.
NZHP subscribes to the HNZPT’s Annual Information (with quarterly updates), which includes Category 1 and
Category 2 listed places, historic areas, wāhi tūpuna (places important to Māori for ancestral significance and
associated cultural and traditional values), wāhi tapu (places sacred to Māori in the traditional, spiritual, religious,
ritual or mythological sense such as maunga tapu, urupā, funerary sites and punawai), and wāhi tapu areas (areas
that contain one or more wāhi tapu). Again, this information is useful for considering rarity and uniqueness of site
types, as well as documenting the heritage assets in the surrounding areas. List reports specific to the proposed
work are valuable resources, as they include previous work identifying the heritage values of the list entry.
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The ICC District Plan identifies sites, structures, places and areas of heritage values in Appendix II Heritage
Register. The items on the Heritage Register includes Category 1 and 2 sites registered by HNZPT (Appendix
II.2), sites of local significance (Appendix II.3), street furniture (Appendix II.4), war memorials and relics
(Appendix II.5), and archaeological sites (Appendix II.6). The register is important as it includes sites in the region
that are nationally, regionally, and locally significance. The ICC have commissioned independent reports on its
heritage assets:
• Farminer, A., & Miller, R. (2016). Invercargill City: Central City Area: Heritage Buildings Reassessment 2016.
Dunedin: Unpublished Report Prepared by Origin Consultants Ltd for Invercargill City Council.
• Morton, A. (2004). Invercargill City Centre Heritage Buildings: A History. Invercargill: Unpublished Report to
the Invercargill City Council.
• Gray, J. (1997). Invercargill City Central City Area: Heritage Buildings Review. Invercargill: Unpublished report
prepared for Invercargill City Council.
Site visits were conducted by Dr Dawn Cropper, Dr Naomi Woods and Peter Mitchell of NZHP on 28-29 March,
18-20 April, 7-8 May and 8 June 2018, and by Amy McStay on 22 June 2018. A comprehensive photographic
record was compiled of each site and building to provide visual documentation of the current state of the property
and buildings as well as the integrity of the heritage fabric.

3.2

Classification of Building Styles

Previous reviews of Invercargill’s built heritage has resulted in varying attributions of some buildings on Block II
to architectural styles (Farminer & Miller, 2016; J. Gray, 1997; Morton, 1998; J. Murray, 2004). This reflects the
lack of consensus in New Zealand on the definitions of many historical architecture styles as well as the high degree
of crossover between them. To standardise the classification of the buildings within this block, NZHP has chosen
to follow definitions of nineteenth and twentieth century architectural styles and movements as outlined in the
Pennsylvania Architectural Field Guide (Pennsylvania Historical & Museum Commission, 2015) and Francis Ching’s
(2012) A Visual Dictionary of Architecture (Second Edition). The following sections offers brief descriptions of the
architectural styles present on Block II and outlines the defining characteristics of each.

3.2.1

Late Nineteenth and Early Twentieth Century Revival Styles

Victorian and Edwardian architecture was dominated by designs that mimicked earlier periods, particularly the
classical, medieval and Tudor periods. Two of the most common revival styles are represented by Block II
buildings: Neoclassical and Italianate. Neoclassicalism includes both Roman and Greek inspired designs as by the
end of the nineteenth century elements from these two traditions were regularly used alongside each other on the
same buildings. Italianate Revivalism drew inspiration from the Italian Renaissance from the fourteenth to the
seventeenth century AD, which itself was heavily influenced by the Classical period, and so there are numerous
similarities between the two. Due to this crossover, the lack of New Zealand based definitions of these styles, and
the fact that pure examples of any architectural style are rare, all Neoclassical and Italianate buildings have been
included under the coverall heading of Victorian Revivalism. Table 3-1 below outlines the attributes that
characterise Revivalist style, most of which are traditional Greek and Roman elements.
Table 3-1. Summary of Victorian/Edwardian Revivalist architectural features represented on Block II, Invercargill.
Style
Revivalism

Characteristics
•
Portico with columns
•
Pediment over entry door and/or windows
•
Decorative door surrounds, columns or sidelights
•
Decorative cornice brackets or modillions
•
Overhanging eaves
•
Two or three stories in height
•
Curved (segmental) arches over windows or doors
•
Quoins
•
Dentil bands
•
Rustication at ground level
•
Columns and pilasters
•
Balustrade parapets

Page | 11

3.2.2

Twentieth Century Styles

Following the end of the Victorian period there was a shift away from the revivalist styles that had been so popular
for the preceding century, and many architects and designers began to experiment with new materials, forms and
techniques. Block II contains examples of buildings that were either constructed or updated in five identifiable
styles, outlined in Table 3-2 below. The earliest of these styles represented is the Commercial style that was a direct
result of improved steel and concrete technology at the end of the nineteenth century which allowed for the
constructions of the first skyscrapers. This style overlapped temporally with the revival styles discussed above, and
as a result some of the earliest Commercial buildings feature ornamentation inspired by previous periods, especially
classical elements. As the twentieth century progressed, this developed into the International style as lines became
cleaner and ornamentation more muted as designers and architects rebelled against the retrospective nature of the
preceding movements.
Table 3-2. Summary of twentieth century architectural styles represented on Block II, Invercargill.
Style
Commercial

Art Deco

International

Functionalism
Post-Modern

Characteristics
•
Emphasis on vertical lines
•
Flat roof
•
Masonry wall surfaces
•
Three-part windows or projecting bay windows
•
Decorative cornices
•
Steel and beam construction
•
Ground floor storefronts
•
Smooth wall surfaces
•
Sharp-edged, linear appearance
•
Stylised decorative elements using geometrical forms
•
Low relief decorative panels
•
Stepped or set back façade
•
Strips of windows with decorative spandrels
•
Reeding and fluting around doors and windows
•
Rectangular forms, often with round projections
•
Flat roof
•
Lack of ornamentation or decorative elements
•
Ribbon windows
•
Curtain walls of glass
•
Cantilevered projections
•
Smooth wall surfaces
•
Asymmetrical façade
•
Form based on purpose rather than aesthetics
•
Lack or removal of ornamentation
•
Asymmetrical design
•
Juxtaposition of styles and materials
•
Wide range of materials and colours
•
Complex designs

Art Deco architecture is one of the most prevalent styles on Block II and is commonly accepted as the first truly
modern artistic and design movement. Buildings in, or updated in, this style are known for their geometric forms
and ornamentation and the style dominated architecture for several decades in the early to mid-twentieth century.
In contrast to Art Deco, the other most prevalent architectural “style” on Block II is characterised by a lack of
form and ornamentation. Functionalist architecture is more correctly a lack of design or style rather than a
movement and is common on older commercial buildings that have been modified to better suit a new occupant
or function and as a result have had period features removed. The final architectural style present on this block is
Post-Modern, a movement that emerged in the mid-twentieth century as a response to the perceived restrictiveness
of traditional design. This style is characterised by buildings with irregular façades and floor plans and which
incorporate a range of contrasting materials in their construction.

3.3

Significance Assessment of Heritage Values, Assessment of Effects, and Mitigative
Measures

Assessment of heritage significance is guided by the criteria outlined in Heritage New Zealand Pouhere Taonga
Act 2014, the definition of historic heritage in the Resource Management Act 1991, and best practice standards
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from HNZPT (2007a). The assessment criteria used in this HIA build from these sources and are defined in Table
3-3 provided below, which consider the archaeological, architectural, cultural, historic, scientific, and technological
value. Specific rankings for each value have been defined by Bowman (2017), and they are utilised here to ensure
that heritage values are assessed systematically.
Table 3-3. Assessment criteria for physical, historic, and cultural values (adapted from the RMA and NZHPT, 2007a) with
rankings following Bowman (2017).
Archaeological
Values
Archaeological
Information

Does the place or area have the potential to contribute information about the human history of the region, or to current
archaeological research questions, through investigation using archaeological methods?
•

High - has the potential for national or regional archaeological values i.e. rare site types, sites from the first
phase of settlement, particularly intact physical remains.

•

Moderate - has the potential for local archaeological values i.e. relatively early, possibility of relativity intact
physical remains, representative types.

•

Low - known to be pre-1900, or has the possibility of pre-1900 evidence, but unlikely to have high or
moderate archaeological values.

Architectural Values
Architecture

Rarity

Representativeness

Integrity

Is the place significant because of its design, form, scale, materials, style, ornamentation, period, craftsmanship or other
architectural element?
•

High - highly original, early, ideal, landmark or innovative design, style, use of materials, or craftsmanship for
the period.

•

Moderate - good design, style, use of materials, or craftsmanship for the period

•

Low - typical design, style use of materials, or craftsmanship for the period

Is the place or area, or are features within it, unique, unusual, uncommon or rare at a district, regional or national level
or in relation to particular historical themes?
•

High - first, only remaining or one of very few of the period, locally/regionally/nationally.

•

Moderate - one of few of the period, locally/regionally/nationally.

•

Low - common for the period, locally/regionally/nationally.

Is the place or area a good example of its class, for example, in terms of design, type, features, use, technology or time
period?
•

High - has all the key characteristics of architecture or technology of the period.

•

Moderate - has many of the characteristics of the architecture or technology of the period.

•

Low - has few characteristics of the architecture or technology or period.

Does the place have integrity, retaining significant features from its time of construction, or later periods when
important modifications or additions were carried out?
•

High - unchanged or has had important modifications since construction retaining heritage values.

•

Moderate - unimportant changes since construction but essential character and most heritage values
retained.

•

Low – character changed significantly with few heritage values remaining

Vulnerability

Is the place vulnerable to deterioration or destruction or is threatened by land use activities?

Context or Group

Is the place or area part of a group of heritage places, a landscape, a townscape or setting which when considered as a
whole amplify the heritage values of the place and group/ landscape or extend its significance?

•

Yes/no

•

High - principal contributor to the dominant values of the group.

•

Moderate – compatible with the group but not a principal contributor to the dominant values of the group.

•

Low – of little importance to the group.

Cultural Values
Identity

Public esteem

Is the place or area a focus of community, regional or national identity or sense of place, and does it have social value
and provide evidence of cultural or historical continuity?
•

High - focus of national or regional community identity, sense of place or social value or has special age value
such as constructed within the first 30 years of settlement.

•

Moderate - focus of local community identity, sense of place or social value or has age value such as
construction between 1870 and 1900.

•

Low – has minor community focus, sense of place or social value.

Is the place held in high public esteem for its heritage or aesthetic values or as a focus of spiritual, political, national or
other cultural sentiment?
•

High - focus of national or regional community identity, sense of place or social value, recommended for
listing, discussed in national publications, or received an award at the national, or local level.
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Commemorative

Education

•

Moderate - focus of national or regional community identity, sense of place or social value, recommended for
listing, discussed in national publications, or received an award at the national, or local level.

•

Low – focus of national or regional community identity, sense of place or social value, recommended for
listing, discussed in national publications, or received an award at the national, or local level

Does the place have symbolic or commemorative significance to people who use or have used it, or to the descendants
of such people, as a result of its special interest, character, landmark, amenity or visual appeal?
•

High - commemorates national or regional endeavours or people at a national, regional or local level.

•

Moderate - commemorates national or regional endeavours or people at a national, regional or local level

•

Low – commemorates national or regional endeavours or people at a national, regional or local level

Could the place contribute, through public education, to people’s awareness, understanding and appreciation of New
Zealand’s history and cultures?
•

High - commemorates national or regional endeavours or people at a national, regional or local level.

•

Moderate – commemorates national or regional endeavours or people at a national, regional or local level.

•

Low – has minor potential for education.

Tangata whenua

Is the place important to tangata whenua for traditional, spiritual, cultural or historical reasons?

Statutory
recognition

Does the place or area have recognition in New Zealand legislation or international law including: World Heritage Listing
under the World Heritage Convention 1972; registration under the Historic Places Act 1993; is it an archaeological site as
defined by the Historic Places Act 1993; is it a statutory acknowledgement under claim settlement legislation; or is it
recognised by special legislation?

•

•

Yes/no

Yes/no

Historic Values
People

Events

Patterns

Is the place associated with the life or works of a well-known or important individual, group or organisation?
•

High - intimately associated with a group or person of national or regional significance.

•

Moderate – intimately associated with a group or person of local significance.

•

Low – minor or peripheral connection to a locally significant group or person.

Is the place associated with an important event in local, regional or national history?
•

High - intimately associated with events of national or regional significance.

•

Moderate – intimately associated with events of national or regional significance.

•

Low – minor or peripheral connection to a locally significant event.

Is the place associated with important aspects, processes, themes or patterns of local, regional or national history?
•

High - intimately associated with events of national or regional significance.

•

Moderate - intimately associated with pattern of local significance.

•

Low – minor or peripheral connection to a locally significant pattern.

Scientific
Scientific

Does the area or place have the potential to provide scientific information about the history of the region?
•

Yes/no

Technological
Technology and
Engineering

Does the place demonstrate innovative or important methods of construction or design, does it contain unusual
construction materials, is it an early example of the use of a particular construction technique or does it have the
potential to contribute information about technological or engineering history?
•

High - highly original, ideal, innovative or early construction design for the period

•

Moderate - good example of construction design for the period

•

Low - common construction design for the period

The Department for Transport (2008) established a three-stage approach for assessing the effects on heritage,
which has been embraced by many heritage practitioners and advocates (Bond & Worthing, 2016; ICOMOS, 2011;
NZTA, 2015). This approach requires careful consideration of at three clearly defined stages, (1) assessment of
overall level of significance, (2) assessment of the magnitude of impact and (3) determination of the significance
of effects, and while it remains a qualitative assessment, there is clear guidance and justification for the decisions
made at each stage (DfT, 2008).
Once the heritage values have been identified, it is necessary to consider the overall level of significance, whether
the site be significant at the international, national, regional, or local level (Table 3-4). This scale for measuring the
level of significance, ranging from very high for sites of international significance to sites of low significance that
may represent a site of local significance but having poor preservation or contextual associations.
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Table 3-4. Levels of significance (adapted from DfT, 2008).
Level of Significance
Very High

Criteria

High

•
•
•

•
•
•
•

•
•
•
•
•
•
•
•
•

Medium

•

•

Low

•
•
•
•
•
•
•

Negligible

World Heritage Sites
Assets of acknowledged international importance
Assets that can contribute significantly to acknowledged international research objectives
Historical landscapes of international value (designated or not) and extremely well-preserved historic landscapes
with exceptional coherence, time depth, or other critical factor(s)
Scheduled asset and undesignated assets of schedulable quality and importance
Category 1 listed buildings and Category 2 listed buildings of special interest.
Other listed buildings that can be shown to have exceptional qualities in their fabric or associations not adequately
reflected in their listing category
Conservation areas containing very important buildings
Undesignated structures of clear national importance
Designated and undesignated historic landscapes of outstanding historic interest; undesignated landscapes
exhibiting considerable coherence, time depth, or critical factor(s)
Assets that can contribute significantly to acknowledged national research objectives
Designated or undesignated assets that contribute to regional research objectives
Category 2 listed buildings
Historic (unlisted) buildings that can be shown to have exceptional qualities in their fabric or historical association
Conservation areas containing important buildings that contribute significantly to their historic character
Historic townscapes or built-up areas with important historic integrity in their buildings, or built settings (e.g.,
street furniture or other structures)
Designated landscapes of special historic interest (including Category 2 registered parks and gardens);
undesignated landscapes that would justify such a designation; averagely well-preserved historic landscapes with
reasonable coherence, time depth, or other critical factor(s); landscapes of regional value.
Designated and undesignated assets of local importance including those comprised by poor preservation and/or
poor survival of contextual association
Assets of limited value, but with potential to contribute to local research objectives
Locally listed buildings and historic (unlisted) buildings of modest quality in the fabric or historical association
Historic townscapes or built-up areas of limited historic integrity in their buildings or built settings (e.g., street
furniture or other structures)
Robust undesignated historic landscapes; historic landscapes with importance to local interest groups; and historic
landscapes whose value is limited by poor preservation and/or poor survival of contextual associations
Assets with very little surviving archaeological interest
Buildings of little architectural or historical note
Landscapes with little significant historical interest

Assessing and evaluating the potential effects on heritage values can be very difficult and subjective. To mitigate
against this, NZHP follows the defendable system defined by the Department for Transport (2008) and adopted
by others, including ICOMOS (2011). Using this system, the impacts are first considered to be either beneficial or
adverse, including both direct impacts to the site (a primary consequence of the proposed work) or indirect
(resulting from a secondary consequence). The assessment of effects considers the magnitude of the proposed
work on the heritage asset on a nine-point scale, ranging from a major adverse effect to a major beneficial effect
(Table 3-5). The significance of effects can be either adverse or beneficial on a scale ranging from neutral to very
large and is determined using the value or overall level of significance and the magnitude of the effects, as shown
in the matrix below (Table 3-6).
Table 3-5. Magnitude of the impacts of the proposed work against the heritage values (DfT, 2008).
Magnitude
Major
Moderate
Minor
Negligible
No change

Description
Change to key historic building elements, such that the asset is totally altered.
Comprehensive change to the setting.
Change to many key historic building elements, such as the asset is significantly modified.
Changes to the setting of an historic building, such that it is significantly modified
Change to key historic building elements, such that the asset is slightly different.
Changes to the setting of an historic building, such that it is noticeably changed.
Slight changes to historic building elements or setting that hardly affect it.
No change to fabric or setting.

Page | 15

Table 3-6. Matrix of significance of effects on the heritage values (DfT, 2008).
Heritage Value
Very High
High
Medium
Low
Negligible

Magnitude of Impact
No Change
Negligible
Neutral
Slight
Neutral
Slight
Neutral
Neutral-Slight
Neutral
Neutral-Slight
Neutral
Neutral

Minor
Moderate-Large
Moderate-Slight
Slight
Neutral-Slight
Neutral-Slight

Moderate
Large-Very Large
Moderate-Large
Moderate
Slight
Neutral-Slight

Major
Very Large
Large-Very Large
Moderate-Large
Slight-Moderate
Slight

Once the significance of effects on heritage values has been defined, the proposed work is considered against the
rules of the District Plan, which have been outlined in Section 2.1.1. The rules are prescriptive based on the
inclusion of assets on the Heritage Register. The District Plan also includes matters to be addressed in applications
to council, with recommended mitigative measures. The effects are then considered against best practice
recommendations, such as the guidelines provided by HNZPT and the ICC Design Guidelines (see Appendix A),
the importance of the buildings or structures, their condition, potential for alternative use, and the benefits of the
redevelopment.
HNZPT have provided guidelines on the assessment of adverse effects on heritage values with specific information
relating to the façade retention and the demolition or alteration of historic buildings (NZHPT, 2007b). The
guidelines are summarised below.
Alterations and Additions to Historic Buildings
HNZPT encourages the adaptation of historic buildings as a way to continue the liveability and utility of the
structure but advocates for alterations that result in minimal loss of cultural heritage value. The following important
design considerations for alterations and/or additions to heritage buildings are outlined in the above report:
• Retain surviving internal and external heritage fabric as far as possible and disturb, distort or obscure it as
little as possible.
• Respect the design, form, scale, materials, workmanship, patina of age, colours, contents, location,
curtilage and setting, including alterations that have heritage value.
• Avoid work that will compromise or obscure fabric of heritage value.
• Ensure any new work is of a scale and location that it does not dominate the heritage place and respects
its setting.
• New work should be appropriately recorded.
In addition, HNZPT provides checklists to determine the appropriateness of interior and exterior alterations to
heritage buildings:
Partial Demolition of Historic Buildings
It is deemed best practice to retain significant heritage buildings in their entirety, and so partial demolition and/or
retention of the façade does not comply with conservation best practice. The following considerations should be
addressed before proceeding with this activity:
• Any part of a building or structure that will be demolished should be fully recorded and documented both
prior to, and during the partial demolition process.
• Partial demolition should not be allowed unless it does not adversely affect the significance and integrity
of the place.
• The proposed partial demolition should be limited to parts of the building (including interior) that have
been identified in a conservation plan or heritage assessment as having no significance, are not
contributory to the significance of the heritage place, are intrusive, or where the partial demolition reveals
fabric of higher degree of significance.
• The proposed partial demolition should be limited to parts of the building that are beyond physical repair
due to fire or other damage.
• Partial demolition should be informed by the concept of greater or total conservation benefit with respect
to a large complex group of structures and buildings. It may be that the removal of minor parts of a
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•
•
•
•
•

•

•
•

building may be justified to achieve the conservation of most significant places on the entire site. All other
avenues should be explored before this option is considered and all decisions must be informed by a
conservation plan.
The new structure (behind the façade) should not be visible when viewed from principal viewing points
identified in an urban design or heritage assessment.
Where a façade is to be retained it should include at least one room-depth of the original structure to
permit an understanding of the relationship between the original exterior and the interior functions.
The design of the retained façade should retain the original shape, pitch, covering material and decoration
of the roof.
The retained façade should be subject to active repair and maintenance, retaining original elements and
detailing.
Where modifications to the ground floor frontage of the façade are essential to accommodate a new use,
the design should harmonise with the rest of the elevation, reflecting in particular the design of any original
fenestration. Modifications to the façade above ground floor level should be avoided.
The floor levels in the new structure should match existing floor levels. Where this is impracticable care
should be taken to ensure floors and/or suspended ceilings do not run horizontally across window
openings on the retained façade.
Any façade retention proposal should ensure that window spaces open into interior spaces. Views to the
exterior of the new building or the sky should be avoided.
The scale and dimensions of the interior spaces immediately behind the façade should be the original
interiors, fully restored. Where this is not possible, care should be taken to ensure that interior dimensions
and lighting visible from the street is of compatible scale and form.

Demolition of Historic Buildings
HNZPT is opposed to the demolition of historic buildings, except for cases where it is unavoidable due to the
structure being beyond repair. Demolition is viewed as inconsistent with sustainable management of resources and
as an irreversible removal of cultural heritage that is often regretted in the future. For cases where this activity is
proposed, the following considerations should be taken into account:
• Any building or structure that will be demolished should be fully recorded and documented both prior to,
and during the demolition process.
• With regard to a large or complex site, the proposed demolition will not compromise the integrity and
significance of the place, streetscape, area or landscape.
• Demolition may be acceptable when a building or structure is considered to be ‘beyond repair’. It may be
structurally unsafe, may have been damaged by natural event, or may have been irreversibly damaged by
fire. This matter often requires evidence from a professional engineering assessment.
• Demolition should be informed be the concept of greater or total conservation benefit with respect to a
large complex group of structures and buildings. It may be that the demolition of minor parts of a building
may be justified to achieve the conservation of most significant places on the entire site. all other avenues
should be explored before this option is considered and all decisions must be informed by a conservation
plan.
• All alternatives to demolition should be explored including new and compatible uses, repair and
maintenance works, maintenance plans, and appropriate alterations and changes.
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4

Background Research

Invercargill has a diverse history which reaches as far back as at least the early 1800s. This section discusses this in
three main sections; the Māori history of Invercargill, European settlement, and the building of the city’s
infrastructure.

4.1

Māori Occupation in Invercargill

Māori arrived in Murihiku (the southern South Island) soon after the initial colonisation of New Zealand circa
1200AD. The first inhabitants are generally known as Waitaha and relied upon moa and seals for subsistence.
Three large occupation sites which held moa remains have been recorded along the coast to the south of
Invercargill at Greenhills, Tiwai Point and Bluff (Anderson, 1989). Once these resources were depleted, it is
generally understood that most people left the region, with the southern coast being almost completely abandoned
(Hamel, 1982). Those who remained shifted to more transient settlement patterns which followed seasonal
resources such as fish, eels, shellfish and birds. Two later waves of settlers (Ngāti Māmoe in the sixteenth and Ngāi
Tahu in the seventeenth century) were driven south into the region by conflict and intermarriage with southern
hapu, however there are very few recorded occupation sites along the southern coast which date to the seventeenth
and eighteenth centuries (Jacombs, Walter, & Jennings, 2010), suggesting most permanent occupation was based
in northern Murihiku. Villages and permanent settlements began to reappear along the southern coast just prior
to European contact. It has been suggested by some that this re-emergence of settlements in southern Murihiku
was in fact caused by the arrival of Europeans and the trade opportunities they presented (Anderson, 1998).
In the area now known as Invercargill, permanent settlements were established around the mouth of the Ōreti
River, which was an important pounamu trade route between the river mouth and Lake Wakatipu. The settlements
along the river mouth included Ōmāui (on the east bank of the Ōreti estuary;
Mokamoka/Mokomoko/Mokemoke) and Ōue (on the opposite bank). Associated with these settlements were
several urupā (burial grounds) and nohoanga (temporary campsites). When sealers arrived in the area in the early
1820s, Honekai, a principal chief of Murihiku, was resident at Ōmāui. In the 1850s, there were up to 40 people
living at the settlement. The Murihiku purchase was signed on 17 August 1853, transferring most of what is now
Southland to the Crown.

4.2

A Brief History of Invercargill

The Southland area was surveyed in 1850 for a suitable area to position a settlement. At this time there were a few
settlers who had been living around Bluff since at least the 1830s (Esler, 2006). Whalers and sealers had also been
operating in the region since around this time. The site of Invercargill was selected by John Turnbull Thomson in
1856, and by December 1857 there were 15 houses, two hotels and three stores (Grant, 2015). The first sale of
Invercargill sections took place on 20 March 1857, between Tay and Dee Street (Esler, 2006). Two years later, the
settlement had grown considerably with approximately 200 dwellings and close to 1000 inhabitants (Figure 5-1;
Bailey, 1966). Invercargill’s first settler is credited to be John Kelly, who moored his boat in the Ōtepuni Creek in
March 1856 and erected the first building in the town for his family (Grant, 2015). The town was initially called
Inverkelly, after its first resident, until it was renamed in honour of Captain William Cargill (Grant, 2015).
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Figure 4-1. Invercargill in 1859, Corner of Tay and Dee Streets (Cuthbertson, 1859).

The settlement grew fast and was regarded as quite successful, the region around it quickly becoming sold, stocked,
and occupied. Southland separated from Otago in 1861 through the new Provinces Act after the Otago Regional
Council had passed a Land Sales and Leases Ordinance in December of 1856 which allowed for the sale of 600,000
acer in 2000-acre blocks. Settlers in Invercargill worried that these large tracts of land would be brought up by
speculators, harming economic development in the area as little of the return would be spent locally on public
works (Esler, 2006). Invercargill benefitted initially from the Otago gold rushes that lasted between 1862 and 1864
due to its proximity to the gold fields (Bailey, 1966).
Plans for Invercargill township were laid out in the popular Victorian-era grid pattern of quarter-acre sections,
with wide streets to help air flow freely, something which was of importance in pre-sewer system days (Wright,
2009). The streets in Invercargill were created two chains, or 40.2m wide.
The 1860 Crown Grant maps show that the first areas settled were North and South Invercargill. The suburb of
North Invercargill originally stretched from Gala Street to Forth Street from north to south, and Doon Street to
Leven Street, east to west (Southland Surverying Department, 1860). South Invercargill was originally surveyed
from Forth Street to Biggar Street (now renamed Balmoral Street) from north to south, and Ness Street to Ayr
Street (now Mersey Street), east to west (Crown Grant Invercargill South, 1860). These suburbs were quickly
populated, and the Invercargill township expanded into the areas of East Invercargill, Gladstone, and Avenal.
During the 1870s six boroughs were created in Invercargill, each with their own mayor and council (Cyclopedia
Company Ltd, 1905a; Esler, 2006). These were Avenal, Gladstone, East Invercargill, South Invercargill, North
Invercargill and Invercargill. As Invercargill grew, it quickly spread outside of the originally surveyed areas. The
name of North Invercargill was taken from the area situated in the centre of the city and was given to the Borough
which is the present-day Windsor area. Figure 4-2 provides an overlay of the modern suburbs of Invercargill with
those established as of 1908.
Some industry and infrastructure began to develop through the nineteenth century: gasworks in 1876, waterworks
in 1888, and farming industries between the 1890s and early 1900s (Grant, 2015). In 1882 the first refrigerated ship
in New Zealand made it to Port Chalmers, Dunedin from Invercargill. Between 4500 and 5000 carcases were on
board from Totara Estate by the New Zealand and Australian Land Company indicating that Invercargill was fast
becoming a successful settlement (Wright, 2009). Farming has always been a large part of Invercargill’s success.
As bush was cleared from the land, farming extended into the southern plains. The Victorian-era buildings
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constructed in the 1880s and 1890s were a result of prosperous farming. By the beginning of the twentieth century,
the coal and timber industries of Southland contributed to the growth of the town. This is reflected in the
Edwardian architecture which is also present (Invercargill City Council, 2017).

Figure 4-2: Current suburbs of Invercargill overlaying the Application of the Invercargill Hundred Map (Anonymous, 1908).

4.2.1

Borough of Invercargill

The Borough of Invercargill was formed based on the suburb originally surveyed as North Invercargill. As the
town grew northward this area became the central part of the city. Originally this area was a mixture of residential
and commercial sections, but the growth of the city has seen many of the residential properties overtaken for
business use. Central Invercargill features some of the more recognisable features of Invercargill, including Queens
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Gardens (Figure 4-3), the decorative water tower, and the historic buildings of the central business district. In the
late nineteenth century, Southland Girls and Boys High School had new buildings positioned on a the corners of
Forth and Conon streets (Dear, 2017; Southland Girls High School, 2017).The Invercargill borough has since
become the suburbs of Otakaro Park and Crinan which are heavily commercial (Figure 4-2).

Figure 4-3: Application Map of Invercargill Hundred showing North Invercargill and the Borough of Invercargill and the
public park reserve which later became Queens Gardens (Anonymous, 1908).
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Figure 4-4: Tay Street circa 1860s (Lennie, n.d.).

4.3

Physical Environment and Setting

Invercargill is located on the bank of the Waihopai River and the New River Estuary. Apart from the estuary to
the south and west, the city is surrounded by plains which extend to the Longwood Range and Takitimu mountains
to the west, Hokonui Hills to the north, and the higher country of the Catlins to the east. The following sections
will discuss the geomorphology of the Invercargill area (Section 4.3.1) and the landscape transformations that have
occurred following settlement of the area (Section 4.3.2).

4.3.1

Geomorphology

Invercargill’s soils are largely composed of a dark peat, formed from decomposed organic material, and clay. Soil
formation can be quite significant, with depths reaching as much as 6m in some places. Soil overlays fine alluvial
and gravel deposits (Crops for Southland 2002). Waikiwi soils are found throughout the town belt (Invercargill
City Council 2013), and they can occur on the high terraces of the Southland Plain between the Mataura and
Aparima Rivers (Crops for Southland 2002). In the Waikiwi soil profile, the topsoil typically has between 6 and
8% organic matter with a clay content from 25 to 30%, while the subsoil is silt to clay loam (Crops for Southland
2002; Greenwood and McNamara 1992: 71, Figure 4-5).
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Figure 4-5. Typical Waikiwi Soil profile (Crops for Southland, 2002).

4.3.2

Landscape Transformations

When Invercargill was first surveyed and settled in the 1850s, much of the surrounding land consisted of expansive
native bush, including Seaward Bush to the east and Waikiwi Bush to the north (Figure 4-6). Surrounding the
township of Invercargill, the land was surveyed into larger farming blocks (Figure 4-7). As was the case for many
colonial towns throughout New Zealand, the streets and blocks of Invercargill were laid out in a grid pattern, with
streets extending from south to north and east to west. Rather than adapting the layout of the township to the
natural landscape, provisions were made for the creation of roads into the adjoining Waihopai estuary and for the
realignment of the Opuni Creek (Figure 4-8). By 1863, work was underway for the realignment of the creek
(Southland Times, 1863m), and a public gardens was created surrounding this (Figure 4-9).

Figure 4-6. Map of Southland showing the location of Invercargill adjacent to the Waihopai Estuary (Baker, 1865).
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Figure 4-7. Early Survey Plan of Block I of the Invercargill Hundred, encompassing the town of Invercargill and the
surrounding areas (Garvie, 1856b).
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Figure 4-8. Early survey plan of Invercargill showing the grid layout of streets and blocks (Garvie, 1856b). Note the planned
streets extending into the estuary.

Figure 4-9. View of the realigned Opuni Creek (Auckland Weekly News, 1907).

Page | 25

During the nineteenth century, the town of Invercargill grew rapidly, and the large rural sections adjoining the
Borough of Invercargill were gradually incorporated into the town itself, forming the surrounding suburbs. In the
early 1900s, a recommendation was placed before the Council to reclaim a large proportion of the New
River/Waihopai Estuary for commercial and residential expansion (Southland Times, 1909h). This scheme was
formalised in 1910 and work commenced on the reclamation soon after (Figure 4-10).

Figure 4-10. Map showing the reclamation of the New River/Waihopai Estuary from 1910 (Anonymous, 1908).

Page | 26

5

Previous Work Identifying Heritage Values

Previously identified heritage sites and places near the project area can provide information that is valuable for
assessing the heritage values and impacts to the wider heritage landscape. NZHP carried out comparative analysis
using ArchSite (the New Zealand Archaeological Associations archaeological site recording scheme), the HNZPT
List, the ICC Heritage Record (Appendix II Proposed District Plan), the Gray 1997 Review and Invercargill City
Centre Heritage Buildings: A History (Morton, 2004) and considered the recent report to Invercargill City Council
Invercargill City: Central City Area: Heritage Buildings Reassessment 2016 (Farminer & Miller, 2016) to identify if there
are any previously recorded sites and places on or near the project area or relevant for comparison. The results of
a brief comparative analysis are documented here.

5.1

Recorded Archaeological & Heritage Sites within Block II, Town of Invercargill

There are two previously recorded archaeological sites within Block II, Invercargill, and both are wells. Wells are
a common feature on both commercial and residential sites throughout Invercargill. Site E46/32 is known as the
Majestic Well and is a double brick-lined well uncovered beneath the Majestic theatre (now Reading cinemas) in
the 1980s. The original site record described this well as “well preserved” but at risk from damage if the current
cinema building is demolished. The other well (E46/45) is unlined and appears to have remained in situ. It is in the
centre of Block II under a tar-sealed carpark and is described in the site record form as containing large amounts
of leather scraps, although it does not appear to have been excavated. Neither of these sites has been reported on
and both appear to remain in situ.
In addition to the two sites mentioned above, twenty of the buildings on Block II are scheduled on the ICC district
plan as heritage assets (Table 5-1). Four of these buildings are also listed with HNZPT. All the heritage listed
and/or scheduled structures on this block are commercial buildings and all have been included on the register due
to stylistic attributes of their façades. Art Deco style shops, or older buildings that have been updated in this style,
account for nine of the scheduled structures, another nine are relatively intact examples of Victorian or Edwardian
Revivalist styles, and two are examples of Commercial design.
Table 5-1. Scheduled heritage sites in Block II, Invercargill.
HNZPT List No.
(category)
2443 (I)
2470 (II)
2519 (II)
2513 (II)
n/a
n/a

ICC District
Plan No. (tier)
14 (1)
15 (1)
33 (1)
34 (1)
84 (removal)
85 (removal)

n/a

88

n/a

131 (2)

Two-storey Victorian shop updated in Art Deco style

n/a

132 (removal)

49 Esk St

Two-storey Victorian building, Art Deco update

n/a

136 (2)

53 Esk St

Two-storey Victorian building, Art Deco update

n/a

137 (2)

59-61 Esk St
63 Esk St
2-16 Kelvin,
58-64 Tay St
18 Kelvin St
30 Tay St
40 Tay St

Built in 1934, good example of Art Deco style
Two-storey Art Deco building built 1929

n/a
n/a

138 (2)
140 (2)

Group of Victorian/Edwardian buildings

n/a

146 (2)

Two-storey Art Deco building
Two-storey Art Deco building built 1933
Good example of Art Deco style
Late Victorian two-storey building updated in Art Deco
style in 1935

n/a
n/a
n/a

147 (2)
163 (2)
166 (2)

n/a

167

48 Tay St

Two-storey Edwardian building built 1910

n/a

170

50 Tay St

Two-storey Edwardian building built 1919

n/a

172

Building Name

Address

Description

Bank of New South Wales
Newburgh Building
Lewis & Co. Building
Southland Times Building
Barham’s Building
Lumsden’s Building

1 Dee St
33 Dee St
29 Esk St
67 Esk St
7 Dee St
9 Dee St

Smith’s Building

31 Dee St

Coxhead’s Building
Martin, Maitland & Co’s
Building
Temple Chambers
NZ Insurance Company
Building
Cambridge Arcade
Nichol’s Building
Hotel Cecil and
Fairweather’s Building
Thompson’s Building
Annie Ibbotson’s Building
Cambridge Buildings
Herbert, Haynes & Co.
Building
H & J Smith Building
(MacPac)
H & J Smith Building
(Zookeepers)

35 Esk St

Edwardian Revival brick building built for bank in 1904
Commercial style five-storey building completed 1929
Commercial style completed 1914
Edwardian brick Italianate building built 1907-1908
Single storey Victorian shop with simplified façade
Two-storey Victorian shop with simplified façade
Two-storey brick Victorian building with modernised
façade
Two-storey brick Victorian shop

37 Esk St

42 Tay St
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5.2

Archaeological Sites within Invercargill

There are currently 26 recorded archaeological sites in Invercargill, including 11 Māori and 15 non-Māori2 sites
(Table 5-2). Section 4 demonstrated that there has been both Māori and European occupation in the Invercargill
area since at least the early 1800s, with an earlier period of Māori occupation in the thirteenth century. The
archaeological investigations that have been done in this area are limited and do not accurately represent the
abundance of archaeological sites within Invercargill. The distribution of archaeological sites is shown in Figure
5-1, which also includes sites in the surrounding area to demonstrate the larger archaeological environment.

5.2.1

Māori Sites

The Māori sites within Invercargill include five find spots, five midden/oven sites, and the site of a ponga cottage.
The sites are generally found around and to the south of Ōtepuni Stream, with just one site, a find spot and midden,
being recorded in north Invercargill near the Waihopai River. There is a cluster of sites along the Ōtepuni Stream
and along the New River Estuary. Two sites (E46/47 and E47/88) are located inland and away from waterways,
and both are adze find spots. Perhaps one of the most interesting sites is E47/115, the site of Ponga Cottage
(Howard’s Cottage). When the site record forms were completed in 1977, the cottage had been pulled down and
the area bulldozed, but some dressed totara and ponga were found scattered across the area. The distribution of
these sites demonstrates the ways in which the land was used: water was the most important resource, closely
followed by food.

5.2.2

European Sites

The 15 European sites show a large cluster around the original North and South Invercargill areas. Numerous sites
have been recorded along Dee and Tay Streets within the main commercial hub of Invercargill. The historic
domestic sites are all situated within the original areas of Invercargill: one site is in Avenal; the rest are situated in
North and South Invercargill. One religious site is included in the dataset: St Johns Vicarage. The clustered nature
of the recorded sites is representative of the areas originally settled. While only a handful of European sites have
been recorded to date, this in no way reflects the number of archaeological sites throughout the city. Invercargill
has an abundance of unrecorded archaeological sites, consisting both of extant built structures as well as belowground features, as demonstrated by the documentary research.
Table 5-2. Summary of previously recorded archaeological sites in the Invercargill area (ArchSite, 2017).
NZAA ID

Name

Short Description

Site Type

E46/5

Invercargill 1

Artefact find

E46/11

No. 2 Gardens

E46/16

Invercargill 2

E46/33

High Street 1

Find spot for side cutting adze. Made of green meta-basalt, 28.6 cm long, cutting edge
broken during use. The adze was found during earthworks and was recorded as an
archaeological site in 1977 based on museum accession records.
A midden/oven site where cockle shells and charcoal were exposed on a ridge of
grassed sand dunes just north of the railway tracks near Nith Street (exposures 6m
apart). A group of burned stones 10m to the west. No archaeological material was
found during 2006 Upgrade Project visit.
Find spot for basalt adze, Type 1B, broken, bevel end only, hammer dressed polished
bevel. Found during the excavation of house foundations in the 1950's and donated to
the Southland Museum in 1978.
Originally recorded as a find spot and midden.
Find spot for nephrite adze at 112 Princes Street. Matt polish, convex cutting edge.
Poll broken and glued. Size 15 x 2 x 7.5 cm. Found in the 1950's during the excavation
of foundations for a garage. The adze was gifted to the Southland Museum.
Midden, recorded as exposed and largely destroyed by a shallow bulldozer swathe. In
an area of c5 m2, cockle shell midden (Chione Stutchburyi) fragments. The site was
identified in 1968 and had been disturbed by the construction of the road, railway,
and straightening of the Kingswell Creek channel.
Originally recorded as a midden on the east side of the Bluff highway. The site was
first recorded in 1968, and the area has since been levelled by a bulldozer. The site
was visited in 1976 and a charcoal blackened area was observed. No evidence of the
site was noted when it was revisited in 2006.

Artefact find

Māori Sites

E46/47

E47/39

E47/40

2

Midden/Oven

Artefact find

Artefact find

Midden/Oven

Midden/Oven

E46/39 (kerbstones along Dee Street) is not currently classified in ArchSite; NZHP attributed this site to be non-Māori.
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NZAA ID

Name

Short Description

Site Type

E47/88

Invercargill 2

Artefact find

E47/115

Ponga Cottage

Find spot for a dark green argillite adze, 1B type. The adze was found in 1977 and
reported to the Southland Museum.
Site of Ponga Cottage.

Midden/Oven

Clifton

Originally recorded as a natural quartz stone (possibly an oven stone, unused) and a
shell Pmphibola crenata, with microscopic examination of the loam revealing small
particles of charcoals.
Find spot for nephrite adze, found 1989 in disturbed land fill. Dark green nephrite,
some lighter oxidation near cutting edge. Hammer dressed butt (blade side).
Quadrangular cross section. Maximum length 21.2cm. The adze was reported to the
Southland Museum.

Majestic Well

Majestic Well

Commercial

E46/37

European rubbish dump/midden.

Historic - domestic

E46/39

Kerbstones along Dee Street made from Waikawa or Mokomoko source stone. Some
stones are 1m long, and all are hand-dressed. It is believed that these kerbstones
were laid in the early 1860s.
Well

Transport/
communication

Transport/
communication
Historic - domestic

E47/128

E47/140

Historic - domestic

Artefact find

Non-Māori Sites
E46/32

E46/45
E46/48

Commercial

E46/51

Feldwick House

E46/52

Strathearn Hotel

Invercargill Wharf piles, dolphins, retaining walls, jetty remains. 1858 through to
about 1927.
House built around 1890 for Henry Feldwick, Member of Parliament representing the
Invercargill electorate. Single storied gable domestic building facing Dee Street.
Property is the location of the Strathearn Hotel constructed c.1880-1882.

E46/54

Taylor Residence

Taylor residence, occupied c. 1862. Associated unlined well.

Historic - domestic

E46/55

Historic dwelling (c. 1899) on property first settled by John Hart in 1860.

Historic - domestic

E46/56

19th Century domestic dwelling.

Historic - domestic

Commercial

E46/58

St John's Vicarage

Former vicarage for St John's Anglican church constructed in 1876.

Religious

E46/59

The Rialto (William
Todd & Co.)
The Black Eagle
Brewery

Nineteenth century commercial activity recorded on the basis of historical
documentation.
Site of nineteenth century brewery established in 1863 as the Provincial Brewery. In
1868 the business became known as the Black Eagle Brewery.
Nineteenth century occupation recorded on the basis of historical documentation.

Commercial

Site of the Criterion Hotel and horse bazaar opened in 1878.

Commercial

E46/60
E46/61
E46/62

5.3

Criterion Hotel

Commercial
Commercial

Invercargill’s Architectural Heritage

Invercargill is well known for its rich built heritage and architectural history. The heritage portion of the ICC
District Plan is almost exclusively focused on this aspect of the settlement’s past and the reviews which have
informed the ICC heritage list are based purely on architectural values, all of which have identified Block II as
being one of the best collective streetscapes in Invercargill (Farminer & Miller, 2016; J. Gray, 1997; Morton, 2004).
Invercargill’s development can be traced through the architectural styles of its buildings, with the commercial
structures particularly closely entwined with the settlements economic history.
The earliest buildings in Invercargill were timber or ponga houses and were often only intended to last until a more
permanent structure could be erected or a land parcel secured (J. Hall-Jones, 2013). There are no recorded surviving
examples of these earliest buildings, and they did not possess a uniform style due to their utilitarian nature. These
timber structures began to be replaced with stones and brick buildings during the late 1860s and 1870s, however
the town was still dominated by timber until the 1880s when the frozen meat industry, and the agriculture required
to support it, brought a rapid influx of wealth to Invercargill. As the population of Invercargill was still relatively
small at this time, there were only a small number of practising architects (Burwell being the best known) and as a
result most of the new buildings were designed by the same individuals and firms. During the late Victorian and
Edwardian periods, architecture around the colonial world was dominated by revival styles, including Gothic,
Classical, Baroque and Italianate, and many central Invercargill streets still feature numerous highly ornate façades
erected during the agricultural boom years (J. Gray, 1997). Exploitation of local timber and coal sources extended
this economic growth period into the twentieth century. The urban architecture reflects this through the
appearance of Art Nouveau, Arts and Crafts and Art Deco buildings. Invercargill remained protected from the
1930s depression longer than other regional centres, due largely to its agricultural economy, and this resulted in
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the large number of Art Deco new builds and updates to existing structures. When the local economy did slow
down the downturn lasted until the 1950s when a surge in wool prices provided a brief respite. This boom,
embodied in several large buildings in the International style such as the Kelvin Hotel, was less intense and shorterlived than the previous good times and so many of the older building stock remained unaltered (Farminer & Miller,
2016). The opening of the Tiwai Point aluminium smelter in 1971 brought another injection of wealth to the city
and encouraged the construction of a wave of Modern style structures.
As a result of this turbulent economic history, Invercargill has a wealth of almost pristine examples of all the
architectural styles mentioned above, along with many more that act as palimpsests, with elements of multiple
styles evident as the building was updated. This characteristic delights many visitors to the city but can be
underrated by locals (Husband, 2002), and the value of Invercargill’s current heritage building stock has been in
steady decline in recent times, with many modern Southlanders drawing upon the region’s natural environment
when defining their sense of “place” rather than cultural heritage (Frances, 2016).
There are a significant number of heritage sites throughout Invercargill that have been listed with HNZPT or have
been identified on the Heritage Register of the ICC District Plan. The items on the Heritage Register have been
assigned to one of five separate lists that have different levels of protection under the Heritage Rules (Section 3.8):3
•
•
•
•
•

Appendix II.2 Sites Registered by HNZPT. This list includes all Category 1 and II sites on the HNZPT
List as of October 2016.
Appendix II.3 Sites of Local Significance. This list includes items and areas of local historic heritage
significance as recognised in Invercargill City: Central City Area Heritage Buildings Review (J. Gray, 1997).
Appendix II.4 Street Furniture. This list includes items of street furniture identified by Gray (1997)
requiring protection.
Appendix II.5 War Memorials/Relics. This list includes war memorials/relics within the city district
Appendix II.6 Archaeological Sites. This list includes archaeological sites recorded in ArchSite as of
May 2013

All the heritage sites scheduled on the Heritage Register for Invercargill relate to European occupation. There is a
large cluster of these sites situated around the CBD. This is comparable to the distribution of recorded
archaeological sites, of which there are only 21 for the entirety of Invercargill City. The scheduled heritage sites
tend to be built structures such as buildings, memorials, and street furniture which add to the city visually.
Invercargill is unique as there is a large variety in style of prominent buildings. This includes Victorian and
Edwardian Revivalist styles (such as Baroque, Classical, Gothic Revival, Tudor and Italianate) and early to midtwentieth century styles (Art Nouveau, Arts and Crafts, Art Deco, Commercial) (J. Gray, 1997). Street furniture
includes street lamps, kerbing, and verandah posts and brackets (J. Gray, 1997). Some specific street furniture
recorded by Gray in his 1997 report that may be at risk form the proposed redevelopment includes verandah posts
which feature on many buildings in the CBD including on Dee Street, Esk Street, Kelvin Street and Tay Street.
Several reviews have been undertaken of Invercargill’s heritage assets. The first was a 1997 report by Oakland Gray
Architects that assessed 900 buildings around the city and identified 162 as possessing heritage significance based
solely on architectural values of their façades. This report provided the basis for the ICC Heritage Register
described above, but several updates and reassessments have taken place since then. The following year Angela
Morton (1998) undertook historical research into each of the 162 buildings identified in Gray’s report, and this
work was later updated by Janna Murray (J. Murray, 2004). These complimentary reports added to the stories of
each heritage building and created a more nuanced picture of each structure’s potential heritage values, however
they were not fully integrated with the original assessment until 2016 when Origin Consultants were commissioned
In previous versions of the District Plan, items on the Heritage Register were assigned classes, with various levels of protection based
upon the assigned class, with Class 1 being the highest level of protection and Class 4 being the lowest.
3
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to re-assess the Invercargill heritage building stock (Farminer & Miller, 2016). This most recent assessment was
still heavily focused on the visible architectural value of the buildings, but also took into consideration known
cultural, historical and technological associations and values of each structure. Origin’s reassessment resulted in 25
buildings being recommended for removal from the register based on them having ‘low or no identifiable heritage
building value’ and two recommended for an upgrade to Tier 1 and possible inclusion on the HNZPT list (the
Public Trust Building and Law Courts). Most of those recommended for removal were single storey ‘filler’ shops
or those that had been heavily modified and as such lost most of their heritage features. Of particular relevance to
the proposed project, the city block bordered by Dee, Esk, Tay and Kelvin Street was identified as having some
of the highest levels of heritage value in the central city area.

5.4

Specific Sites Types in the Archaeological Record

There are a range of sites within the project area, and many are types that are regularly found in urban contexts
around New Zealand. Undertaking a review of similar sites that have been previously recorded can help inform
the assessment of values for the sites within the project area and also provide insights into the types of features,
remains and/or material that may be encountered during the proposed redevelopment works.

5.4.1

Commercial Sites

In general, commercial sites are one of the most common archaeological site types in New Zealand. This is partly
due to the nature of commercial activity and the regular refitting, altering and redeveloping these buildings undergo
throughout their use-lives. Across the South Island, there are more than 500 recorded commercial sites on the
ArchSite database, with examples found in almost every urban area. The nature of these sites is extremely varied
due to the wide range of activities that fall under the commercial heading, however there are some general trends
noticeable among those sites that have been investigated. Commercial scale activities produce more waste than
residential occupation, and the type of waste produced is usually more uniform than that found on residential sites.
Examples from Invercargill are sites E46/59, E46/60, E46/61 and E46/62, located between Don and Spey Streets
(Lewis, Cropper, Woods, Cawte, & Scrivener, 2018). These four town sections were recently redeveloped and
offered a glimpse into central Invercargill’s commercial past. Most of the material recovered appeared to relate to
a series of breweries located here and included several dumps of glass bottles. These commercial bottle dumps
were easily distinguishable from domestic waste due to their size and uniformity. As well as the brewery dumps,
these sites produced evidence of domestic occupation, relating to either full-time residents of the site or the
brewery workers. Later use of the Spey Street end of this project area as a motor garage had caused high levels of
disturbance to the northern parts of E46/60 and E46/61, highlighting the fact that sites such as this may have
been previously damaged by continuous twentieth and twenty-first century commercial occupation.
Several large mixed commercial sites have been investigated in Christchurch and Dunedin, and all have resulted in
large artefact assemblages that tend to fit in with recorded activities on the property, thus allowing for an in depth
look at specific industries and companies. Perhaps one of the most comparable to the proposed works is the Justice
and Emergency Services Precinct in Christchurch that covered 12 town sections (Williams, Garland, & Geary
Nichol, 2017). Across this site, 190 archaeological features were recorded and a sample of 13,400 artefact fragments
representing a minimum of 5636 items was recovered. Features and deposits were able to be attributed to several
known commercial enterprises that occupied parts of the site during the nineteenth century, including a sawmill,
foundry, bootmaker, milliner and tailor. In addition to these specific commercial features and deposits, a gully
crossing the site was filled with general waste from the surrounding properties. Analysis of the archaeological
features and artefacts revealed a clear shift from residential occupation to commercial and industrial at the site.
This shift was a gradual one and so there were several decades when people were living among commercial and
industrial premises, and often dumping their household waste in the same place as the businesses. A similar, but
far smaller, site was investigated in Lyttelton (Tremlett, Garland, & Whybrew, 2017) and similar trends were
observed. Large dumps of aerated water bottles and areas stained with coal dust were found amongst more mixed
deposits of general refuse and were able to be attributed to Curtis & Co., an aerated water manufacturer and coal
merchant who occupied the site during the nineteenth century.
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Figure 5-1: Previous archaeological sites situated in Invercargill.
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Figure 5-2: Map showing HNZPT listed and ICC scheduled heritage items in Invercargill.
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Mixed commercial sites investigated in Dunedin have produced similar assemblages and encountered similar
archaeological contexts. At the Farmers site, material and contexts relating to various site occupants were recorded,
including a monumental mason, livery stables, cordial factory and bootmakers (P Petchey, 2004). Across George
Street, development of the Wall Street Mall encountered remains relating to a timber yard, hotels and various shops
(P Petchey, 2009). Investigations at 356-358 George Street found deposits of glass chemical bottles from the site’s
use as a photography studio in the late nineteenth century (Davies, Cawte, Murray, & Forster-Garbutt, 2016). At
each of these sites, the commercial deposits were found alongside, and sometimes mixed within, material relating
to domestic occupation. It is highly likely that this will also be the case for the Invercargill project area.

5.4.2

Hotels

Hotels are well-represented archaeological site types within the ArchSite dataset. In the South Island, there are 95
sites that include hotels in their feature descriptions. Over half of these sites were recorded in Otago (n=55), and
two hotels have been previously recorded thus far in Southland (E47/148, Mokomoko Accommodation House
and E46/62, the Criterion Hotel, Invercargill). HNZPT currently holds at least 46 reports on hotels, including 18
from the South Island. These reports provide some precedent on and context to the material generally found at
nineteenth century hotel sites. Of particular relevance is the archaeological investigation of the Royal Oak Hotel,
Arrowtown (Peter Petchey, 2004). The investigation sets an important precedent for the sub-surface archaeology
not only at other hotel sites, but for any site where there is potential for buried features and materials.
E47/148 is the site of the Mokomoko Accommodation House, one of the few recorded hotel sites in Southland.
It was founded in the mid-1850s as a halfway house between Bluff and Invercargill. It continued to operate until
the railway went through in 1867. Archaeological remains at the site consisted of a 100m-long scatter of broken
bottles. The site was first recorded in 1990 and was re-visited in May 2015. It appears to now be almost completely
eroded away and is only visible as deflated deposits on the beach.
The Criterion Hotel (E46/62) was situated on Don Street in Central Invercargill. Development works on the site
in 2016 and 2017 including the demolition of the pre-1900 hotel building and the section it occupied excavated
(Lewis et al., 2018). As part of the archaeological investigations, both buildings archaeology and subsurface
investigations were carried out. Besides the structural elements of the building little remained of the original hotel
as the building saw many changes to keep the commercial space up-to-date and to accommodate various
businesses. The subsurface archaeology uncovered the hotel’s cellar, private well, and the remains of various
outbuildings. A large amount of cultural material was collected from the site including faunal remains, ceramic,
glass, and metal artefacts.
The Royal Oak in Arrowtown was similarly established in the 1860s and experienced a catastrophic fire in 1924
followed by a rapid rebuild (Peter Petchey, 2004). The investigation followed the demolition of the twentieth
century hotel. Several distinct features were observed and included post-holes from the original structure, pervasive
evidence of fire, a disused beer cellar and a latrine. Archaeological deposits were found directly beneath the
floorboards of the twentieth century hotel. This meant that the demolition of the building had to be undertaken
carefully, with minimal disturbance to the ground prior to investigation. It was noted that the fire event provided
an effective dating method of archaeological deposits, but that deposits were correspondingly in bad condition
(Peter Petchey, 2004). In contrast, the less sympathetically undertaken demolition of the Gladstone Hotel in
Christchurch saw much grading of the ground beneath the building footprint. Although the hotel’s beer cellar was
able to be located, most archaeological material was removed/destroyed (Witter & Witter, 2005). These two
excavations highlight the need for monitoring during the lifting of the floor and removal of the foundations.
While hotels are well-represented site types, few have been investigated in the Southland. In the late nineteenth
century and early twentieth century, the temperance movement swept through New Zealand. Prohibition had a
great impact on Invercargill, which apparently had a tumultuous relationship with the ‘demon drink’. Bootleggers
and backyard brewers were the norm in the Southland townships, but their activities were reined in in December
1905, when prohibition was enforced in Invercargill following the licensing elections, a law that still resonates
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through the district today (Holcroft, 1976). Prohibition had a negative impact on many of the establishments within
the city limits. The positive effect on the daily life in Invercargill was notable, however, with a fall in crime and less
‘muddled men’ wandering the streets. These reports were contradicted by accounts of crowded trains that ran to
the pubs and hotels outside the licensing boundary every evening, including the Sunday train from Invercargill to
Bluff, colloquially referred to as ‘the drunks’ train (Southland Times, 1903c). The prohibition movement would have
undoubtedly impacted the establishments within the project area, and the nature and extent of these effects may
be identifiable in the archaeological record.

5.4.3

Police and Law Sites

Sites relating to the law and police activities, including law courts, police stations and jails, are relatively
underrepresented in the ArchSite dataset. Of the 19 law enforcement sites recorded in the South Island, nine are
police stations or camps, three are jails or gaols and seven are courthouses. The spatial distribution of these sites
also reveals major gaps in the data. Of the sites, 12 are in Otago, five are in Canterbury and two on the West Coast.
No sites of this type have been recorded in Southland so the information value of the law court site on the Tay
Street frontage of the project area is high.
Few of the law sites have been investigated in detail but those that have could act as useful comparisons for the
Tay street law courts. In Lyttelton, both the gaol (M36/279) and the old courtrooms (M36/279) have been subject
to archaeological investigation. At the gaol this was limited to the exposure of a brick-lined drain and a small
section of the original exercise yard surface, and the courtrooms were demolished following the 2011 earthquake
and removal of the foundations were monitored, however the results have yet to be written up. Three law
enforcement sites have been investigated in Dunedin: the Maclaggan Street Police Station and courtrooms
(I44/231), the North Dunedin Police Station (I44/462) and the old Dunedin Gaol, under the present law courts
(I44/324). At Maclaggan Street, the station basement was exposed and has remains in situ beneath the retail
complex that currently occupies the site (Petchey, 2001), while the investigations at the North Dunedin Police
Station were limited in scope (Middleton, 2013). Excavations at the old Dunedin gaol revealed structural
components of the original structure and a small material culture assemblage relating to the gaol’s occupants
(Petchey, 2002).
Perhaps of most relevance to the Invercargill law courts, three regional South Island courthouses have been subject
to archaeological investigation: Queenstown (E41/244), Alexandra (G42/260) and Akaroa (N36/169). While work
at the Alexandra and Akaroa courtrooms was restricted to service trenches, a relatively large area around the
Queenstown courtrooms was exposed. No material was recovered from this site, and archaeological contexts were
limited to postholes, a schist drain and several amorphous hollows (Jacomb & Walter, 2007). The limited nature
of the investigations at law enforcement sites around the South Island, and the total lack of recorded sites of this
type in Southland, highlights the value of the Tay Street courthouse site and its potential to add to our
understanding of regional law enforcement activities in the area during the nineteenth century.

5.4.4

Newspaper Offices

Only two newspaper offices are included in the ArchSite data for the South Island. The site of the Lyttelton Times
office from the 1860s onwards (M35/534) was investigated after the second office building was demolished due
to earthquake damage (Maguire & Carter, 2011), and then excavated again in 2016 for land remediation works
(Koenig, 2016). No archaeological features were recorded during either investigation that could be definitively tied
to the use of the site as a newspaper office. The Dunstan Times office was initially recorded in 2007 for an
archaeological assessment (Middleton, 2007, 2017), was subject of one heritage impact assessment in 2009 (J. B.
Gray, 2009), and a second in 2017 (Cropper & Forster-Garbutt, 2017) due to the original authority lapsing. The
development of this property is scheduled for 2018 so while it cannot yet provide comparative data for the
Southland Times offices, this information may be available in the future.
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5.4.5

Banks

There are six bank sites recorded in the South Island: three in Dunedin (I44/244, I44/246 and I43/157), two in
Central Otago (E41/19 and H41/168), one in Canterbury (K37/28) and one in Southland (F45/12). The back
yards of one of these sites has been investigated archaeologically. The old Bank of New Zealand in Waikouaiti
(I43/157) is currently used as the Waikouaiti museum and recent redevelopment works were monitored by NZHP
(report pending). These excavations were concentrated at the rear of the property in an area used as a yard during
the nineteenth century. Archaeological features recorded included a field drain, postholes relating to the original
totara fence, the foundations of various outbuildings and three rubbish deposits. None of the artefacts recovered
could be definitively linked to banking activities that occurred at the site.
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6

The Heritage and Archaeological Resources of Block II, Town of Invercargill

In order to inform the heritage and archaeological values of the properties and buildings affected by the inner-city
redevelopment, NZHP has compiled detailed histories of Block II and each archaeological site and have carried
out site assessment surveys to provide visual documentation of the current state of the property and buildings as
well as the integrity of the heritage fabric. The results of the historical research and the survey considered against
previously identified heritage values, forms the basis of the heritage and archaeological assessment. Archaeological
site extents are defined primarily on the basis of historic property boundaries and ownership.

6.1

History of Block II, Town of Invercargill

The project area (Block II, Town of Invercargill) is central to the development of Invercargill as well the city’s
heritage and built environment. Prior to European settlement, Block II was part of a landscape occupied and
traversed by Māori for mahinga kai especially in relation to the nearby waterways such as the Ōtepuni Stream and
Waihopai River. The first surveys in 1856 of Invercargill (Figure 4-7) show surrounding sections to the north and
east were in bush at the beginning of Invercargill’s European settlement; although, parts of Block II are depicted
both within and outside the bush line in these plans (Garvie, 1856c, 1856b, 1856a). Following European settlement,
the first European activities on Block II related to farming (grazing) and bush clearing (Esler, 2006).
Of most significance, Block II was the location of some of the earliest built structures prior to the formal purchases
of the land in March 1857. For example, John Kelly resided on Town Section 3 with his family, William Lind
established the first accommodation house on Town Section 1 and Town Section 2 (see Section 6.2), the survey
office and a slab hut with tents (Esler, 2006) was supposedly erected on the southeast end of Block II, although
no further details or evidence of its precise location could be found, and James McAndrew established a store on
Town Section 22 (see Section 6.21). Around the time of the first land sales, it was reported most settlers were
living in tents (Esler, 2006; Watt, 1971)
John Kelly is of particular interest to the history of Block II as he is credited as Invercargill’s first settler, the source
of the original naming of the town as ‘Inverkelly’ and with erecting the first building in the town within Block II
for his family. The site of the first dwelling on Town Section 3, in the approximate location of the car park behind
the current Reading Cinema, marks the birthplace of the first European baby in Southland, John Kelly Junior
(Grant, 2015; Sorrell, 2006). ‘Kelly’s Point’ is known in local traditional history as a terrace above the landing site
on the Ōtepuni Stream, approximately at the Bank of New Zealand site opposite Block II on Tay Street where a
plaque commemorates Kelly (Esler, 2006; J. Hall-Jones, 1979). Kelly was born in Newcastle, Ireland and joined a
whaling ship destined for the Pacific at age 14. He had several marriages into local Māori hapu and with European
settlers, producing many children. When town sections became available for sale, he purchased several in Block II
although not the section upon which his dwelling was supposedly situated (Hall-Jones, 1946: 16-18; Hall-Jones,
2013: 12). Kelly was a familiar and comforting figure to the first European settlers in the area thanks to his
knowledge of the region and skills as a wharfman; however he died shortly after Invercargill was formally
established and was the first entry in the local death register in 1857 (Holcroft, 1976).
Block II has been highly and consistently occupied in comparison with other blocks since the beginning of
Invercargill. As well as being physically at the core of the city and at the crossroads of the main thoroughfares, this
block has reflected Invercargill’s growth and changing directions, including both periods of economic strength and
major slumps and recessions. Invercargill and Southland passed through difficult times following the gold rush,
wars and trade recessions and changes in local government as Southland formally became independent from Otago
(Watt, 1971). For example, in the 1860s following the Otago gold rush and the recent separation from Otago,
Invercargill was reported as a ghost town with many buildings boarded up, prices of land skyrocketing and families
living in tents on town reserves (Esler, 2006; Watt, 1971). The population remained steady until the 1980s, from
which point it has been gradually declining despite a strengthening local economy (SoRDS, 2015).
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Growth of Invercargill’s built environment developed from simple but practical buildings using readily available
local materials such as timber. From the 1870s and 1880s these wooden buildings were replaced by more
substantial, largely two or three storied masonry or brick buildings, typical of New Zealand colonial towns at the
time. Block II’s development follows these broad patterns (Sorrell, 2006) and included numerous building designed
by notable architects, such as the internationally renowned Frederick W Burwell. Burwell is attributed with creating
an Invercargill which had a harmonious townscape of two and three-story buildings, with carefully proportioned
façades and consistent details such as round headed windows (see Figure 6-2 and Figure 6-3), which transformed
the centre of Invercargill from a frontier town of wooden and corrugated iron buildings to an established
settlement with some fine and lasting stone structures (Borrell, 2015; Morton, 2004; Sorrell, 2006; Taylor, 2013).
Burwell had an influence on the buildings in Block II, and although many of his buildings are now gone, their
influence can still be felt in Block II and Invercargill’s current townscape (Figure 6-2, Figure 6-3, Figure 6-4, Figure
6-5). By 1886, Burwell’s fire insurance plans (Figure 6-1) show Block II as the main commercial and public block
in Invercargill with greater proportion of buildings to surrounding space and greater proportion of brick buildings
than other surrounding blocks(Burwell, 1886). Occupants included hotels, banks, law courts, insurance companies,
solicitors, the Southland Times, and retail and commercial firms such as drapers, clothiers, bootmakers, ironmonger,
watchmakers and auctioneers. The histories of occupancy throughout the following sections show the changing
nature of businesses in this core part of Invercargill through time.

Figure 6-1. Block II in 1886 as depicted by Burwell (Burwell, 1886). Brick buildings are depicted in pink, timber in yellow and
iron in blue.
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Figure 6-2. c1900 views of Esk Street, Block II, looking north (Radcliffe, 1910).

Figure 6-3. 1905 view of Tay Street, Block II (Muir & Moodie, 1905a).
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Figure 6-4. Aerial photograph of Block II looking south west, May 1955. The vacant section at the corner of Kelvin and Esk
Street will become the Kelvin Hotel (Whites Aviation Ltd, 1955).

Figure 6-5. Detail from aerial photograph of Block II looking approximately east, May 1968. Esk Street is in the foreground
(Whites Aviation Ltd, 1968).

Other architects picked up where Burwell left off, such as Cuthbert John Broderick, born in Invercargill, who also
designed buildings in Block II (Annie Ibbotson’s Building and the Bank of New South Wales). Later in the
twentieth century, Invercargill architects experimented with a broad range of architectural styles (Sorrell, 2006). In
his Heritage Buildings Review, Gray (1997) summarised that Invercargill was fortunate in having a vast and variable
array of different architectural styles including “Victorian”, “Edwardian”, Art Deco and International styles (a
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classification that has been altered for this report to more accurately reflect the styles present, see Section 3.2)
stating that “this variety of good example of architectural style, is what makes Invercargill unique”. Block II, and
Invercargill in general, has a relatively large proportion of Art Deco style buildings, such as the late 1930s
Cambridge Arcade, reflecting the prosperity of the city’s agriculture-based economy during the 1930s (Sorrell,
2006)
Today there is a desire to revitalise, rebuild and modernise Invercargill’s city juxtaposed with the need to strengthen
and retain key heritage buildings (ICC, 2013; Newman, n.d., 2017; Sorrell, 2006). According to Thayer Todd
Valuations (McCarthy, 2015), Invercargill’s number of vacant shops is thought to be the highest in more than a
decade. During public and private amalgamations and centralisation in the 1990s the ICC’s plan favoured any new
development often outside of the city centre, which is argued to have resulted in central city vacancy (McCarthy,
2014). Other causes are often cited as a lack of carparking, growth outside the city centre, buildings in poor
condition and requiring strengthening with landlords in limbo around options, and competition from franchises
often with online sales. There are fewer smaller locally owned businesses now in the central city compared with
franchises.
At the same time, there is a lot of local pride in the city. For the past two decades, or longer, the subject of
revitalising Invercargill’s city centre has been vigorously discussed. Recently Esk Street was upgraded to provide
an outdoor leisure and pedestrian space (Frances, 2016). Vibrant Invercargill, a central city promotional agency,
was formed, but has since been disbanded. New branding for Invercargill was unveiled in August 2017. A new
event (Rev Up Invercargill Inner City) was promoted this year by the ICC in January where 150 volunteers tidied
up, weeded, cleaned and painted buildings in the inner city prior to the Burt Munro Challenge (Invercargill City
Council, 2018). Heritage South who promote Southland Heritage Month continue to hold events promoting
Invercargill’s heritage buildings, this year including the Invercargill City Council’s pop-up consultation event to
gauge public thoughts on retaining heritage in the inner city. The Southland Regional Development Strategy
(SoRDS) and goal for “Vibrant Urban Centres’ is the latest plan for revitalising Invercargill with the formation of
HWCP Management Limited, with two shareholders: Invercargill City Property Limited and HWR Property
Limited.

6.1.1

On Site Observations

This section discusses the on-site observations of Block II as a whole and its context within the wider Invercargill
inner city area. On site observations of Block II follows from a site visit conducted by Amy McStay on 22 June
2018 and the site visits conducted by Dr Dawn Cropper, Peter Mitchell and Dr Naomi Woods of individual
buildings.
Block II is situated at the intersection of Invercargill’s two main thoroughfares Dee Street and Tay Street. These
two streets are wide and accommodate Invercargill’s main traffic flow through and into the city. This corner is a
prominent intersection with a roundabout to improve traffic flow around Troopers Memorial which
commemorates the region’s losses during the Boer War (Category 1 Historic Place, List No. 2445 and ICC District
Plan Heritage Item No. 65). To the north Block II fronts onto Esk Street, a narrow one-way (to the east)
carriageway which is designed to slow traffic and encourage pedestrians through this main retail precinct. Kelvin
Street to the east is also narrow but provides access to two-way traffic, with Invercargill’s main department store
H & J Smith’s opposite (Figure 6-6). Pedestrians currently have the ability to walk from the south side of Tay
Street, across a pedestrian crossing heading north, through Cambridge Arcade within Block II, across Esk Street
and through a new developed area with seating, shelter and sculptures (Figure 6-7, Figure 6-8 and Figure 6-9), and
then through the Southern Institute of Technology arcade to Don Street, which allows connection to the main
retail areas and major inner city attractions, such as Motorcycle Mecca, and businesses, such as the Department of
Conservation and the ICC’s new Don Street development. Pedestrian crossings at ‘Bank Corner’ (the intersection
of Dee and Tay Street) also allow movement of pedestrians to and from the inner city and to bus networks (e.g.
outside Reading Cinemas on Block II). Crossings also move pedestrians west from Esk Street to a public space
(Wachner Place) with clock tower and through to Leven Street. Verandahs, outside most buildings in Block II,
Page | 41

provide essential shelter to pedestrians navigating the circumference of the block. In the interior of the block, west
of Cambridge Arcade, is car parking space, with vehicle access from Tay Street and pedestrian access through an
entranceway to Cambridge Arcade and via Barclay Lane (Figure 6-10) to Esk Street. Block II is situated in a prime
position to take advantage of most of the inner city public spaces and recreational areas, such as Wachner Place,
seating along Tay and Dee Streets (Figure 6-11) and the new meeting area developed on Esk Street, and is close
to other places such as Ōtepuni Gardens, the proposed Kmart site and Invercargill Public Library and Archives.

Figure 6-6. View of Kelvin Street looking southwest towards Kelvin Hotel. Note streetlighting, verandahs and Invercargill's
main department store on left.

Figure 6-7. Close up of newly developed recreational public area on Esk Street. Block II and Cambridge Arcade on right.
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Figure 6-8. View of Esk Street footpath. Note sculpture, typical paving and verandahs without verandah posts.

Figure 6-9. View of Cambridge Arcade and Block II at ground level showing Esk Street pedestrian and public areas.
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Figure 6-10. View of Barclay Lane from Esk Street looking through Block II to the central carparking area.

Figure 6-11. Examples of street furniture, seating on Tay Street outside Zookeepers (left). These seats are scattered along both
Dee and Tay Streets, and paving (right).

Buildings within Block II are similar in mass and structure to other blocks within central Invercargill utilising the
design principles discussed by Gray (J. Gray, 1998). Blocks are typically composed of two to three-storey buildings,
with higher prominent corner buildings (e.g., Kelvin Hotel, Bank of New South Wales), grading to lower heights
in the centre of the block. ‘Bank Corner’ including the Bank of New South Wales building, contains prominent
buildings along with the modern sculpture and wind breaks (Figure 6-12). Buildings typically have no setback and
are positioned immediately adjacent to the footpath. Entrances to buildings at ground level display characteristics
typical of the original shop entrances with their narrow-recessed entranceways and are often tiled (Figure 6-13),
unless there is a modern shop fitout. Some shopfronts have been modernised and brought closer to the footpath.
There is symmetry to the older buildings with similar window elevations both within Block II and within the
buildings they face on opposite sides of the streets. For example the Esk Street and Tay Street streetscapes are well
balanced and proportioned on both sides of the street with heritage buildings in context and blending with their
neighbours in terms of scale, proportions and setback (Figure 6-14, Figure 6-15 and Figure 6-16).
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Figure 6-12. The prominent Bank of New South Wales at 'Bank Corner' on Block II. Note Troopers Memorial (left) and
modern wind break (centre).

Figure 6-13. Typical shop entranceways with recessed tiled entrances.
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Figure 6-14 Photograph of Esk Street looking west to the clock tower in Wachner Place. Block II is on the left. Note typical
heights and symmetry of buildings in main blocks and prominent modern corner buildings including Kelvin Hotel in
foreground.

Figure 6-15. View of Esk Street looking east from Wachner Place, with Block II on right. Note prominent heritage corner
building on Block II.
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Figure 6-16. Tay Street looking east, with Block II on left. Note heights and symmetry of building façades and verandahs.

Table 6-1 summarises the architectural styles present on Block II and describes the original style (where known)
and the style of major updates or alterations. It should also be noted that there are no pure examples of the
following styles present on Block II and as such the classification presented below is based upon the dominant
aesthetic of the exterior. The interiors of most of the buildings have been heavily altered along functional lines and
so were not considered during this classification.
Table 6-1. Architectural styles of buildings within the project area.
Building Name
Smith’s Building (31 Dee Street)
Newburgh Building (33 Dee Street)
Lewis & Co. Building (29 Esk Street)
Coxhead’s Building (31-35 Esk Street)
Martin, Maitland & Co.’s Building (37 Esk Street)
MacDonald’s Building (41 Esk Street)
Temple Chambers (49 Esk Street)
NZIC Building (51-53 Esk Street)
MLC Building (55 Esk Street)
Cambridge Arcade (59-61 Esk Street)
Nichol’s Building (63 Esk Street)
Southland Times Building (67 Esk Street)
Southland Times Press Hall (69 Esk Street)
Thompson’s Building (18 Kelvin Street)
Hotel Cecil (1-16 Kelvin Street, 60-64 Tay Street)
Fairweather’s Building (58 Tay Street)
Allot & Eunson’s Building (54 Tay Street)
H & J Smith Building (Zookeepers Café) (50 Tay Street)
H & J Smith Building (MacPac) (48 Tay Street)
Herbert Haynes & Co. Building (42 Tay Street)
Cambridge Buildings (40 Tay Street)
Carter’s Building (36 Tay Street)
Annie Ibbotson’s Building (30 Tay Street)
Kingsland’s Shop (26 Tay Street)
Peters’ Building (22 Tay Street)
Hannahs (16 Tay Street)
Watson’s Building (8-14 Tay Street)
ANZ Building (4 Tay Street)
Bank of New South Wales (1 Dee Street)
Ott’s Building (5 Dee Street)
Barham’s Building (7 Dee Street)
Lumsden’s Building (9 Dee Street)

Original Style
Victorian Revival
Commercial
Commercial
Victorian Revival
Victorian Revival
Victorian Revival
Victorian Revival
Victorian Revival
Post-Modern
Victorian Revival
Art Deco
Victorian Revival
Post-Modern
?
Victorian Revival
Victorian Revival
International
Victorian Revival
Victorian Revival
Victorian Revival
?
International
Art Deco
Victorian Revival
Victorian Revival
Functionalist
Victorian Revival
International
Victorian Revival
Victorian Revival
Victorian Revival
Victorian Revival

Current Style
Functionalist
Commercial
Commercial
Victorian Revival
Art Deco
Functionalist
Art Deco
Art Deco
Post-Modern
Art Deco
Art Deco
Victorian Revival
Post-Modern
Art Deco
Art Deco
Victorian Revival
International
Functionalist
Functionalist
Art Deco
Art Deco
International
Art Deco
Functionalist
Art Deco
Functionalist
Functionalist
International
Victorian Revival
Functionalist
Functionalist
Functionalist

The verandahs are a prominent feature of Block II, which has a high proportion remaining when compared with
other inner-city blocks. Many of the verandah supports are original cast iron posts with wrought iron corner braces
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and plaster ceilings (Figure 6-17). These posts and support brackets are scheduled as heritage items in the ICC
District Plan (Appendix II.4), meaning that their preservation is encouraged, particularly within heritage precincts.
Assessment of heritage significance is guided by the criteria outlined in Heritage New Zealand Pouhere Taonga
Act 2014, the definition of historic heritage in the Resource Management Act 1991, and best practice standards
from HNZPT (NZHPT, 2007a). The individual assessment criteria for the Block II verandah posts and support
brackets are summarised in Table 6-2Table 6-11 below, and based on this assessment, NZHP considers the
verandah posts and support brackets to have a medium level of overall significance.
Table 6-2. Summary of physical, historic, and cultural values for the Block II verandah posts and support brackets.
Archaeological
Values
Archaeological
Information

Does the place or area have the potential to contribute information about the human history of the region, or to current
archaeological research questions, through investigation using archaeological methods?
•

Architectural Values
Architecture

Is the place significant because of its design, form, scale, materials, style, ornamentation, period, craftsmanship or other
architectural element?
•

Rarity

High. The verandahs and posts are one of the principal contributors to the character of the Block II
streetscapes.

Is the place or area a focus of community, regional or national identity or sense of place, and does it have social value
and provide evidence of cultural or historical continuity?
•

Public esteem

Yes. Most of the surviving period verandahs and posts are being well maintained but are at risk of falling into
disrepair or being lost through future development.

Is the place or area part of a group of heritage places, a landscape, a townscape or setting which when considered as a
whole amplify the heritage values of the place and group/ landscape or extend its significance?
•

Cultural Values
Identity

Moderate. The integrity of the verandahs and posts around Block II varies, but most surviving period
examples are relatively intact and retain strong heritage characteristics.

Is the place vulnerable to deterioration or destruction or is threatened by land use activities?
•

Context or Group

High. Block II includes some high-quality examples of Victorian and early twentieth century verandahs and
verandah posts.

Does the place have integrity, retaining significant features from its time of construction, or later periods when
important modifications or additions were carried out?
•

Vulnerability

Moderate. Nineteenth and early twentieth century verandahs are relatively common around Invercargill and
New Zealand but are rapidly disappearing.

Is the place or area a good example of its class, for example, in terms of design, type, features, use, technology or time
period?
•

Integrity

Moderate. The period verandah posts and support brackets are generally of good design and use quality iron
and fibrous plaster in their construction. The modern replacements possess less architectural value as they
are generally functional in design.

Is the place or area, or are features within it, unique, unusual, uncommon or rare at a district, regional or national level
or in relation to particular historical themes?
•

Representativeness

Low. The verandah outside the Herbert Haynes and Co. Building (42 Tay Street) is the only surviving pre-1900
example on the block, however they can reveal little about the past occupation of Block II.

Moderate. The verandahs and posts contribute to Invercargill residents’ sense of place and are a cherished
component of the inner city built environment.

Is the place held in high public esteem for its heritage or aesthetic values or as a focus of spiritual, political, national or
other cultural sentiment?
•

High. The Block II verandahs and posts are scheduled as heritage items on the ICC District Plan and are a
valued component of the inner city built environment.
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Commemorative

Does the place have symbolic or commemorative significance to people who use or have used it, or to the descendants
of such people, as a result of its special interest, character, landmark, amenity or visual appeal?
•

Education

Could the place contribute, through public education, to people’s awareness, understanding and appreciation of New
Zealand’s history and cultures?
•

Tangata whenua

Moderate. The Block II verandahs and posts are associated with the social and economic development of
Invercargill.

Does the area or place have the potential to provide scientific information about the history of the region?
•

Technological
Technology and
Engineering

Low. The Block II verandahs and posts are not associated with any significant events

Is the place associated with important aspects, processes, themes or patterns of local, regional or national history?
•

Scientific
Scientific

Low. The Block II verandahs and posts are not associated with significant individuals or groups.

Is the place associated with an important event in local, regional or national history?
•

Patterns

Some of the Block II verandahs and posts were constructed pre-1900, so are protected by the Heritage New
Zealand Pouhere Taonga Act 2014, and they are also scheduled on the ICC District plan as heritage items so
are protected under the Resource Management Act.

Is the place associated with the life or works of a well-known or important individual, group or organisation?
•

Events

There are no known tangata whenua connections to the Block II verandahs and posts.

Does the place or area have recognition in New Zealand legislation or international law including: World Heritage Listing
under the World Heritage Convention 1972; registration under the Heritage New Zealand Pouhere Taonga Act 2014; is it
an archaeological site as defined by the Heritage New Zealand Pouhere Taonga Act 2014; is it a statutory
acknowledgement under claim settlement legislation; or is it recognised by special legislation?
•

Historic Values
People

Low. The Block II verandahs and posts do not possess the ability to significantly contribute to public
education or awareness of the past.

Is the place important to tangata whenua for traditional, spiritual, cultural or historical reasons?
•

Statutory
recognition

The Block II verandahs and posts do not hold any commemorative value.

The Block II verandahs and posts hold no scientific value.

Does the place demonstrate innovative or important methods of construction or design, does it contain unusual
construction materials, is it an early example of the use of a particular construction technique or does it have the
potential to contribute information about technological or engineering history?
•

The Block II verandahs and posts hold no technological value.
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Figure 6-17. Examples of verandah, along the east end of Block II, Tay Street (top), outside corner of Tay and Kelvin Streets
(left) and outside Cambridge Arcade (right).

Paving is modern with herringbone patterns and linear borders but there is an area of historic kerbing on Dee
Street (Figure 6-18). These bluestone kerb stones are scheduled as heritage items on the ICC District Plan
(Appendix II.4), but the proposed development does not include any alterations to the roading reserve. Two of
the buildings on Esk Street have modern plaques (Figure 6-19) “In Recognition of Pride in Our City” and there
are two plaques (Figure 6-20 and Figure 6-21) on the Bank of New South Wales on Tay Street commemorating
Invercargill’s earliest settlers.
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Figure 6-18. View of Dee Street looking south, note historic bluestone kerbing.

Figure 6-19. Plaques on the New Zealand Insurance Co. Building (left) and Southland Times Building in Esk Street (right).
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Figure 6-20. Plaque on Bank of New South Wales, Tay Street, commemorating John Kelly.

Figure 6-21. Plaque on Bank of New South Wales, Tay Street, commemorating James MacAndrew.

Current rates of occupancy of the buildings of Block II are low, despite being prime central city real estate, and
there have been recent closures of businesses. Ground floors tend to be occupied by retail with upper levels are in
poor condition and either vacant or used for storage (Table 6-3). There are several vacant properties, as well as
properties undergoing current refurbishment. The buildings have typically been subject to a high rate of
refurbishment for changing tenants through time.
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Table 6-3. Summary of occupancy rates of Block II buildings.
Building Name
Smith’s Building (31 Dee Street)
Newburgh Building (33 Dee Street)
Lewis & Co. Building (29 Esk Street)
Coxhead’s Building (31-35 Esk Street)
Martin, Maitland & Co.’s Building (37 Esk Street)
MacDonald’s Building (41 Esk Street)
Temple Chambers (49 Esk Street)
NZIC Building (51-53 Esk Street)
MLC Building (55 Esk Street)
Cambridge Arcade (59-61 Esk Street)
Nichol’s Building (63 Esk Street)
Southland Times Building (67 Esk Street)
Southland Times Press Hall (69 Esk Street)
Thompson’s Building (18 Kelvin Street)
Hotel Cecil (1-16 Kelvin Street, 60-64 Tay Street)
Fairweather’s Building (58 Tay Street)
Allot & Eunson’s Building (54 Tay Street)
H & J Smith Building (Zookeepers Café) (50 Tay Street)
H & J Smith Building (MacPac) (48 Tay Street)
Herbert Haynes & Co. Building (42 Tay Street)
Cambridge Buildings (40 Tay Street)
Carter’s Building (36 Tay Street)
Annie Ibbotson’s Building (30 Tay Street)
Kingsland’s Shop (26 Tay Street)
Peters’ Building (22 Tay Street)
Hannahs (16 Tay Street)
Watson’s Building (8-14 Tay Street)
ANZ Building (4 Tay Street)
Bank of New South Wales (1 Dee Street)
Ott’s Building (5 Dee Street)
Barham’s Building (7 Dee Street)
Lumsden’s Building (9 Dee Street)

6.1.2

Total number of levels
3 (including basement)
5
5 (including basement)
2
2
2
2
2
2
2
2
3
2
2
2
2
2
2
2
3
2
2
2
2
2
1
3
1
3
2
1
2

Number of levels occupied
0
1
1
1
1
1
1
1
2
1
0
0
0
2
1
0
1
2
0
1
2
1
0
0
2
1
2
0
1
0
0
0

Prominent Block II Architects

Invercargill produced several influential architects who are renowned at regional, national and sometimes
international scales, a fact which highlights further the exceptional quality of the city’s streetscape. The following
section considers the best-known individuals who designed buildings within the present project area.
Frederick William Burwell

Frederick William Burwell was an architect who had a close and lengthy association with Invercargill. Burwell was
born in Aberdeen, Scotland in 1846 and emigrated to Melbourne in 1869 and then to Queenstown in the early
1870s with his uncle, fellow architect David Ross. He first established a practice in Queenstown, but by 1874 had
set up in Invercargill, where his business thrived (Taylor, 2013). Burwell had a significant impact on the appearance
of Queenstown and Invercargill, widely being attributed with the transformation of both from frontier settlements
dominated by timber and iron buildings to established towns with imposing stone structures (Borrell, 2015). In
Invercargill he was best known for designing Langland’s block and The Crescent ( Figure 6-22), although his
distinctive Renaissance style could be found throughout the town, and his surviving buildings include the former
Bank of New Zealand (1 Tay Street), Briscoe and Co Building (102-108 Dee Street), St Pauls Church (178 Dee
Street) and the old hospital buildings (194 Dee Street) (J. Murray, 2004). On Block II he designed the law courts
once positioned on site E46/74, and Coxhead’s and Martin Maitland and Co.’s Buildings on site E46/68. He was
elected a Fellow of the Royal Institute of Architects in 1880, largely on the basis of his work in Invercargill.
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Figure 6-22 The Crescent, Invercargill, New Zealand, by Muir & Moodie studio (Muir & Moodie, 1905b).

Burwell left Invercargill in 1887, and opened a practice in Collins Street, Melbourne from 1888 to 1894. Tender
notices show he undertook a significant number of residential projects in Melbourne. He left Melbourne in the
1890s to follow the goldrush in Western Australia and was running offices in Freemantle and Perth by 1896. His
prolific work in Freemantle, including grand commercial buildings, churches, stone residences is well recognised
as a heritage asset in the city. He retired to Melbourne and died 25 October 1915 at his residence.
In addition to his work as a successful architect, Burwell was an accomplished artist, captain of the Invercargill
Hussars and a violinist in the Queenstown Philharmonic Society (Borrell, 2015). Given he was so prolific, Taylor
(Heritage Committee, Australian Institute of Architects) has argued that a comprehensive examination of Burwell’s
work across New Zealand, Victoria and Western Australia would provide valuable knowledge of nineteenth
century British architecture transported into the southern Dominions (Taylor, 2013).
Charles H. Roberts

Charles Henry Roberts was another prolific New Zealand architect who moved to Invercargill from Dunedin in
1895 and set up offices on Esk Street (Otautau Standard and Wallace County Chronicle, 1907). Roberts was born in
Scotland, raised in North Otago and worked as a carpenter in Oamaru for three years before moving to Dunedin
to study architecture (Findlay, 2006). In 1902 he married Aline Joyce, daughter of one of the editors of the Southland
Daily News (Cyclopedia Company Ltd, 1905b).
Roberts was responsible for at least two buildings on Block II: the old Esk Street Arcade (destroyed by fire 1930)
on Town Section 7 and the Southland Times building on Town Section 9. The late nineteenth and early twentieth
century newspapers are full of advertisements for buildings in the area designed by Roberts, including a threestorey brick shop for car and bicycle importer P. H. Vickery in Tay Street (Southern Cross, 1906b), the Y.M.C.A.
building in Tay Street (Southland Times, 1874k), a photographic studio for W. Cameron in Winton (Southern Cross,
1902b), residential buildings in Invercargill, Riverton and Avenal (Southern Cross, 1896b, 1903c, 1905b, 1908b)
and Presbyterian churches in Southland (Southern Cross, 1896b, 1905b) and North Otago (Oamaru Mail, 1898),
including the former St Magnus church at Duntroon (Figure 6-23). Roberts was also responsible for the main
buildings at Lorne Farm (Figure 6-23), an old man and children’s home just outside of Invercargill that operated
from 1899 to 1926 (Hocken Collections New Zealand, n.d.).
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Figure 6-23. Left: former St Magnus Presbyterian church in Duntroon, North Otago (Meldrum, 2009). Right: Lorne Farm,
Invercargill (Anon., n.d.-f).

Edmund R. Wilson

Edmund Richardson Fitz Wilson was born in Invercargill in 1871 and was a member of one of the town’s most
prominent families. His father Henry Fitz Wilson was chairman of the Invercargill Hospital Board, the Bluff
Harbour Board and the Invercargill Savings bank, and his whole family were heavily involved with the local
Anglican church. Edmund R. Wilson undertook his architecture apprenticeship with McKenzie and Gilbertson
before becoming a partner in McKenzie and Wilson and eventually establishing his own practice. Upon his death
in 1941 Wilson’s practice was taken up by Baxter Hessian McDowell and continues today as McDowell Architects
(Astwood, 2011b). Wilson is responsible for the New Zealand Insurance Company building on TS 5 and two
shops on TS 14 of Block II.
Wilson was known for his willingness to experiment with different architectural styles. His own house (Wilson
House on Grey Street, Invercargill) was designed in the mock-Tudor style popular for Edwardian middle-class
residences (Figure 6-24). The old Invercargill fire station (Figure 6-25) and the Bluff and Otautau (Figure 6-24)
town halls (both now demolished) were prominent examples of Arts and Crafts style. Perhaps Wilson’s bestknown work, the Invercargill Town Hall and Civic Theatre on Tay Street (Figure 6-26), is an extravagant Baroque
design (Farminer & Miller, 2016). This penchant for vacillating between styles was especially notable in the former
Southland Hospital, large portions of which Wilson was responsible for with little regard for uniformity (Findlay,
2006). Wilson was also responsible for numerous less conspicuous commercial and retail buildings around
Invercargill, many of which have lost their association with the celebrated architect.

Figure 6-24. Left: Wilson House, Grey Street Invercargill (Astwood, 2010). Right: Otautau town hall prior to demolition (Edie,
2016).
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Figure 6-25. Old Invercargill fire station (Muir and Moodie, 1905).

Figure 6-26. Invercargill Town Hall and Civic Theatre (S. Evans, 2014).

Cuthbert John Brodrick

Cuthbert John Brodrick was an Invercargill-born architect active from the 1880s until his death in the 1940s.
Brodrick served his apprenticeship with F W Burwell in Invercargill and Melbourne before returning to New
Zealand in 1891 and setting up a practice in Hawera. During the 1920s he entered into partnership with Tony
Royds and following that with A. G. A. Milne (J. Murray, 2004). He was heavily influenced by his years spent with
Burwell and continued his tradition of grand revival architectural designs (Findlay, 2006). In 1901 he designed his
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completed his first Invercargill design (the Alexandra Building on the corner of Dee and Don Street, Figure 6-27),
a large Tudor-style commercial building. Examples of his classical revival work include the Bank of New South
Wales on Block II (1 Dee Street) and the Masonic Hall on Forth Street (Figure 6-27), while some of his later works,
likely as a result of his partnership with Royds, incorporate more modern Art Nouveau and Art Deco styles, such
as the Public Trust Building on Don Street (Figure 6-28).

Figure 6-27. Left: Alexandra Building (Shellie Evans, 2014a). Right: Invercargill Masonic Hall (Shellie Evans, 2014b).

Figure 6-28. Former Public Trust Office, Don Street Invercargill (Southland Express, n.d.).

Edmund Anscombe

Edmund Anscombe was a Dunedin-based architect who trained in North America and returned to New Zealand
to set up his own practice in 1907 (Bowron, 2013). Anscombe is responsible for one building on Block II (Lewis’s
on TS 2). He is perhaps best known for his passion for designing exhibition buildings (the 1925-1926 New Zealand
and South Seas International Exhibition in Dunedin and the 1939-1940 New Zealand Centennial Exhibition in
Wellington) and the School of Mines at the University of Otago, however he had an impressive and varied portfolio
across New Zealand. Anscombe worked in several architectural styles, including Gothic Revivalism, Spanish
Mission and, later, International, however his time in America exposed him to the Beaux-arts style and this
influence is present in many of his designs. His Gothic Revivalist style is showcased in the Otago University School
of Mines, Home Science Block and Allen Hall, as well as the Hanover Street Baptist Church in Dunedin (Figure
6-29), and these buildings are some of the latest of this style in New Zealand. Many of his other buildings are based
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upon certain established styles, but feature repeating Anscombe characteristics, particularly flat rooves and multipaned steel windows. The Westerman & Co building, constructed 1932 (Figure 6-30), in Hastings is an example
of his Spanish Mission inspired work, while the former Herd Street Post and Telegraph Building in Wellington,
built 1938 (Figure 6-31), is designed in the International style, but both are distinctly Anscombe. It is likely that his
love of the steel windows, symmetry and flat rooves came from his Beaux-arts background.

Figure 6-29. Hanover Street Baptist Church, Dunedin (Schwede66, 2012).

Figure 6-30. Westerman & Co. Building in Hastings (Anon, 1932).
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Figure 6-31. The former Herd Street Post and Telegraph Building, Wellington (Collins, 2015).

In addition to designing individual buildings, Anscombe had a strong interest in town planning. He produced
several publications on the topic, including The Economic Value of Scientific Town Planning in 1915 and Modern Industrial
Development in 1919, both of which are heavily influenced by socialist ideas. Anscombe was well known as a driven,
outspoken, and often self-serving individual who was quick to voice his opinion if he felt he was not given due
credit (NZ Truth, 1926b). The best example of this tendency is his publication The inside history of the New Zealand
& South Seas International Exhibition, Dunedin, 1925-1926, in which he outlined just how much effort he put into the
organisation and design of the Exhibition, and the almost certainly related decision to leave Dunedin in 1929 to
set up practice in Wellington (Bowron, 2013).
Henry McDowell Smith

Henry McDowell Smith was an architect who began his career in Newcastle-upon-Tyne, England, before
relocating to Dunedin in 1908 to work with Edmund Anscombe. In 1912 he was sent to Invercargill to take the
position of branch manager for Anscombe and his new business partner Leslie Coombs (Otago Daily Times, 1912).
This partnership was short-lived, however and by the following year McDowell Smith replaced Coombs as partner
(Otago Daily Times, 1913; Southland Times, 1913c). The business of Anscombe and McDowell Smith flourished
and by 1919 they were advertising as architects, structural engineers and community planners (Otago Daily Times,
1919). McDowell Smith left the company in 1921 to set up his own practice in Dunedin (Otago Daily Times, 1921)
and went on to design numerous early Modernist buildings around the country. Examples of his work in the
Otago-Southland area include the Law Courts Hotel in Dunedin (Figure 6-32) and Shaw’s Building on Dee Street
(Figure 6-33). McDowell Smith worked with Anscombe to design the Lewis & Co. Building on Block II.
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Figure 6-32. Law Courts Hotel, Dunedin (Mattinbgn, 2011).

Figure 6-33. Shaw's Building, Dee Street Invercargill (Google, 2017).

Benjamin Ager

Benjamin John Ager was a well-known Christchurch based architect active during the first half of the twentieth
century. Ager was the son of an architect but worked as a carpenter for years in Christchurch before traveling to
London to study. In 1912 he returned to New Zealand and set up his own practice in Ashburton (Christchurch
City Council, 2015). Ager was best known as a domestic architect and was responsible for many residences around
Christchurch and wider Canterbury. He also designed some of the city’s first apartment blocks, including St Elmo
Courts (Figure 6-34), which were demolished following the 2010 and 2011 earthquakes. Ager is responsible for
one building on Block II (the Newburgh Building on TS 1).
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Figure 6-34. Detail of Ager's 1929 design of St Elmo Courts (B. Ager, 1929).

Allan C. Ford

Allan C. Ford was another popular Invercargill architect who began his career with H. Mandeno in Dunedin before
relocating to Invercargill to establish his own practice in 1920 (Mataura Ensign, 1920). Ford is most well-known
for his updates of Victorian façades in the Art Deco style (Findlay, 2006), several examples of which are present
on Block II (Hotel Cecil on TS 12, the NZIC building on TS 5, the Herbert Haynes and Co. building on TS 15
and the Cambridge Buildings on TS 16). Nichol’s Building on TS 8 and the Cambridge Arcade on TS 7 are Block
II examples of Ford’s work where he was able to start from scratch.
Six other buildings entirely designed by Ford are scheduled as heritage items on the ICC District Plan, including
the First Church Manse, which is a slight deviation from his usual Art Deco style and instead an Arts and Crafts
design (Figure 6-35), several retail buildings and a doctor’s surgery and residence on Don Street. Outside of
Invercargill Ford was responsible for several large-scale projects, including the Roxburgh Children’s Health Camp
(Figure 6-36) and part of the Mataura freezing works (Mt Bengar Mail, 1939; Otago Daily Times, 1874).

Figure 6-35. First Church Manse, Invercargill (Deacons Court of First Presbyterian Church, n.d.).
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Figure 6-36. Roxburgh Children's Health Camp in the 1940s (Otago Daily Times, 1941).

L. F. Simpson

Lewis Fordell Simpson is another Invercargill architect with strong connections to Block II. Simpson was born in
1933 and was active in Southland, Central Otago and Nelson from the 1960s to the 1990s (D. Murray & Milburn,
2015). In Block II Simpson is responsible for the Hannahs building on TS 19, the 1981 Southland Times extension
on TS 10 and alterations to 54 and 58 Tay Street (TS 13 and 12 respectively). Simpson, who preferred to work
with concrete blocks or native New Zealand timber, is probably best known for designing the Southland Museum
and Art Gallery Centennial Memorial building (Findlay (Findlay, 2006); Figure 6-37).

Figure 6-37. Southland Museum and Art Gallery Centennial memorial building (NZ Museums, n.d.).
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6.2

Town Sections 1, 2 and 3 South (Site E46/66)

The history of Town Sections (TS) 1 to 3 is inextricably linked to William Augustus Lind, who owned the three
properties. The division of archaeological sites on these properties is based on an 1875 plan (DP 6), which shows
how Lind’s properties were divided at the time. Lind himself occupied TS 1 to 3 south (Figure 6-38), encompassing
the land on which he built the Albion Hotel (originally the New River Boarding Establishment). While this section
of land will not be a part of the proposed redevelopment of the block, its history is intertwined with the
surrounding properties and provides valuable contextual information.

6.2.1

Historical Background

Sections 1, 2 and 3 south has a long history of occupation, with evidence of a hotel, and possibly John Kelly’s
whare, being on the site from 1856. A summary of key land transactions and events is presented in Table 6-4. The
hotel was known as the New River Boarding Establishment and later as the Waihopai Hotel and the Albion Hotel.
The hotel was destroyed by fire on at least two occasions, with each new iteration being grander than its
predecessor. In 1915, the hotel was converted to a picture theatre (Everybody’s Theatre and later the Majestic
Theatre). All structures on the site were demolished in 1985. TSs 1 to 3 south are currently occupied by Reading
Cinema (29 Dee Street), which was constructed in 1992, designed by A S Major, and commissioned by Cinema
Investments Limited. An extension added to the southwest corner of the building in 1996.
Table 6-4. Summary of land transactions and key events records for E46/66.
Year
1856
1856
1857
1857
1857
1859
1859
1860
1862
1866
1871
1869
1872
1873
1873
1873
1875
1875
1876
1876
1876
1877
1877
1888
1890
1898
1914
1985
1992

Event
John Kelly builds whare on TS 3
William Lind advertises the opening of the New River Boarding Establishment
Robert Stuart purchases TS 3
William Augustus Lind purchases TS 1 and 2
William Lind obtains a publican’s license and advertises the Waihopai Hotel
Crown Grant of TS 3 to Robert Stuart
TS 3 conveyed to William Augustus Lind
Crown Grant of TS 1 and 2 to William Augustus Lind
Agnes McDonald Cameron takes over proprietorship of the Albion Hotel
TS 1, 2 and 3 passed to Agnes Lind through William’s will
TS 1, 2 and 3 south leased to Richard Powell
Richard Powell takes over proprietorship of the Albion Hotel
TS 1, 2 and 3 south leased to Henry Mayo
Henry Mayo expands the Albion Hotel
Surrender of lease Henry Mayo to Agnes Lind
TS 1, 2 and 3 south leased to Henry Mayo
Albion Hotel burns down
Henry Mayo advertises for tenders for the construction of a new Albion Hotel
TS 1, 2 and 3 south leased to Joseph Stock, William J Moffett, Thomas Saunan
and John H Smith
Surrender of lease from Stock, Moffett, Saunan and Smith to Agnes Lind
TS 1, 2 and 3 south conveyed to Stock, Moffett, Saunan and Smith
William Heywood takes over proprietorship of the Albion Hotel
William Heywood advertises for tenders for brick additions to the Albion Hotel
Albion Hotel burns down
Walter Searle opens new Albion Hotel
Horace Bastings takes over proprietorship of the Albion Hotel
The Albion Hotel is converted into a picture theatre
Nineteenth century Albion Hotel buildings are demolished
Extant cinema complex is constructed at 29 Esk Street

Source
Hall-Jones, 1946
Otago Witness, 1856
H.46
H.46
Otago Witness, 1857e
DR. B.173
DR B.173
A.798
Otago Witness, 1862d
Deeds Register 8.53
Deeds Register 15.401
Southland Times, 1899c
Deeds Register 15.405
Western Star, 1873
A.798
Deeds Register 19.163
Southland Times, 1875g
Southland Times, 1875b
D.859
D.859
D.859
Southland Times, 1877a
Southland Times, 1877f
Southland Times, 1888g
Southland Times, 1890g
SL37/217
Southland Times, 1914b
ICC Property File
ICC Property File
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Figure 6-38. TS 1 to TS 3 south, Block II, Invercargill (E46/66). Top to bottom: Burwell (Burwell, 1886), Council of Fire
Underwriters’ Association of New Zealand (Council of Fire Underwriters’ Association of New Zealand, 1910) and LINZ (2016).
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According to local histories, John Kelly built a whare on what is now TS 3 in 1856 (Hall-Jones, 1946), although it
is not clear where on that town section it was located. TS 1 and 2 were purchased by William Augustus Lind on
20 March 1857 (H.46). Lind first arrived in Invercargill with his wife and daughter on board the Ann Jane on 27
April 1856. Lind initially took up 200 acres of land in Georgetown, but by September he had abandoned his country
section and commenced the erection of the first accommodation house in Invercargill (Hall-Jones, 1946: 23). By
December, Lind was advertising the opening of his “New River Boarding Establishment” for travellers to the new
settlement (Otago Witness, 1856). The first public meeting of the inhabitants of Southland was held in Lind’s
accommodation house on 28 March 1857 (Otago Witness, 1857f). Having obtained the title to the property in
March, Lind began expanding the boarding house premises and obtained a publican’s license. By August, Lind was
advertising the new “Waihopai Hotel” with publican’s licensee (Otago Witness, 1857g). Although Lind’s
establishment was the first accommodation house in Invercargill, he was unable to boast having the first hotel,
having been beaten by the opening of McLean’s “Royal Hotel” only a few days earlier. In 1861 William Lind took
up a 270 acre farm at Roslyn Bush, and decided to lease out the hotel and its surrounding land (Hall-Jones, 1946:
23-24).
Following the departure of William Lind, the lease for the Waihopai Hotel was taken over by Agnes McDonald
Cameron in March 1862, by which time the hotel had become known as the “Albion Hotel” (Otago Witness,
1862d). A photograph taken on Dee Street in the early 1860s shows the Albion Hotel as a small wooden building
fronting Dee Street (the licensed pub) with larger wooden accommodation house at the rear (Figure 6-39). Later
photographs taken on Dee Street between 1872 and 1873 provide greater detail of the façade of the smaller wooden
building, and partially show the accommodation house down the Albion’s right of way (Figure 6-40). William Lind
died in Melbourne in 1866 (Southland Times, 1866b) and TS 1-3 were passed to his wife Agnes.

Figure 6-39. Detail from photograph taken along Dee Street in the early 1860s, showing the portion of TS 1 and 2 leased by
Agnes McDonald in 1863 enclosed by a wooden fence but otherwise undeveloped (indicated in red), Barham’s London
Hairdressing Saloon (indicated in yellow), and the Albion Hotel (indicated in green) (Anon, n.d.-a).
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Figure 6-40. Detail from photograph taken on Dee Street between 1872 and 1873, looking down the Albion Hotel right of way,
with part of the main hotel premises visible (far left) (Anon, 1870).

Agnes McDonald Cameron continued in proprietorship of the Albion Hotel until May 1869, when Cameron
transferred the publican license for the establishment to Richard Powell (Southland Times, 1899c). Agnes Lind
granted Powell a formal lease for the property in February 1871 (Deeds Register 15.401). Powell continued in
proprietorship of the Albion Hotel until March 1872, when he offered the lease for sale (Southland Times, 1872e).
Henry Mayo took over the leasehold of the Albion Hotel in April 1872 (Deeds Register 15.405). Upon taking
possession, Mayo made plans to expand the hotel. By December 1873 the expansion was complete, and Mayo
advertised his new premises in the local newspaper:
H. Mayo, having entirely rebuilt the above hostelry, is now in a position to offer accommodation second to
none in the province. The “Albion” is now the largest hotel in Invercargill. It contains fifty large and wellventilated bedrooms, double and single, commodious and comfortable parlours, and suits of apartments for
families. Shower and plunge baths. Bridle Chambers fitted up in a style of magnificence and luxury
unequalled in Otago. The largest Billiard-room in Invercargill, fitted with two of Alcock’s best tables,
attended to by an experience and careful marker. A private bar attached to the Billiard-room. The Wines
and Spirits can be relied upon, as none but the first class brands are kept. English Ales always on draught
(Western Star, 1873).

A photograph taken on Dee Street between 1874 and 1875 shows Henry Mayo’s extended Albion Hotel (Figure
6-41). Mayo’s building did not stand long on the site, however, as a fire which broke out in the premises saw the
hotel building (and many of the surrounding buildings) burn to the ground in March 1875 (Southland Times,
1875j).
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Figure 6-41. Detail from photograph taken along Dee Street between 1874 and 1875 showing the newly extended Albion Hotel
(Anon, 1874).

In the month following the fire, tenders were advertised by architect Frederick W. Burwell for the construction of
a new hotel on the site (Southland Times, 1875c). Davy and Hawke’s tender for construction was accepted, and
by August 1875 the building appears to have been completed (Southland Times, 1875k, 1875l). A photograph
taken on Dee Street circa 1875 shows Mayo’s newly completed Albion Hotel (Figure 6-42). Following the
completion of the new hotel, Agnes Lind offered the property for sale in 1875 and 1876, describing the property
as:
…of brick, quite new, and fitted with every modern convenience. The front facing Dee Street is threestoried, with ornamental mansard roof, covered with slate, and presents an extremely striking handsome
architectural appearance. The situation is undoubtedly the very first in Invercargill for hotel purposes, being
directly opposite the Government buildings, in the most central portion of the main thoroughfare, and
within one minute’s walk of the railway terminus. The site which consists of a frontage of 82 feet to Dee
Street, with a depth of 189 feet, is leasehold, at a low ground rent, with a favourable purchase clause
(Southland Times, 1875e).

Page | 67

Figure 6-42. Detail from photograph taken on Dee Street in circa 1875 showing the newly erected Albion Hotel (Coxhead
Brothers, 1875.)

Joseph Stock, an Invercargill merchant, purchased the property from Lind in September 1876. Stock did not take
up proprietorship of the hotel but appears to have purchased the section as an investment. He, along with a number
of other Invercargill business men (cordial manufacturer William John Moffett, brewer Thomas Saunan, butcher
John Henry Smith, and merchant Robert Tapper) owned shares in the property between 1876 and 1889 (SL21/114,
SL35/235).
Proprietorship of the Albion Hotel was continued by Henry Mayo until October 1877, when William Heywood
took over (Southland Times, 1877a). Shortly after taking over, Heywood advertised for tenders for the erection of
brick additions to the hotel, designed by Frederick W. Burwell (Southland Times, 1877g). The 1886 Burwell Plan
shows the footprint of the brick Albion Hotel and a wooden outbuilding labelled “sample room” (Figure 6-38).
The plan also records a portion of the hotel as occupied by tobacconist A D Sutherland. In January 1886 Heywood
purchased a third interest in the property, and in June 1889 he purchased the Albion Hotel outright (SL37/217).
Despite William Heywood’s boasting in October 1877 that the “fireproof construction of the building affords
great security to the lives and property of visitors”, a fire broke out in the Albion Hotel in August 1888 and
completed destroyed the hotel building (Southland Times, 1888i). The fire also caused major damage to William
Lewis’ business; the roof of the warehouse was burned, the show room and the millinery departments were
completely gutted and the roof of the drapery division fell in (Southland Times, 1888i). Before the end of the
month, however, Lewis was already inviting tenders for re-erecting the parts of the premises destroyed by fire
(Southland Times, 1888g). It appears that John Smith was less able to bounce back from the loss, and in October
1888 the Supreme Court was forced to assign his property to one of Smith’s mortgagees, the Scottish and New
Zealand Investment Company.
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Heywood called for tenders to erect a new hotel in brick and concrete designed by architects MacKenzie and
Gilbertson in June 1889 (Southland Times, 1889d). Before the building could be completed, in November 1889,
William Heywood died (Southland Times, 1889f). The new Albion Hotel, pictured in Figure 6-43, opened in June
1890 under the proprietorship of Walter Searle (Southland Times, 1890h). Searle leased the property from William
Heywood’s widow, Mary Jane Heywood, in December 1890, before purchasing the property in April 1897
(SL37/217). Searle continued as the proprietor of the Albion Hotel until 1898, when Horace Bastings took over
(SL37/217). Bastings continued to run the Albion Hotel into the twentieth century. In 1906 a portion of the
southwest corner of the Albion Hotel property that had been utilised as a right of way since the 1860s was leased
to William Alexander Ott to allow the neighbouring business premises to be extended and adjoin the hotel
(SL78/28).

Figure 6-43. Detail from a photograph taken on Dee Street in the 1890s showing the Albion Hotel building designed by
MacKenzie and Gilbertson in 1889 (Muir & Moodie Studio, 1890).

The 1910 fire and insurance plan shows the footprint of the buildings on the property, labelled as the “Albion
Picture Theatre” (Figure 6-38). In 1914 work was undertaken to convert the Albion Hotel into a picture theatre,
and to include a number of commercial shops on the premises (Southland Times, 1914a, 1914b). The new theatre,
known as “Everybody’s Theatre” and later as the “Majestic Theatre”, was opened in August 1915 (Southland
Times, 1915e). The picture theatre remained on the site until 1985 when the building was demolished (ICC
Property File). The extant cinema complex at 29 Esk Street was constructed in 1992. An additional theatre room
was added to the southeast corner of the building in 1996.
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6.3

Town Sections 1 and 2 North (Site E46/67)

Town Sections 1 and 2 north (31-33 Dee Street and 29 Esk Street; Figure 6-44) have a long history of commercial
occupation spanning back to 1864 when William Barham erected a hairdressing salon on site. In 1872 John Henry
Smith built a block of shops on the corner of Esk and Dee Street, then rebuilt and extended his property three
years later following a fire. The New Zealand Insurance Company had a building at the east end of the site from
an unknown date in the early 1880s until 1913, when it was demolished to make way for the Lewis & Co Building.
The majority of Smith’s Building was demolished in 1928 and replaced with the Newburgh Building. Figure 6-44
shows the extent of the recorded archaeological site which covers the modern land parcels of Part Section 1 and
Part Section 2. A small portion of TS 2 north (Lot 2 DP 3289) has been excluded from this archaeological site, as
a nineteenth century building spans TS 2 and 3 and based on the ownership of this property through time NZHP
has deemed it more appropriate to include with TS 3 north. Site E46/67 is currently occupied by:
• Smith’s Building (31 Dee Street)
o Constructed 1875, designed by Angus Kerr, commissioned by John Smith.
o Majority of building demolished c.1928
o Interior and exterior alterations in 1924 and 1993.
o Heritage item No. 88 on the ICC District Plan
• The Newburgh Building (33 Dee Street)
o Constructed 1928-29, designed by Benjamin J Ager, commissioned by Thomas Newburgh.
o Interior and exterior alterations in 1962, 1966, and 1989.
o Heritage item No. 15 on the ICC District Plan
• The Lewis & Co Building (29 Esk Street)
o Constructed 1913-14, designed by Edmund Anscombe and Henry McDowell Smith,
commissioned by Lewis & Co.
o Interior and exterior alterations in 1937, 1943, 1962, 1966, 1975, 1986, 1989, and 1993.
o Heritage item No. 33 on the ICC District Plan

6.3.1

Historical Background

The following section outlines the history of the sections and explores the various individuals, businesses and
buildings that have occupied the sections throughout the nineteenth and twentieth century. A summary of the land
transactions and key events for TS 1 and 2 north can be found in Table 6-5.
William Lind’s wife Agnes leased out the section on the corner of Dee Street and Esk Street, being 60 by 93 feet,
to James Houston Stirling on 1 September 1862 for the term of 14 years for £161 per annum. As part of the terms
of the contract, Lind agreed to reimburse Stirling at the conclusion of the lease for the cost of any buildings Stirling
constructed on the property, providing that they were valued at over £500 (Deeds Register 5.114). This suggests
that it was unlikely that any buildings were present on the section at the commencement of the lease. Stirling came
out from Glasgow on board the Mariner, and arrived in Invercargill in 1860 (Hall-Jones, 1946: 99). Having been
trained in the grocery trade, Stirling took over Haste’s interest in the firm of Cameron & Haste in May 1860 (Otago
Witness, 1860f). By November Stirling was advertising his family grocer and baker store in the former premises of
Wright and Briss in Tay Street (Otago Witness, 1860e). Although Stirling took out a mortgage on the Dee Street
property in August 1863, no evidence could be found to suggest that Stirling occupied the leasehold from Lind
(A.351). In December 1862, a building site on the corner of Dee and Esk Streets were advertised for sale
(Southland Times, 1862).
Stirling sub-leased the section to Archibald Thomas Maning and Henry William Whitton on 28 August 1863.
Maning and Whitton were partners in the firm of Maning & Whitton, trading as “Merchants, General Commission,
Ship, and Insurance Agents” from their offices in Tay Street (Lake Wakatip Mail, 1863). The business experienced
dire financial issues, including the addition of two mortgages on the property in 1864, and the partnership was
dissolved later that year (Southland Times, 1864).
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Figure 6-44. TS1 and 2 north, Block II, Invercargill (E46/67). Top to bottom: Burwell (Burwell, 1886), Council of Fire
Underwriters’ Association of New Zealand (Council of Fire Underwriters’ Association of New Zealand, 1910) and LINZ (2016).
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Table 6-5. Summary of land transactions and key events records for E46/67.
Year
1856
1857
1857
1859
1860
1862
1863
1863
1864
1867
1872
1874
1874
1875
1875
1877
1884
1884
1884
1886
1886
1888
1888
1889
1890
1896
1898
1906
1908
1910
1912
1914
1919
1919
1924
1928
1929
1929

Event
William Lind advertises the opening of the New River Boarding Establishment
William Augustus Lind purchases TS 1 and 2
William Lind obtains a publican’s license and advertises the Waihopai Hotel
TS 1, 2 and 3 pass to Agnes Lind through William’s probate
Crown Grant of TS 1 and 2 to William Augustus Lind
TS 1 and 2 north leased to James Houston Stirling
TS 1 and 2 north sub-leased to Archibald T Manning and Henry W Whitton
TS 1 and 2 north sub-leased to Angus McDonald Cameron
Section at south of TS 1 and 2 north leased to William Barham, shop constructed
Portion of TS 1 and 2 north conveyed to John Henry Smith
John Henry Smith’s brick building is nearly constructed, with William Lewis already
occupying part of the premises
Alfred Aldridge, tailor, takes over Barham’s former premises on Lind’s property
The National Bank of New Zealand fits Smith’s building with a strong room
Fire burns down Barham’s shop and damages Smith’s building
John Henry Smith advertises for tenders for rebuilding on the site, extends to the
south onto Lind’s property
Smith’s Building extension leased to William Lewis and Henry Salesman Reed
Death of Agnes Lind
Lind’s property transferred re her Will to Donald Lachlan Matheson and Alexander
Moir
Lind’s former property transferred to William Lind and Anna Ulrica Twinem
Smith’s property leased to William Lewis
Lind property leased to William Lewis
William Lewis’ shop damaged by fire
Smith’s property transferred by registrar of the Supreme Court to the Scottish and
New Zealand Investment Company
William Lewis renews lease on Lind property
William Lewis surrenders lease of TS 1 and 2 north
Transfer of interest Anna Ulrica Twinem to William Lind
TS 1 and 2 north conveyed to William Lewis
Transfer of an undivided moiety from William Lind to Anna Ulrica Twinem
Death of William Lewis
Lewis’s property transferred re his Will to William Francis Lewis, Colin Gordon
Lewis, John Francis Lewis, and Charles Morgan Lewis
Transfer of 1/10 share to William Francis Lewis, Colin Gordon Lewis, John Francis
Lewis, Charles Morgan Lewis, George Llewdlgn Lewis, Thomas Stanley Lewis, Alfred
William Lewis, Bertha Mary Lewis, Ada Jean Lewis, and Edith Maria Brown
Construction of Lewis & Co Building completed
Transfer of 1/10 interest from C G Lewis to Bertha Mary Lewis and Ada Jean Lewis
Transfer of 1/10 interest from J F Lewis to Bertha Mary Lewis and Ada Jean Lewis
Lewis property transferred to Lewis Limited
Most of Smith’s Building demolished
Construction of Newburgh Building completed
Lewis property transferred to Thomas Newburgh

Source
Otago Witness, 1856
H.46
Otago Witness, 1857e
Deeds Register 8.53
A.798
Deeds Register 5.114
A.668
Deeds Register 5.143
Southland Times, 1864c
A.351
Southland Times, 1872f
Southland Times, 1874d
Southland Times, 1874c
Southland Times, 1875g
Southland Times, 1875a
SL5/235
SL25/106
SL25/106
SL25/106
SL10/261
SL25/106
Southland Times, 1888g
SL10/261
SL25/106
SL10/261
SL25/106
SL10/261
SL25/106
SL10/261
SL10/261
SL10/261

Southland Times, 1914c
SL10/261
SL10/261
SL117/169
Otago Daily Times, 1929
Ager, 1929
SL117/169

Maning and Whitton had sub-leased the property to Angus McDonald Cameron on 15 September 1863 (Deeds
register 5.143). Cameron had taken over the proprietorship of the adjoining Waihopai Hotel (known by then as
the Albion Hotel) from Lind in 1862, and had since added considerably to the property (Otago Witness, 1862d).
It is likely that Cameron took over the leasehold from Maning and Whitton to extend the hotel. A photograph
taken on Dee Street in the early 1860s shows the land at the corner of Dee and Esk Street fenced but undeveloped
and being utilised for hanging washing (Figure 6-39).
William Lind had leased the small section to the north of the Albion Hotel to William Barham by June 1864.
William Barham was born in Granville Terrace, London, where he learnt the hairdressing trade. He worked in the
prestigious Burlington Arcade, London, prior to his arrival to Invercargill. As early as June 1864, Barham was
advertising the opening of his new hairdressing establishment in Dee Street, known as the “London Hairdressing
Saloon” (Southland Times, 1864c). A photograph taken on Dee Street in the early 1860s shows Barham’s small
wooden shop adjoining the Albion Hotel (Figure 6-39). Not only did Barham cut hair on the premises but he also
advertised the sale of fancy goods, including leather bags, violins, furniture, toys, oils, perfumes, soaps, razors, as
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well as pipes made of myall, clay, amber, and bone (Southland Times, 1867c). A photograph taken on Dee Street
between 1872 and 1873 shows Barham’s hairdressing saloon with the classic barber’s pole and advertising the sale
of his fancy goods (Figure 6-45). Barham continued to occupy the property until 1874, when he moved south
along Dee Street to TS 22.
John Henry Smith purchased a large portion of TS 1 and 2 north from Agnes Lind on 15 November 1867, and
took out mortgages on the property in 1868, 1871, and 1873 (A.668). Smith constructed a brick building with
exposed woodwork, containing two stores and an office space, known as “Smith’s Buildings” (Figure 6-45). The
building was nearing completion in May 1872, at which time William Lewis was already in occupation of one of
the stores, and anticipating the occupation of the second store, while the Bank of Otago was to occupy the
remaining office space (Southland Times, 1872f). By June the Bank of Otago was advertising their recent move
into the new premises (Southland Times, 1872b). The Bank of Otago did not occupy the building long, before
transferring their lease of the section to the National Bank of New Zealand who advertised for tenders to fit the
office with a strong room in November 1874 (Southland Times, 1872b, 1874d). A photograph taken along Dee
Street between 1874 and 1875 shows Smith’s first brick building on the corner of Dee and Esk Street (Figure 6-41
and Figure 6-45).

Figure 6-45. Detail from photograph taken on Dee Street between 1872 and 1873 showing, from left to right, Smith’s Buildings,
William Barham’s shop and the Albion Hotel (Anon., 1872).

In March 1875, a disastrous fire that razed the Albion Hotel also destroyed Barham’s shop, at the time occupied
by Sigmund Wittwer and Alfred Aldridge (Southland Times, 1874d; 1875g), and gutted Smith’s Building (Southland
Times, 1875j). Smith was quick to act, and by May 1875 he had advertised for builders to re-erect the structure
(Southland Times, 1875a). Comparison of photographs taken before and after the fire suggests that the exterior
load-bearing walls survived the fire, and only modest changes were made to the façade, including alterations to the
architraves around the first-floor windows and modifying the parapet to include ornate finials atop each pier. Smith
took this opportunity to extend his premises to the south on to the portion of the site still owned by Agnes Lind.
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This portion of the building was occupied by William Lewis, tailor and draper, who obtained a formal lease for the
premises in December 1877 (SL5/235).
When the streets of Invercargill are first recorded in the local street directory in 1878, both Lewis and the National
Bank of New Zealand were listed in occupation of Smith’s refurbished building (H. Wise & Co. 1878-1879: 151).
A photograph of the Dee and Esk Street corner shows Smith’s Building during the 1880s (Figure 6-46). The
signage indicates that there were a number of occupants of Smith’s Building at this time, including the National
Bank of New Zealand, Chapman Jacobs, and William Lewis.

Figure 6-46. Detail from photograph taken along Dee Street in the 1880s, showing Smith’s rebuilt and extended building on the
corner of Dee and Esk Street (Burton Brothers, c.1880).

The bank advertised the sale of their leasehold for part of the site in 1882, and it appears that William Lewis took
it over (Southland Times, 1882f). Burwell’s 1886 plan shows three two-storied brick shops on Smith’s property
fronting Dee and Esk Streets in the occupation of William Lewis and Co, along with two small iron outbuildings
at the south west corner (Figure 6-44). The Smith Building extension on Lind’s property is also shown as occupied
by Lewis and Co.
Also present on Lewis’ property was a two-storied brick building fronting Esk Street in the occupation the New
Zealand Insurance Company (Figure 6-44). The New Zealand Insurance Company (NZIC), was formed in
Auckland in 1859, and had branches in the South by at least 1863 (Otago Witness, 1861a; Southland Times, 1863d).
The company moved its offices to Esk Street in 1878, though they first appear in occupation on the relevant
section in 1885, and it is not clear when the brick premises were constructed (H. Wise & Co. 1885-1886: 196)
(Southland Times, 1878g). A photograph of Esk Street from circa 1880 shows this part of the property to be
vacant (Figure 6-47). The NZIC continued to occupy the building until 1913 when tenders were called to remove
their former premises by then owned by Lewis and Co. (Southland Times, 1913a).
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Figure 6-47. Detail from photograph taken on Dee Street circa 1880, showing the vacant property next to Smith’s corner
building (Burton Brothers, c.1880).

William Lewis continued to lease the premises from the Scottish and New Zealand Investment Company, until in
November 1898 he purchased the title outright. Lewis was born in Wales in 1839, where he worked in the family
business and learnt the drapery trade (Hall-Jones, 1946: 150). He initially emigrated to Melbourne, Australia, in
1863, before crossing to Invercargill on board the Alhambra in 1864 to join his brother J F Lewis who had
established a drapery business in Tay Street (Hall-Jones, 1946: 150). Under William’s direction the business
continued to flourish and expand (despite the recurrent loss by fire) and by 1903 the company had 80 employees
and two branches in Gore and Wyndham (Cyclopedia Company Ltd, 1903). Lewis continued to own the premises
until his death in November 1908 (Southern Cross, 1908a). Following Lewis’ death, the business and property
remained in the Lewis family for a further 20 years. The 1910 Fire and Insurance Plan shows the extended building
at this time (Figure 6-44).
Lewis & Co. further expanded their premises by erecting a new building on the eastern half of their section in the
early twentieth century. Architects Edmund Anscombe and Henry McDowell Smith invited tenders for the
building in November 1913, with the tender of £10,000 by Fletcher Brothers being accepted (Otago Witness, 1905;
Southland Times, 1913a). Feletcher Brothers was a new company, formed just four years earlier, that would go on
to become Fletcher Construction. The building was originally invisaged to extend to the Dee Street corner (Figure
6-48); however, the scale of the project was reduced to half the proposed size for reasons that could not be
determined. When the building was completed, its towering height formed a sharp contrast to the surrounding
buildings, as did its architectural style (Figure 6-55).
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Figure 6-48. Schematic illustration of the proposed W. Lewis & Co Building. Note that the illustration shows the building to
occupy the entire corner property; however, the actual size of the building was half this size (Progress, 1914).

The original plans for the building are held by Oakley Gray Architects, the firm founded by Henry McDowell
Smith. The plans are in remarkable condition, and provide wonderful detail on the structural design as well as the
interior finishes. One interesting feature of the plans is that some of the detail drawings are labelled Edmund
Anscombe and H McDowell Smith, Architects while in all of the plans for the building, Edmund Anscombe has
been rubbled out. All of the plans were approved by Smith, indicating that he was the driving force behind the
design of the Lewis & Co building.
The building was an impressive design, remarkable for its departure from the traditional architectural style used in
contemporary buildings throughout Invercargill, and it may be the city’s first building of this style to incorporate
large bands of steel windows, a flat roof, and reinforced concrete and steel beam construction with masonry walls.
The bands of large steel windows on the street elevation are a sharp contrast to the other buildings in the block.
By early twentieth century, steel windows had become synonymous with industrial buildings, with their
manufactures advocating their qualities: fireproof, maximum daylight, ventilation and weatherproof (Colonist,
1906; Otago Daily Times, 1908), and only later did they filter into commercial and residential architecture. The
first public building in New Zealand to have steel windows is thought to be the former Wellington Post Office,
completed in 1912 (Dominion, 1908), which utilised imported British steel windows to the frustration of local
manufacturers (Dominion, 1908; Evening Post, 1911; Progress, 1912).
The earliest steel windows utilised in New Zeeland were imported from either the United Kingdom or North
America. The Crittall Manufacturing Company Ltd was one of the first large-scale manufacturers of steel windows,
commencing business in Essex in 1884. In 1907 Crittall opened the first steel window factory in America at the
Detroit Steel Product Company, and by the 1920s they had expanded to New Zealand (Crittall Windows Ltd,
2015). Steel windows were also produced by in North America by the Trussed Concrete Steel Company (later
Truscon), who developed the United Steel Sash along with other prefabricated reinforced concrete products
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(Trussed Concrete Steel Company, 1912). Prior to this, however, other firms were exporting steel windows to New
Zealand, including Henry Hope & Sons of Birmingham (Evening Post, 1907), and local companies, including
Schlaadt Ltd, the Woolnough Window Company (later merged with Crittal Metal Windows), and J Murphy Son
began to manufacture their own (NZ Truth, 1926a; Otago Daily Times, 1911).

Figure 6-49. Street elevation and cross section of the Lewis & Co Building (H. M. Smith, 1913).

The construction of the building was reported on numerous occasions in the local newspapers due to some of its
unique features and construction methods. For the first time in Invercargill’s history, Fletcher Brothers employed
the use of an electrict lift to transfer building materials from street level to the upper stories (Southland Times,
1914c). The plans for the basement also attracted a considerable amount of attention as it was the first in
Invercargill to extend so far out from the building (Figure 6-50). While many buildings had cellars that extended
one or two feet into the footpath, Lewis’s cellar extended as far as the kerbstones and nearly the length of the
building (Southland Times, 1914c). The extended cellar was an American concept incorporated into the design,
and it was lit by prism glass set into the footpath. The cellar was utilised as a packing room and a goods entrance,
with shipments brought into the cellar via a trapdoor, and also housed toilets, a boiler room, and strong rooms.
To compensate for the use of this part of the footpath, Lewis & Co. were required to pay £10 annually to the
council (Southland Times, 1914c).
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Figure 6-50. Detail of the 1913 architectural plan showing the layout of the basement. Note the section at the bottom of the
plan outlined in white extends beyond the property boundary and into the footpath up to the kerb. A lift was installed in this
portion of the basement to bring goods into the basement (H. M. Smith, 1913).

Figure 6-51. Detail of the pavement lights and lift in the footpath, as well as the ground floor structure (H. M. Smith, 1913).
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The building was designed to open into Smith’s two-storey corner building (33 Dee Street) as well as the 1875
extension to the south (31 Dee Street), providing a large ground floor retail space divided into several departments
(furnishings, fancy goods, clothing, and manchester) with an office and darkroom at the back of 31 Dee Street
(Figure 6-52).

Figure 6-52. Detail of the 1913 architectural plans showing the ground floor of the Lewis & Co Building extending into 31 and
33 Dee Street (as marked in white) (H. M. Smith, 1913).

The first floor of the Lewis & Co Building was a large open plan show room (Figure 6-53), while 33 Dee Street
had numerous smaller rooms (millinary show room, fitting rooms, waiting rooms, stock room, and offices). There
was also access to 31 Dee Street, which comprised a large stock room and a store room. The second floor served
as the main work rooms for the company, and as such, the design incorporated a central light area to bring in even
more natural light (Figure 6-54, right). The fourth floor was occupied by the tea room on the north side of the
building and surrounding the light area, with small offices along the south end (Figure 6-54, left). Steel windows
were used around the light area in the second and third floor, and leaded glass was used the light well in the first
floor ceiling.
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Figure 6-53. First floor of the Lewis & Co Building, 33 Dee Street, and 31 Dee Street (H. M. Smith, 1913).

Figure 6-54. The second (left) and third (right) floors of the Lewis & Co Building (H. M. Smith, 1913).
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Figure 6-55. Photograph taken at the intersection of Dee and Tay Street between 1914 and 19234, showing the original Smith’s
building on right hand side, with the newly constructed Lewis’s Building directly behind (Radcliffe, 1910).

Lewis & Co established the thrid floor as a tea room that were opened to the public on 23 December 1914
(Southland Times, 1914c). The opening of the tea room was reported in the Southland Times, and this article
provides a detialed description of the original fitout:
While Messrs W. Lewis and Co.’s extensive new establishment is elaborately and artistically fitted and
finished throughout, the tea rooms on the third floor are not the least attractive department. The
enterprising proprietors of this old-established business have devoted to the tea rooms the same thought
and care and the same sage of colour effects as are to be observed in all parts of the building. The tea
rooms are reached either by the smooth-running electric elevator, or by the handsome red-pine staircase
which rises in the easy flights from the ground floor. The tea rooms surround the light well and their
shape lends itself to artistic arrangement. The visitor steps into a nicely lighted room, which is a study
in browns. In harmony with the figured red pine dado and woodwork, the carpets, curtains, tablecloths,
tables, upholstered chairs and fittings are a rich, pleasing brown. The effect produced is one of restful
softness, that will be as much appreciated by the fatigued shopper as the refreshing cup of tea or coffee
itself. The refreshments for the tea rooms are made by Messrs Lewis and Co.’s own staff in their own
bakehouse and are dainty and appetising. As is fitting where such well-appointed rooms are concerned,
Messrs Lewis and Co. have put the management of the tea rooms in to capable hands, and the staff of
attendants are neatly garbed and attentive. Music is added to the attractions of the rooms, and several
new and effective departures have been made in the methods of serving the delicacies on the bill of
fare. Messrs Lewis and Co. Found it impossible to cope with the custom accorded to the rooms on the
opening day, and it is safe to say that their enterprise in making so handsome an addition to the amenities
of the town will be rewarded. (Southland Times, 1914c)

The photograph is incorrectly attributed to the date range 1900-1909, as the Lewis & Co. Building was constructed in 1914. The
photographer, Frederick George Radcliffe, died 14 January 1923; hence, this photo was taken some time between late 1914 and early
1923.
4
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A photograph of the tea rooms was published in 1944, showing the ornate columns, dark timber wainscotting and
shelving, and mirror details on the columns (Figure 6-56). Interestingly, the photo suggests that the plastered walls
above the wainscotting were finished to mimic stone.

Figure 6-56. The Brown Owl Tea Rooms, as they appeared in 1944 (New Zealand Herald, 1944).

The architectural plans show that two lifts were installed in the building, a passenger lift and a goods lift, as well
as a lift in the footpath to allow to allow for quick unloading of stock into the basement. The goods lift was located
in the southwest corner of the building, and was later removed. The passenger lift was (and remains) located in
the centre of the stairwell with the stairs wrapping around it.
In 1925, there was a fire in the shops on the corner of Esk and Dee Street, completely gutting the shops occupied
by Bell’s fancy goods establishment, boot merchant R M Hardy and Lewis’s dressmaking workroom to the rear
(New Zealand Herald, 1925). Considerable effort was made to save the recently constructed Lewis & Co Building
next door, but some smoke and water damage was incurred.
Lewis’s ran into financial difficulty in 1927 and went into liquidation, offering for sale the properties comprising
the Albion Hotel and Lewis’s drapery stores (Otago Daily Times, 1927a); they also advertised for the bulk sale of
their stock (Otago Daily Times, 1927b). The corner property was sold to Thomas Newburgh in 1928.
When Thomas Newburgh purchased the corner section of the site in 1928, he did so with plans to erect an
impressive four-storey building as an extension to the Lewis & Co Building. To realise his ambitions, Newburgh
contracted Christchurch architect Benjamin J Ager (Figure 6-57 and Figure 6-58). In June 1928, Ager advertised
for tenders for the construction of a block of shops and offices in reinforced concrete for T Newburgh (Press,
1928a), with Mr W Williamson (also of Christchurch) receiving the contract (Press, 1928b). Newburgh demolished
the majority of Smith’s Building, leaving only the 1875 extension at 31 Dee Street, and cleared the area beneath
his new building as part of the construction process (Bauchop, 2018).
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During the construction of the building, the resident prankster displayed materials found across the building site
in a window including very old boots and a black substance with a placard reading “a piece of ambergris found by
W Forrester on Lewis’s Buildings, Invercargill, weight 66 ounces and value £2000” (Otago Daily Times, 1929).
While one dares to think what the black material actually was, it is the boots that are of archaeological interest, as
they were presumably uncovered when the foundations were excavated.
The original architectural plans for the building are held in the ICC property file; however, the plans are in poor
condition and are difficult to read (Figure 6-57 and Figure 6-59). The foundation plan detail reinforced concrete
strip foundations. The ground floor was divided into six narrow shops fronting Dee Street, with display areas at
the front of each shop and tiled entryways. A wide suspended verandah wrapped around the north and west
façades, and its underside featured decorative moulded panels (presumably fibrous plaster). To the rear of the
shops was a communal egress and toilet block, which also provided access to the basement and upper floors of
the Lewis & Co Building. This hallway also featured a tiled floor.

Figure 6-57. Detail from 1929 Plan showing the proposed western street elevation of the Newburgh Building at 33 Dee Street (J.
B. Ager, 1929).
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Figure 6-58. Plan of the first and second floors, showing the incorporation of the Lewis & Co Building into the new building (J.
B. Ager, 1929).

Significantly, the plans show that it had always been the intention to make the first through third floors seamless
with the Lewis & Co Building. The first and second floors were divided into numerous offices, with two hallways
running north to south on each floor (Figure 6-58). On the third floor, it appears that the large open floor plan of
the tea rooms was extended across the Newburgh Building (Figure 6-59, left). To incorporate the spaces, a
decorative plaster panel ceiling was also installed. The large arched window on the west side of the Lewis & Co
Building was removed to accommodate a large opening to the floor, and another opening was created to the south
of the main stairwell. The plans also show a small room, presumably a kitchen, to the north of the emergency
stairs, and toilets on either side of the light area. Ager future-proofed the Newburgh Building by designing a high
parapet wall around the roof, allowing for later expansion of the building into this area. The roof plan shows that
the parapet wall of the Lewis & Co Building was cut through to provide access between both roof spaces. The
Newburgh Building was designed to abut the Lewis & Co Building with the exception of a small area to the south
to provide for a light area. It is around this light area that the toilets were constructed on each floor, requiring an
extension to the Lewis & Co Building in this area. Unlike Lewis and Co., Newburgh did not incorporate the
remaining portion of Smith’s Building (31 Dee Street) into his plans, and as a result the first floor of this structure
appears to have been sealed since 1929 as the stairs to the first floor were located in the demolished portion of
that structure.
In 1932, fire damaged three flats within the building, including considerable damage to one (New Zealand Herald,
1932). Despite this report, there are no references in the property file to indicate the extent and type of repairs that
were undertaken.
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Figure 6-59. Plan of the third floor and roof plans (J. B. Ager, 1929).

Figure 6-60. Photograph of Dee Street in 1935 showing the recently completed Newburgh Building (Auckland Weekly News,
1935). Note the empty windows within the parapet.
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News broke of the inquiry into the bankruptcy of Thomas Newburgh and Sons and the estates of Thomas
Newburgh (since passed) and Eric Pryce Newburgh in 1938, declaring that the firm had been insolvent for many
years (since at least 1934) with creditors owed more than £70,000 (Press, 1938). The cause of insolvency was owed
to many factors, including trading losses, losses in mining speculation, and spending of both Thomas and Eric
Newburgh. The report added that “there is not the slightest evidence that either partner did anything to improve
matters, and private expenditure by the way of drawings, etc., kept up at an astounding level” (Press, 1938). As the
result of the company’s financial standing, the sale of the Newburgh Building and the adjacent remnant of Smith’s
Building (31 Dee Street) was forced upon the estate (Otago Daily Times, 1938).
The Invercargill Licensing Trust (ILT) purchased the Newburgh Building in 1944 for a sum of £43,000, and they
made history by serving alcohol in the tea rooms, becoming the first licensed restaraunt in New Zealand (New
Zealand Herald, 1944). The tea rooms were one of just four establishents in Invercargill to serve alcohol after 38
years of prohibition came to an end. The licensed restaraunt insensed some who considered it to be “the greatest
plan ever invented to teach girls to drink” and suggested it was a “greater source of evil than licensed bars” due to
the fact that consuming alcohol was normalised in such a setting (New Zealand Herald, 1945). The ILT sold the
building to Government Life Insurance in 1952, though they remained as tenants.
Since the construction of the Newburgh Building, there have been numerous alterations, both minor and extensive,
in order to make the three extant buildings suitable for their many tenants. A list of the major alterations is provided
below (as indicated from the ICC property file):
• 1943 – alterations to second floor for dental rooms and Klexema rooms in the Newburgh Building.
• 1948 – alterations to the Lewis & Co Building basement and staff room for the Invercargill Licensing
Trust
• 1954 – alteration of offices for the Invercargill Licensing Trust
• 1956 – addition of the fourth floor and alterations (architect Ford Gray & Derbie), creating a general
office, strong room, offices, store rooms, toilets, extension to fire escape
• 1962 – alterations to offices for the State Advances Corporation
• 1966 – alterations to second floor (architect, Stephen J Hurd), alterations to the basement for Mr J Farry
(architect, Barham & Barham)
• 1968 – alterations to ground floor toilets
• 1970 – extensive alterations carried out for State Advances Corporation by Ford Gray Derbie and Hurd,
including alterations to foyer, installation of new entrance doors, alteration of stairs, new flooring, new
formica wallboard with brown lionide between and new tiling on exterior elevation
• 1975 – alterations to the board room suite, second floor of the Newburgh Building (architects, Smith,
Rice, Lawrence & Mollison).
• 1975 – alterations to the Government Life Offices (Lewis & Co Building), second floor (architects, Ford
Gray Derbie and Hurd).
• 1975 – alterations to the ground floor corner shop in the Newburgh Building for Mr J Farry.
• 1975 – re-roof Newburgh and Lewis & Co Buildings
• 1976 – alterations to the third floor including the installation of partitions, removal of the window grille,
relocating fitted joinery
• 1980 – alterations to a retail space on the ground floor of the Newburgh Building
• 1982 – alterations to the Face Maker Beauty Shoppe on the ground floor of the Newburgh Building and
the basement of the Lewis & Co Building
• 1983 – upgrades to the second and fourth floor toilets and alterations to the second floor for the Housing
Corporation, addition of new partitions, removal of old partitions (architects, Gray Hesselin & Baxter
Architects)
• 1986 – alterations to the second floor (Lewis & Co Building) for the Housing Corporation including
changes to the partition walls (architects, Gray Hesselin & Baxter Architects)
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1987 - alterations to the second floor (Newburgh Building) for the Housing Corporation including
changes to the partition walls (architects, Gray Hesselin & Baxter Architects).
1991 – alterations to a ground floor shop in the Newburgh Building for the Face Maker Beauty Shoppe
(architects, Dimensional Designs).
1993 – alterations to the ground floor lobby and toilets in the Newburgh Building in conjunction with
alterations to 31 Dee Street
1993 – alterations were proposed to an existing temporary recording studio on the second floor of the
Lewis & Co Building. This application was cancelled; however, the plans do provide the layout as of 1993
and shows the position of the existing temporary recording studio and offices.
2002 – alterations for a retail development on the ground floor of the Newburgh Building (architects, GM
Designs).
2002 - Alterations to a ground floor shop for Turkish Kebabs on the ground floor of the Lewis & Co
Building.
nd – alterations for the fit out of the Night & Day on the ground floor of the Newburgh Building.
2012 – alterations convert a ground floor restaurant in the Lewis & Co Building to a retail space for K +
K Fashions, including the removal of partition walls (architect, Fat Hippo Design Group).

One of the most significant alterations was the construction of the fourth-floor penthouse in 1956, designed by
Ford Gray & Derbie. The additions were primarily over the Newburgh Building, but alterations to the roof of the
Lewis & Co. Building were also required for the extension of the stairwell and lift as well as the emergency stairs.
The fourth-floor plan consisted of a large open-plan general office with a substantial strong room, an enquiry
counter, offices, a store room, and lavatories.
Major re-fits were also undertaken to the first through third floor office spaces in 1962 (first floor), 1966 (second
floor), 1970 (ground floor and second floor), and 1975/1976 (third floor). The ground floor of the Newburgh
Building has been extensively altered, most recently in 2002 when structural strengthening was undertaken in
conjunction with the conversion of the space to into a single retail space. Currently, only the ground floor of two
of the buildings on this site are tenanted: Night’n Day in the Newburgh Building and K + K Fashions and Indian
Spice in the Lewis & Co. Building.
While the exterior appearance and footprint of Smith’s Building has changed considerably, part of the structure
remains extant at 31 Dee Street. The street front of the building was altered in 1924. In 1991 further alterations to
the building’s façade and floor plan were carried out to convert the building into the Empire Tavern and then the
Frog’n’Firkin.
Both the Lewis & Co. Building (List No. 2519) and the Newburgh Building (List No. 2470) have Historic Place
Category 2 listing with HNZPT as of November 1983 (Bauchop, 2018; Beauchop, 2018) The summary reports do
not discuss the basis on which each building was listed. As the buildings have Category 2 listing, they are
automatically included in Appendix II.2 of the ICC District Plan Heritage Record, where they have a joint listing
as the Government Life Building (Reference No. 15).
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6.3.2

On Site Observations: Lewis & Co Building (29 Esk Street)

The Government Life Building consist of two buildings, the Lewis & Co Building (29 Esk Street) and the
Newburgh Building (33 Dee Street). From the streetscape, the two buildings are clearly identifiable as separate
entities; however, the first to third floor interior spaces read as one building as intended when the Newburg
Building was constructed (1928-1929). The fourth floor was constructed in 1957 primarily over the Newburgh
Building, albeit with a continuation of the staircase from the Lewis & Co Building, as such the fourth floor will be
discussed only with the Newburgh Building. An assessment survey was conducted by Dr Dawn Cropper on 28
and 29 March 2018. During the assessment survey, the room numbers were run consecutively between the
Newburgh and Lewis & Co Buildings as some rooms span both buildings. A detailed photographic record of each
room is available in Appendix D.
Table 6-6. Summary of the Lewis & Co Building, 29 Esk Street.
Building Name
Address
Heritage Listing
ICC Heritage Record
Construction Details

Building Details

Lewis & Co Building (part of the Government Life Building)
29 Esk Street
Category 2 Historic Place (No. 2519)
No 33; Appendix II.2
•
Completed 1914, designed by Edmund Anscombe and Henry McDowell Smith,
commissioned by Lewis & Co
•
Joined into the Newburgh Building (33 Dee Street) in 1928-1929
Basement – 8 (Rooms 81-86, plus two rooms at south end that could not be accessed)
Ground Floor – 9 (Rooms 5-10, plus bathrooms and emergency stairs)
First Floor – 10 (Rooms 18-27)
Second Floor – 8 (Rooms 38-45)
Third Floor – (Rooms 47, 57-67, 78-79)

The Lewis & Co Building is a five-storied building (including basement) commissioned by its namesake, a general
draper that sold drapery, clothing, furnishings, had millinery and dressmaking workrooms and a tea room on the
third floor. The building was designed by the firm Anscombe and Smith, with Henry McDowell Smith being the
likely architect, based notations on the architectural plans and their provenance (Figure 6-61). The style of the
building is an interesting example of early Commercial (or Chicago) style, with elements of earlier Revivalist design.
The building’s construction (concrete and steel with brick infill) and flat roof is typical of Commercial style
buildings; however, its large steel windows are borrowed from industrial architecture where they were integral to
bringing natural light into factories. There do not appear to be any other examples of this style in Invercargill;
however, some of the stylistic elements were later incorporated into Modernist and International design which
influenced numerous commercial buildings in the central city. At the time this building was constructed, it was
unique for several aspects: its large steel windows, flat roof, internal lifts, large basement that extended beyond the
footprint of the building and nearly out to the kerbstones, and use of technology (internal telecommunication
system, electric lights, etc.).
North Elevation

The north façade is divided into three bays by plain pilasters providing vertical emphasis, which are topped with
simple capitals bearing festoons. Within each bay is a column of three steel windows, including rectangular
windows on the first and second floors and an arched window on the third floor. These steel windows are one of
the most distinctive features of the building, and they set the building apart from the other contemporary and
earlier buildings on the block. The windows are further decorated by a stylised laurel leaf garland with small drops
or tassels also adorning each side of the rectangular windows (Figure 6-62). The arched window has a moulded
keystone with small festoons on either side. Unlike many of the classical buildings elsewhere in the area, Anscombe
did not use heavy moulded cornices to separate each floor but used thin rectangular mouldings along the line of
the spandrels to create a more modern division of space. The third floor has a large, but simple, entablature capped
by a three-metre-high solid parapet with short plain piers mirroring the pilasters below. This parapet would have
been used to hide the elevator shaft on the roof.
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The modern ground floor retail space (Pinch of Spice and K + K Fashions) is separated by a suspended veranda
that spans the north elevation, which is original to the building. None of the original decorative elements are visible
at this level (Figure 6-63).

Figure 6-61. North elevation of the Lewis & Co Building.

Figure 6-62. Detail of decorative mouldings around the windows and on the capitals.
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Figure 6-63. Shopfronts for Pinch of Spice and K + K Fashions, occupying the ground floor of the Lewis & Co. Building.

The East, West and South Elevations

Much east elevation is obscured at low level by the adjacent building at 31-35 Esk Street, which was constructed
in 1875 (Figure 6-64, left). The upper portion of the east shows faint horizontal and vertical rendered bands with
brick infill, suggesting the wall to be reinforced concrete with masonry fill (Figure 6-64, right). The high parapets
of the north and south elevations return along the east side of the building, with a lower parapet wall in between.
There is a plain plastered band running along the top of the parapet walls.

Figure 6-64. Photographs of the east elevation of the Lewis & Co. Building.

With the exception of the southwest corner of the building, majority of the western exterior wall is no longer
visible, as when the Newburgh building was constructed, it formed an extension to the west. The small section of
the west elevation that remains visible also appears to have been an addition that was made to allow for toilets on
each floor, and there are sets of two windows on each the second and third floor (Figure 6-65). The parapet at the
south end of the building has been removed and replaced with exterior wall of the toilets, which would have been
constructed in conjunction with the addition of the fourth floor of the Newburg Building. The remains of the
parapet that once obscured the elevator shaft can still be seen; although, the elevator shaft has been extended
above this to accommodate the fourth-floor extension.
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The south elevation has virtually no adornment with the exception of the parapet wall (Figure 6-65). The parapet
wall is high in the east corner and is reduced to a much lower height for the remainder of the building until the
toilet block on the west side of the building is reached. The windows on the south elevation are much smaller,
consisting of six and four light steel sashes. In the emergency stairs on the far east side of the building, wide four
light steel units were used. As with the east elevation, the south elevation shows rendering over what is presumed
to be reinforced concrete.

Figure 6-65. South elevation of the Lewis & Co. Building and the Newburgh Building.

Roof

The Lewis & Co Building has a flat roof, which is quite unusual for this period. The roof is supported with steel
beams and has a timber purlin roof structure (BMC, 2018). The doors onto the roof were locked during the site
survey; hence, the roof area was not surveyed. Lewis’ advertised their flat roof alongside their tea room that were
accessed via the elevator, indicating that this area would have been patronised (New Zealand Tablet, 1921). The
ICC property file indicates the building was re-roofed in 1975.
The use of flat roofs was relatively limited prior to the turn of the century; although, are scattered references in
local newspapers to buildings with flat roofs from the 1870s. One such building is the Otago Museum, which was
designed to have flat roof behind the main hall surrounded by a parapet that could be used as a promenade (Otago
Witness, 1874). Another such building is the Railway Hotel in Turakina, which had a flat roof across the whole
building that was said to form a “magnificent promenade” or an “impromptu ball room” (Wanganui Chronicle,
1876). In many cases, the flat roof was hailed as an extra space, without the cost of an extra floor. When the New
Zealand Fisheries Company constructed its new premises in Taranaki, its flat roof was designed as an integral part
of its workspace (Evening Post, 1904). From 1906, references to commercial and industrial buildings with flat
roofs increased, as did the advertisements promoting their use. One such advertisement hailed it as the perfect
roof, espousing it as “another storey to your house for nothing, a cool and healthful roof garden, additional safety
against fire”(Progress, 1913). The flat roof was promoted as requiring little, if any, maintenance, easier to work on,
providing additional outdoor space, having better insulation values and having qualities that assist in
extinguishment of fires (Progress, 1906, 1909, 1911).
Page | 91

Windows

There are steel windows throughout the building, including large sashes on the north elevation and small sashes
on the south elevation. There are no windows on the east elevation. On the north elevation, the ground floor has
modern shopfront windows. Above this, there are three columns of windows comprised of two rectangular
windows on the first and second floor with an arched window at the top. The rectangular sashes of the first and
second floors each feature 30 lights (Figure 6-66), while arched sashes were used for the third floor (Figure 6-67).
The panes of glass in the arched window all run horizontally, rather than fanning out with the arch.

Figure 6-66. Example of a 30-light rectangular sash.

Figure 6-67. Example of an arched sash.

Most of the windows on the south elevation consist of four-light steel sashes (two wide, two high), with six-light
sashes on the far west side (three wide, two high). The windows in the emergency stairwell on the east side of the
building are four light, being one high and four wide.
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Basement

The basement extends across the full extent of the building and under the Esk Street footpath, and its internal
layout has been modified many times since the building was constructed. A survey of the basement was conducted
on 8 June by Dr Naomi Woods and Peter Mitchell. Currently, the basement is divided into eight rooms and is
accessed via the stairway off the foyer (Figure 6-69); however, its position has been changed many times over the
history of the building. Historic plans indicate that the stairway to the basement was a continuation of the main
stairway, but when the Newburgh Building was constructed, the stairs were altered to provide access from the
lobby and from adjoining stairways from shops in the Newburgh Building. The stairway leading down to the
basement shows evidence of these changes, with a blocked stairway visible in Figure 6-68 below.

Figure 6-68. Photograph of the stairway down to the basement. Note the former doorway on the right side.

At the centre of the basement are the former salon rooms of the Facemaker Beauty Shoppe, constructed in 1982
(ICC Property File). The light décor, consisting of cream-coloured floral wallpaper and a white painted dropped
ceiling marks a sharp contrast to the rest of the basement. The floor linings within this are of the basement had
been removed, but the remaining tack strips suggest the area was carpeted. The tack strips also provide the location
of former partition walls There are florescent lights fitted throughout this area.
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Figure 6-69. Floor plan of the Lewis & Co. Building basement.
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Figure 6-70. Linings typical of the salon rooms of the former Facemaker Beauty Shoppe. Note the locations of former
partitions as shown by the location of tack strips on the floors. Photo facing north.

Elsewhere, the basement is less finished. Where exposed, the original walls of the basement are reinforced concrete
with a layer of concrete render atop. There are several partitions made in the basement using concrete blocks. One
such wall was erected to the south of the salon, running from the fire escape in the east to the far west wall (Figure
6-71, left). The door to this area was locked, which meant that neither this room nor the fire escape and adjoining
toilets could not be assessed. To the north of the fire escape is a strong room, which has had its lock cut off. In
another concrete block wall, was an exposed steel beam bearing the manufacturer’s name (GENGARNOCK
STEEL), indicating the steel for the building was imported from Scotland. All other steel beams were encased.

Figure 6-71. Left: the concrete block wall to the south of the salon rooms. Right: the exposed steel beam abutted by the
concrete block wall, bearing the manufacturer’s name: GENGARNOCK STEEL.

Where linings had been installed outside of the salon, they included faux timber panels and an area lined with
roundbark (Figure 6-72). Most of the floors are exposed concrete, but there is also some checkerboard linoleum
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(grey and red). A sump filled water was identified on the north side of the basement, which had a rusted concrete
beam spanning it and checkerboard linoleum tiles laid atop.

Figure 6-72. Left: the faux timber panelling and the roundbark, with black paint on the ceiling and tops of walls. Right: the
sump on the north side of the building.

Along the north side of the basement, where it extends beneath Esk Street, a significant element of the original
building fabric was found in situ: the prismatic glass block pavement lights (Figure 6-73). Most of the lights remain
in situ; although, some have fallen to the ground. As has been discussed previously, the extent of the basement
into Esk Street was unique to this building, and the pavement lights brought daylight into this dark basement. The
colour of the glass was difficult to determine, as the underside of the prisms had been painted black. The prisms
have been installed so that they direct light into the main part of the basement (to the south).

Figure 6-73. Left: the basement beneath the Esk Street footpath, looking east. Note the pavement lights. Right: detail of the
prismatic glass block pavement lights.

Ground Floor

The ground floor is currently divided into two retail spaces, with the tenants being Pinch of Spice and K + K
Fashions and a foyer providing access to the first through fourth floors (Figure 6-74). As is discussed in more
detail below, the foyer spans the Lewis & Co and Newburgh Buildings. As this is a joint space, foyer will be
discussed as a whole in this section rather than dividing the content between the two buildings.
Indian Spice occupies the eastern third of the ground floor. The space consists of a large restaurant/seating area,
a toilet and a kitchen at the rear (Figure 6-75). The space has been extensively altered over time, and only modern
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Figure 6-74. Ground floor plan of the Lewis & Co. (right) and Newburgh (left) Buildings, collectively referred to as the Government Life Building.
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floor, wall and ceiling (dropped) linings are visible. As the tenants were reluctant to provide access to the kitchen,
this area was not visited during the assessment visit.

Figure 6-75. Photographs of Pinch of Spice, looking south (left) and north (right).

The K + K Fashions retail space sits to the west of Pinch of Spice and occupies the central portion of the building
and half of the western third. In 2011, the shop was altered and consists of a large open-plan retail area with
changerooms at the rear. A storage area, toilet, kitchen/cleaning area are located in the southwest corner and there
is an L-shaped store room to the west of the retail space. These areas were not accessed during the site survey.
The 2011 plans show that this retail area had been previously occupied by a restaurant. The alterations include the
replacement of the shopfront windows, removal of numerous partition walls. As such, all of visible floor and wall
linings are modern. The retail space has a coffered ceiling with ornate plaster (presumably fibrous plaster)
mouldings that bear fruit and vegetable motifs (Figure 6-76). The decorative ceiling is best preserved in the east
side of the shop (running north-south), with some of the plaster mouldings having been removed in the coffers
on the west side.

Figure 6-76. Photograph of the K + K Fashions retail space, looking south.
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The remaining portion of the ground floor to the west of K + K Fashions comprise part of the entryway that is
shared with the Newburgh Building, which consist of the stairway, lift and toilets. This space is largely utilised by
the Night & Day. The space has been modified numerous times, as indicated by historic plans held in the property
file. The walls have modern linings, including a plywood dado along the staircase.
A foyer that spans part of the Lewis & Co Building and the Newburgh Building provides access to the first through
fourth floor, as well as the basement. The hallway on the west side of the foyer was created in 1928 when the
Newburgh Building was constructed (Figure 6-77, left), while the stairways are situated within the Lewis & Co.
Building. Doors on Esk Street provide access to the hallway. The foyer is divided into a series of rooms, including
stairway down to the basement, the stairway and lift up to the first though fourth floors (Figure 6-77, right) and
toilets at the far south end.
The foyer was altered in 1970 as part of extensive alterations to the building. During these alterations, new tiles
were laid in the entryway off Esk Street, new aluminium doors were installed, new flooring was laid (stripes of
lemon and grey linoleum tiles), the walls were lined with white Formica with brown lionide between, and the two
lowermost stairs were replaced. All of these linings remain today. Sometime between 2002 and 2012, the landing
around the main staircase and lift was reduced to create a storage room for the retail space to the east (now K +
K Fashions). The stairway up to the first floor has a plywood dado, with painted fibrous plasterboard above.

Figure 6-77. Entryway between the Lewis & Co and Newburgh Buildings (left), and the stairway and lift in the Lewis & Co
Building (right).

First Floor

As discussed above, the first-floor flows between the Newburgh and the Lewis & Co. Building (Figure 6-78), and
only those in the latter are discussed here. The existing layout is largely the same as the proposed 1970 alterations
for the State Advances Corporation by Ford, Gray, Derbie & Hurd, which saw the first floor opened up to include
a general office (spanning into the Newburgh Building) at the front of the building, a machine room, record
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Figure 6-78. First floor plan of the Lewis & Co. (right) and the Newburgh (left) Buildings, collectively known as the Government Life Building.
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storage, cloak room, toilets, interview room, vestibule, the main stairs and lift and emergency stairs. By removing
the earlier partition walls along the north side of the building, they created a long, narrow open-plan office space,
and the steel windows flooded the floor with light (Room 18; Figure 6-79).
In general, most of the linings that are visible are modern, and this is due to the numerous and extensive alterations.
The floors have had their linings removed, and in the northeast corner of Room 18, a small area of the floor has
been cut through revealing several flooring layers, including (in order) hardboard, tongue and groove (laid northsouth), underlay and timber boards laid at a 45-degree angle (Figure 6-80). The timber boards and fabric below the
tongue and groove may have served as soundproofing. Between the Newburgh and Lewis & Co. Buildings, the
floor is remarkably level, perhaps indicating that the floors were re-laid during the 1928 renovations. This will only
be determined through further investigation of the building.
The exterior and brick walls have a plaster finish, while the partition walls are lined with modern materials (plaster
board, hard board and timber panelling). V-groove tongue and groove boards line some walls, including in Room
19, Room 22, Room 24 (Figure 6-81, left). Most of the skirting boards have been replaced over time; however, the
eastern half of the room has a small section of bevelled skirting boards that are likely original to the 1914 fitout
(Figure 6-81, right).
There are dropped ceilings throughout the north side of the first floor, while in the south half there are various
modern linings. In Room 22, some of the modern linings have failed due to water ingress, revealing laths above
(Figure 6-83). As part of the 1970 alterations, built-in joinery was added.

Figure 6-79. Photograph of Room 18 looking east. Note the large steel windows.
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Figure 6-80. Photograph of the flooring layers in Room 18 (left) and detail of the cross-section (right).

Figure 6-81. Photographs of Room 19, looking west showing the tongue and groove wall linings (left) and the bevelled skirting
board on the south wall (right).

One of the most interesting and least altered spaces within the entire building is the emergency staircase located
in the southeast corner of the building (Figure 6-82). Here a concrete staircase wraps around a steel column, and
the plastered walls have flaking brown paint (dark brown dado with light brown above). In the very southwest
corner of the room, there is a structural column
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Figure 6-82. Photographs of the emergency staircase (Room 27), looking east (left) and south (right).

Figure 6-83. Laths exposed on the ceiling in Room 22.

Second Floor

The second floor of the building is divided into eight rooms (Rooms 38-45; Figure 6-84), including the stairway,
offices, a public counter and a store room. The most recent plan of the second floor in the ICC property files is
from 1993 when alterations were proposed for a recording studio; however, this application as cancelled.
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Figure 6-84. Second floor plan of the Lewis & Co. (right) and the Newburgh (left) Buildings, collectively known as the Government Life Building.
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Most of the second floor still bears the striped lemon and grey linoleum installed in 1970; however, some of the
floor linings have been removed to reveal tongue and groove floorboards (Figure 6-85). Shadows of former walls
and scarring are visible on both the linoleum and floorboards, providing evidence for past configurations. The
tongue and groove is laid in different orientations throughout the second floor, suggesting it has been re-laid in
some areas. An area of flooring had been lifted in Room 41, exposing the layers of fabric and timber boards
beneath. The floorboards in Room 41 had a dark brown finish around the edge of the room, while the are inside
was not finished. Such finishes were common where area rugs were utilised.
The load-bearing walls have a plaster finish that, in some instances, is covered in modern linings. The dado in
Room 43 is covered with sheets of wood-grained Laminex with dark brown lionide between. Elsewhere varnished
timber panels (chipboard), again with dark brown detailing between the sheets (Figure 6-86). The south wall of the
stairway is covered with woodtex, a product valued for its ability to reduce noise. There are also dividers created
using textured glass panels. In contrast with the first floor, most windows throughout the second floor have trim
consisting of a bullnose stool, cove moulding and apron (Figure 6-86, right).

Figure 6-85. Left: photograph Room 45, looking north. Note the hopper openings on the steel windows. Right: the layers of
flooring exposed in Room 41. Note the shadows of former walls and the different floor finishes.

Figure 6-86. Left: photograph of the wood-grained Laminex with lionide over the plastered wall in Room 43. Right:
Photograph the window sill in Room 44, facing north. Also note the timber panels on the walls.
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The ceiling finishes include fibrous plasterboard with battens (lobby), dropped ceiling with softboard tiles (main
office space) and plasterboard. In Room 46, water ingress has caused damage to the ceiling along the south wall,
causing some of the plasterboard to fall away (Figure 6-87). This has exposed laths beneath the plasterboard,
suggesting that some rooms originally had lath and plaster ceilings.

Figure 6-87. Laths exposed in a damaged area of the ceiling in Room 46.

Third Floor

The third floor is divided into 14 rooms or spaces (Rooms 47, 57-67, 78-79; Figure 6-88), including the lobby,
reception areas, office space, a kitchen and staff room, storage room and the PABX room (i.e., internal telephone
system, private automatic branch exchange). The third floor has a much higher proportion of heritage fabric than
any other space in the building, including ornate ceilings and timber wainscoting, albeit set amongst the fittings
and linings from the alterations in 1970 and 1976; the floor plan has changed little since the alterations were made
in 1976.
The first glimpses of heritage fabric are provided upon arrival at the third-floor lobby. While the walls have their
1970 linings, the decorative ceiling has never been covered (Figure 6-89, left). This is also true of Rooms 65 to 67,
located to the south of the lobby. The design of the ceiling was guided by its structures, with plaster boxing over
the beams to form a coffered ceiling. Each coffer is divided into eight rectangular panels (four large, four small)
surrounding a circular centre, where a light fitting would have once been. The larger rectangular panels have a
border reminiscent of dentil moulding with floral motifs at the corners. The smaller rectangular panels have an
arched lattice design with a climbing grape vine. The fibrous plaster cornice is decorated with triangular insets
bearing grapes and grape leaves.
There is a structural column on the east side of the stairway, which is fluted and has an ornate capital (Figure 6-90).
The bottom of the staircase that once lead to the roof (and now leads to the fourth floor) is visible from the
stairway, and it shows the base of a chamfered newel post and the lath and plaster finish on the ceiling.
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Figure 6-88. Third floor plan of the Lewis & Co. (right) and the Newburgh (left) Buildings, collectively known as the Government Life Building.
Page | 107

Figure 6-89. Left: detail of the ornate plaster ceiling in the third-floor lobby. Right: detail ceiling in Room 65.

Figure 6-90. Photograph showing the lath and plaster ceiling in the stairwell, the base of the newel post and the fluted column
with ornate capital.

Within the third-floor office space, the 1970s fitout remains and is characterised by glazed partitions, custom
joinery, timber veneer linings, wallpaper and hardboard (Figure 6-91). The ceilings have been dropped and are
lined with plasterboard with a textured finish, as well as ceiling tiles. In some areas, the ceiling tiles have been
removed demonstrating that the ornate fibrous plaster ceiling remains above. The arched steel windows are a
feature of the offices on the north side of the building (Figure 6-92), and like those on the first and second floor,
they too have panes with awning openings to provide ventilation.
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Figure 6-91. Photographs showing the 1970s timber-veneer décor on the third-floor.

Figure 6-92. Arched steel window on the north side of the building.

Like the lobby to the north, the ornate plaster ceilings are exposed in Rooms 65 (auditor’s office), 66 (store) and
67 (PABX). Additionally, the rich timber wainscoting of the former tea rooms has survived in Rooms 65 and 66,
with a plaster finish to the walls above painted in a tan colour (Figure 6-93). Room 65 also shows an interesting
detail, the decorated upper portion of the columns showing the fluted column and ornate capital, like that in the
lobby.
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Figure 6-93. Photographs the original wainscoting with the plastered finish above in Rooms 66 (left) and 65 (right). Note the
decorated upper portion of the column.

With the exception of the linoleum in the lobby, there are tongue and groove floorboards throughout. The
floorboards are generally oriented north to south, but in the reception area they are oriented east to west. The
differences in the finish of the floorboards show the position of former furniture and area rugs, and there are also
shadows of former walls.
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6.3.3

On Site Observations: Newburgh Building (33 Dee Street)

The Newburgh Building comprises the eastern half of the Government Life Building that was constructed in 19281929 by B. J. Ager as an extension to the Lewis & Co Building (completed in 1914). The Newburgh Building is an
imposing five storey corner building has Commercial style (aka Chicago style) façades to Esk Street (north) and
Dee Street (west). Completed in 1929, the building forms an extension to the Lewis & Co Building, and in his
design, Ager was careful to match the details of the spandrels, window heights and window widths across the two
buildings (Figure 6-94). An assessment survey was carried out 28 and 29 March 2018 by Dr Dawn Cropper, and
the observations are provided below. A detailed photographic record of each room is available in Appendix D.
Table 6-7. Summary of the Lewis & Co Building, 29 Esk Street.
Building Name
Address
Heritage Listing
ICC Heritage Record
Construction Details

Building Details

Newburgh Building (part of the Government Life Building)
33 Dee Street
Category 2 Historic Place (No.2470)
No 15; Appendix II.2
•
Completed 1929, designed by Ager
Ground Floor – 7 (Rooms 1-4, 3 toilets)
First Floor – 8 (Rooms 11-18)
Second Floor – 10 (Rooms 28-37)
Third Floor – 9 (Rooms 48-56)
Fourth Floor – 10 (Rooms 68-76, 80)

North and West Elevations

The north and west elevations have three bays divided by pilasters creating a symmetry with the Lewis & Co
Building. The one exception is on the north elevation, where Ager needed to adjust the window spacing in the
central bay to accommodate the pilaster on the far west side. The building has a tripartite design, common to this
style, which replicates a column, with distinct divisions between the ground floor, the first through third floor and
the fourth floor.

Figure 6-94. North and west elevations of the Newburgh Building.
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The ground floor was extensively altered in 2002, which included the installation of new shopfront windows
(Figure 6-95). A suspended verandah wraps around the north and west elevation, and this was a component of the
original design; although, none of the original fabric is visible.

Figure 6-95. The Night’n Day shop front on Esk Street (left) and Dee Street (right).

Above the verandah, the first though fourth floors are divided into three bays on each elevation by pilasters. The
pilasters have a decorative band at their base, as well as a band of dentil moulding just above the capital. Large
circular motifs ornament the top of the pilasters. The capitals are plain. There is a heavy cornice above the pilasters
that separates the third and fourth floors. Despite the fact that the fourth floor was originally designed as an open
roof space, the external appearance today remains largely unchanged apart from the addition of the steel windows
when the space was enclosed in 1956. The fourth floor is a departure from the design below, with the piers
featuring a raised band with wide rectangular windows between. The elevation is completed with a stepped parapet,
which is a subtle Art Deco reference.
There is a fire escape on the south end of the west elevation. During the site visits by the engineers, the fire escape
was found to be in such poor condition and was considered to be have a risk of collapsing if used (BMC, 2018a).
To mitigate this risk, the fire escape was isolated to prevent use (BMC, 2018a).
South Elevation

The ground and first floor of the south elevation are obscured by the Smith’s Building at 31 Dee Street (Figure
6-96). The upper portion of the south elevation is unornamented, and it has two columns of windows on the
second and third floors, with one wide but short rectangular window on west side of the fourth floor. The light
area that divides the Newburgh and Lewis & Co Building is visible on the south elevation, and this provided
windows for the toilets that were constructed on either side of the light area on each floor.
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Figure 6-96. South elevation of the Newburgh Building and Lewis & Co. Building.

Roof

As mentioned previously, the fourth floor was added to the building in 1956 occupying the bulk of the flat roof
of the original building. This addition also features a flat roof supported by a steel frame surrounded masonry
parapet. The ICC property file indicates the building was re-roofed in 1975.
Windows

The building has modern shopfront windows on the ground floor and steel windows in the first to fourth floor
(Figure 6-97). The windows for the first through third floors are comprised of eight lights, being two wide and
four high. The windows are organised in columns consisting of two or three window units separated by reinforced
concrete mullions. The window on the fourth floor are a later addition, and each have 18 lights (six wide and three
high) apart from the six-light central window on the north elevation. Within the light area on the south elevation,
there are small louvred windows for the toilets, a central column of 16-light windows (four wide and four high),
and a six-light window in the fourth-floor lobby.
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Figure 6-97. Right: A steel window in Room 18 of the Newburgh Building, typical of those found in the first through third
floor. Left: a steel window in Room 71, typical of those in the fourth floor.

Ground Floor

The ground floor of the Newburgh Building has been extensively modified since the building was constructed in
1928. Originally, this space was divided into six small shops, which were accessed via Dee Street. The current
configuration (please refer to the floor plans for the Lewis & Co Building; Figure 6-74) was established in 2002
and incorporated strengthening to remove structural walls, creating a large single retail space that is currently
tenanted by Night’n Day (Figure 6-95, left). A large bulk store area is located at the south end of the building,
incorporating a cool room and a freezer (Figure 6-95, right). Along the east wall is a series of rooms, including a
bakery, office and toilets. Due to the extensive alterations, no heritage fabric is visible in the ground floor of the
retail space.

Figure 6-98. The interior of the Night’n Day shop (left) and the store room at the back (right).
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The ground floor lobby that provides access to the first through fourth floors is on the far east side of the building.
The lobby spans the Newburgh and Lewis & Co Building and has been described with the results of the Lewis &
Co Building assessment survey (see Section 0).
First Floor

The first floor of the Newburgh Building consists of eight rooms/areas utilised as office space (Rooms 11-18;
Figure 6-78), and it flows through to the Lewis & Co Building. The floor was extensive altered in the 1970s for
the State Advances Corporation, and much of this fit out remains today.
The most recent floor linings have been lifted, revealing linoleum beneath, which is patched in many areas. The
exterior walls have a plaster finish, which is failing in some areas due to damp. Partition walls are comprised of
modern materials, predominantly from the 1970s renovation, including plywood veneer partitions, glass partition,
plasterboard and woodtex. The ceilings throughout have been dropped, and they are lined with perforated
softboard tiles. There are recessed florescent light fixtures within the dropped ceiling. The dropped ceiling obscures
the upper portion of the steel windows.
Other features of the first floor are the extensive timber joinery, the strong room and fittings Many of the rooms
feature built in cabinetry, typical of the 1970s (Figure 6-99). An original feature of the building is the large strong
room, which has been updated inside to include steel cage (Figure 6-100). Radiators are installed throughout the
first floor, and these appear to have been upgraded over time, as there are redundant lines that have been closed
off (Figure 6-100).
Like in the Lewis & Co Building, the steel windows flood the space with light (Figure 6-97). Each unit is comprised
of 10 panes of glass, including a hopper opening and an awning opening (top). There are no architraves for the
windows. Some of the panes have been painted white.

Figure 6-99. Examples of the joinery in the first floor of the Newburgh Building. Note the bare concrete floors and suspended
ceilings.
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Figure 6-100. Left: Redundant radiator pipe that has been closed off. Note the plaster finish on the walls. Right: the door to the
strong room, with woodtex lining the walls.

Second Floor

The second floor consists of ten rooms or spaces (Rooms 28-37; Figure 6-84), and its layout is quite distinct from
the first floor, encompassing two suites. There are modern linings and materials throughout most of the second
floor. The kitchen, toilet and lobby floors are covered with linoleum, with the bare concrete is exposed in other
areas. Tack strips indicate that some areas had been carpeted (Figure 6-102). The load bearing walls have a plaster
finish, while internal walls are lined with plasterboard and have a variety of finishes (as discussed below). There
are dropped ceilings of at least two periods throughout the second floor, with integrated fluorescent lights.
The suite on north side of the building feature walls are covered with wallpaper, and there is a large concertina
divider with a glass partition above (Figure 6-101). The wall beneath the windows has been built out, allowing the
updated radiators to be recessed. A small section of this walling has been removed to expose earlier wall linings,
including plasterboard and the green-painted plaster finish on concrete walls (Figure 6-102). Here too, some of
the concrete is exposed where earlier mouldings have been removed. The upper portion of the windows on the
north elevation have been covered over by a pelmet. It appears that this suite was remodelled sometime after the
1970s renovations.
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Figure 6-101. Room 28 along the north side of the building.

The suite on the south side of the second floor has had the floor linings stripped out, revealing the concrete floor
throughout (Figure 6-103). The doorway into the suite still bears ‘H.C.N.Z’ (Housing Corporation New Zealand)
(Figure 6-104). The partition walls are lined with plasterboard and have a painted finish, while the load-bearing
walls are plastered. The supporting columns are exposed in this area and have chamfered corners, and some of the
original bevelled skirting boards survive in this area (Figure 6-103). The bevelled skirting boards can also be seen
in the hallway that provides access from the lobby into the two suites (Figure 6-104). There are dropped ceilings
throughout, which obscure the upper portion of the windows.

Figure 6-102. A small section of the lower wall was removed in Room 28, revealing a layer of plasterboard over the plastered
concrete walls.
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Figure 6-103. A photograph of the suite on the south side of the second floor (Room 37). Note the concertina divider, the
chamfered corners on the column and the bevelled skirting board.

Figure 6-104. Left: the door into the office space on the south side of the building, bearing ‘H.C.N.Z’ (Housing Corporation
New Zealand). Right: the hallway (Room 33) leading to the lobby with linoleum flooring, exterior walls finished with plaster,
original bevelled skirting boards and dropped ceiling.

Third Floor

The third floor is divided into nine spaces/rooms (Rooms 48-56; Figure 6-88), consisting of a large open plan
general office with smaller offices, a strong room and amenities. Some of the partitions date to the 1970 and 1976
alterations as indicated by the ICC property file plans, but there have been more recent alterations involving the
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removal of partitions and erection of walls elsewhere. he third floor is the least altered space throughout the
Newburgh Building with many original features remaining visible, including the coffered plaster ceiling, plasterfinished exterior walls, exposed columns, and skirting boards (Figure 6-105). Additionally, the floor linings have
been removed, revealing the original concrete floor beneath.

Figure 6-105. Examples of the heritage fabric visible on the third floor, including the plaster ceiling (left) and the columns with
chamfered corners and bevelled skirting boards (right).

The walls are lined with a variety of materials, including the original plaster finish on the load-bearing walls, timber
veneer, glass, plasterboard and hardboard with a textured plaster finish (Figure 6-106). Where the walls are finished
with plaster, the paint is flaking, but they are generally in good condition. The offices on the north side of the
building are fitted with timber joinery and there is timber veneer lining the walls. Other fittings include radiators,
suspended fluorescent light fixtures, a pelmet over the windows on the north side of the building.

Figure 6-106. Left: 1970s timber dado over the plastered wall in Room 51. Right: timber and glass partitions along the north
side of the third floor.

One of the striking features of the third floor is the fibrous plaster ceiling, which bears the original moulded detail.
The ceiling is raised up above the steel beams, which are cased in fibrous plaster; the effect being a coffered ceiling.
With each coffer having cornices and simple moulding forming a rectangle with concave corners. In some parts
of the third floor, the ceiling has been dropped and lined with softboard tiles (of at least two different phases) and
hardboard with battens.
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Fourth Floor

The fourth floor was added to the building in 1956. The original design of the roof space had remarkably high
parapets with window openings suggest that Ager considered the potential for adding another floor and
accommodated this in his design. The fourth floor extends across the entire building and an extension was made
over the Lewis & Co Building to accommodate the lobby and east toilets. Access was provided to a small outdoor
area on the south side of the Newburgh Building and to the Lewis & Co roof. Today, the fourth floor is divided
into ten areas and spaces (Rooms 68-76, 80; Figure 6-108) accessed off a central hallway. The layout of the floor
has seen only minor changes since it was constructed.
The fourth-floor linings are consistent with the 1950s, including fibrous plasterboard, hardboard, softboard and
timber veneer on the walls, softboard on the ceiling and linoleum on the floors (Figure 6-107). Quarter-round
mouldings are used as cornice and the skirting boards and architraves have a bullnose profile. Plain doors are
predominant throughout the floor. Other fittings include built in cabinetry, radiators, venetian blinds, florescent
light fittings and a safe. The roof of this extension appears to be in poor condition, with considerable water damage
Room 71 shows (Figure 6-109)
A large strong room was constructed on the east side of the fourth floor, which has reinforced concrete walls.
BMC (2018) have noted that no additional supports were installed when this feature was added. The strong room
is fitted out with timber shelving.

Figure 6-107. Left: Photograph of the hallway looking east, showing the timber veneer dado. Right: Photograph of Room 80,
looking north, showing the linoleum on the floors, hardboard and softboard on the walls, and softboard ceiling.
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Figure 6-108. Fourth floor plan of the Lewis & Co. (right) and Newburgh (left) Buildings, collectively known as the Government Life Building.
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Figure 6-109. Water damage in Room 71.
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6.3.4

On Site Observations: Smith’s Building (31 Dee Street)

The building at 5 Dee Street was constructed in 1875 to a design by architect Angus Kerr at the behest of John
Smith as an extension to his building on the corner of Esk and Dee Streets. Most of Smith’s Building was
demolished and replaced with the Newburgh Building in 1928. Exterior and interior alterations were undertaken
in 1924 and 1993. The following description of the building follows from the site visit conducted by Peter Mitchell
and Dr Naomi Woods on 8 May 2018.
Table 6-8. Summary of built structures at 31 Dee Street, Invercargill.
Building Name
Address
Heritage Listing
ICC Heritage Record
Construction Details
Building Details

Smith’s Building
31 Dee street, Invercargill
n/a
No 88; Appendix II.2
•
Constructed 1875, architect Angus Kerr, commissioned by John Smith
•
Exterior and interior alterations 1924 and 1993
Basement: 1 (Room 5)
Ground floor: 4 (Rooms 1-4)
First floor: Unknown (unable to be accessed)

The results of the assessment survey are presented below, first considering the external details before discussing
the interior of the building. Both the exterior and the interior extensively modified on numerous occasions since
the building was first constructed, and as a result, there is very little visible heritage fabric. The building is comprised
of the basement, ground floor and first floor. The first floor has been sealed since the construction of the
Newburgh Building in 1928 and as such this area was unable to be inspected during the site visit.
West Elevation

The west elevation of Smith’s Building faces Dee Street (Figure 6-110). As discussed in the history above, this
building was an 1875 extension to Smith’s larger building that occupied the corner section where the Newburgh
Building now stands. The windows on the ground floor of the west elevation have been boarded over and are not
visible from the exterior of the building. An inset door in the ground floor of the west elevation accesses Room 1.
A bull nose verandah clad with corrugated iron and supported by three metal posts extends form just below a row
of aluminium awning windows (Figure 6-110). All the above features date to the 1993 exterior alterations.

Figure 6-110. The Dee Street façade of Smith’s Building.
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There are three arched windows with timber sashes in the first floor of the west elevation (Figure 6-110). These
appear to date to the pre-1900 façade. Curved awnings, added during the 1993 alterations, sit above the first-floor
windows. The façade itself has been greatly simplified at some point during the twentieth century and the brick
has been rendered and painted green.
North, South and East Elevations

The north and south elevations of Smith’s Building are not visible due to the proximity of the buildings on either
side, and the east elevation of Smith’s Building was difficult to photograph due to the proximity of other buildings.
A modern single-storey extension clad in cement fibre board dominates the ground floor of the east elevation
(Figure 6-111). There is an aluminium frame fixed window in the gable end of the east elevation (Figure 6-111;
right). Again, this dates to 1993.

Figure 6-111. Left: section of the east elevation of Smith’s Building, looking west with the 1993 extension in the foreground.
Note the fibre board cladding. Right: the east elevation of Smith’s Building as seen from the first floor of a neighbouring
building, looking southwest. Note the aluminium window in the gable end. A small section of the east elevation of the first
floor is visible above the apex of the gable.

Roof

The first floor of the building at Smith’s Building has a hipped roof clad in corrugated iron. The ground floor roof
toward the east end of the original building is a simple gable clad in corrugated iron. It is unclear whether the
corrugated iron cladding is original, though it has most likely been replaced at some time. The modern rear
extension has a mono-pitch roof that slopes down to the east and is also clad in corrugated iron.
Windows

There are a range of window styles present in Smith’s Building. The only windows that appear to date from the
nineteenth century are the three sash windows in the first floor of the west elevation (Figure 6-110). All other
windows date to either 1924 or the 1993 modifications to the building.
Basement

The basement (Figure 6-112) is concrete lined and features three refrigerated rooms that were installed in 2001
(Figure 6-113). There are no original features or fabric visible in the basement, which has been most recently used
as cool storage for the Frog’n’Firkin bar (Figure 6-114).
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Figure 6-112. Ground floor (top) and basement (bottom) floor plans of Smith's Building.
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Figure 6-113. Looking west in the basement of Smith’s Building.

Figure 6-114. Looking east in the basement of Smith’s Building.

Ground Floor

The ground floor of Smith’s Building is dominated by a large bar area (Room 1; Figure 6-112), which occupies the
entire length of the original building, with a raised section above the basement approximately two thirds of the
way down the room toward the east end (Figure 6-115, Figure 6-116, Figure 6-117 and Figure 6-118). Two
archways, one on either side of the raised section of Room 1, have been infilled (Figure 6-119) The northern arch
opened into the Lewis & Co Building and dates to 1914, while the southern opening used to open to the cinema
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complex next door. A section of the plaster board ceiling in Room 1 has collapsed, revealing burnt tongue and
groove match lining (Figure 6-120). This may date to the 1888 fire that damaged and destroyed parts of the
building. The open ceiling in the raised eastern section of Room 1 may retain some pre-1900 fabric and features.
Most of the fabric and features visible in Room 1 date to 1993.

Figure 6-115. Looking west in Room 1.

Figure 6-116. Looking east in Room 1.
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Figure 6-117. Looking west in the raised section of Room 1.

Figure 6-118. Looking east in the raised section of Room 1. The wall is the original east wall of the building.
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Figure 6-119. Two blocked up doors in Room 1. Left: in the south wall, used to open into the movie theatre complex next door.
Right: old accessway to the Lewis & Co Building in the north wall.

Figure 6-120. A section of beaded tongue and groove ceiling lining beneath the modern plaster board in Room 1. Note the fire
damage.

First Floor

As mentioned above, the first floor of Smith’s Building was unable to be accessed during the site visit. There do
not appear to ever have been stairs to the upper floor within this part of Smith’s Building, suggesting that this
space has been sealed since the rest of the building was demolished in the 1920s to make way for the Newburgh
Building.
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6.3.5

Archaeological Values (Site E46/67)

The significance of an archaeological site is determined by, but not limited to, its condition, rarity or uniqueness,
contextual value, information potential, amenity value, and cultural association. A brief evaluation of the site is
provided in Table 6-27 based on the criteria defined by HNZPT (NZHPT, 2006). Overall site E46/67 has been
determined to possess moderate archaeological value, particularly when considered alongside the other sites on
this block, due to its potential to inform our understanding of Invercargill’s development from its establishment
through to the twentieth century. The value of this site is, however, negatively impacted by the extensive
disturbance of archaeological remains that occurred during the construction of the two large twentieth century
buildings.
Table 6-9. Summary of archaeological value for site E46/67.
Value

Criteria

Condition

Assessment
Poor. Only one dilapidated pre-1900 building remains on
site (Smith’s Building) and the remainder is occupied by
large, multi-storied early twentieth century buildings. An
extensive basement underneath the Lewis & Co Building is
known through the historical record to have disturbed
archaeological material and so it is probable that relatively
few sub-surface deposits and/or features survive in situ.

Rarity or
Uniqueness

Is the site(s) unusual, rare or unique, or notable in any other
way in comparison to other sites of its kind?

Moderate. Historic commercial sites are common around
New Zealand and many have been investigated
archaeologically. However, within Invercargill only one site
complex of this type has been previously investigated.

Contextual
Value

Does the site(s) possess contextual value? Context or group
value arises when the site is part of a group of sites which
taken together as a whole, contribute to the wider values of
the group or archaeological, historic or cultural landscape.
There are potentially two aspects to the assessment of
contextual values; firstly, the relationship between features
within a site, and secondly, the wider context of the
surroundings or setting of the site. For example, a cluster of
Maori occupation sites around a river mouth, or a gold
mining complex.

High. When considered alongside the other sites on this
block, E46/67 forms a site complex that provides a rare
opportunity to investigate an urban block from settlement
through to the present. Archaeological features and material
encountered here may also be able to be attributed to
specific occupants, such as local company Lewis and Co.

Information
Potential

What current research questions or areas of interest could
be addressed with information from the site(s)?
Archaeological evaluations should take into account current
national and international research interests, not just those
of the author.

High. Archaeological features and deposits encountered at
this site have the potential to reveal a wealth of information
about the development of Invercargill from its inception
through to the present.

Amenity Value

Amenity value (e.g. educational, visual, landscape). Does the
site(s) have potential for public interpretation and
education?

High. The three buildings on site are all scheduled as
heritage items on the ICC District plan due to their amenity
value.

Cultural
Associations

Does the site(s) have any special cultural associations for
any particular communities or groups, e.g. Maori, European,
Chinese.

European

6.3.6

Heritage Values – The Lewis & Co Building

Assessment of heritage significance is guided by the criteria outlined in Heritage New Zealand Pouhere Taonga
Act 2014, the definition of historic heritage in the Resource Management Act 1991, and best practice standards
from Heritage New Zealand (NZHPT, 2007a). The individual assessment criteria for the Lewis & Co Building
(ICC Heritage item No. 33 and HNZPT List No. 2519, Category 2) are summarised in Table 6-10Table 6-11
below, and based on this assessment, NZHP considers the Lewis & Co Building to have a high level of overall
significance.
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Table 6-10. Summary of physical, historic, and cultural values for the Newburgh Building (ICC Heritage item No. 15, HNZPT
List No. 2470).
Archaeological
Values
Archaeological
Information

Does the place or area have the potential to contribute information about the human history of the region, or to current
archaeological research questions, through investigation using archaeological methods?
•

Architectural Values
Architecture

Is the place significant because of its design, form, scale, materials, style, ornamentation, period, craftsmanship or other
architectural element?
•

Rarity

High. The Lewis & Co Building is part of the Block II townscape that includes buildings of various ages, styles
and levels of integrity that reflects the development of Invercargill. Together with the Newburgh Building, it
forms a significant streetscape element.

Is the place or area a focus of community, regional or national identity or sense of place, and does it have social value
and provide evidence of cultural or historical continuity?
•

Public esteem

Yes. The majority of the Lewis & Co Building has been vacant for some time and is in an advanced state of
disrepair.

Is the place or area part of a group of heritage places, a landscape, a townscape or setting which when considered as a
whole amplify the heritage values of the place and group/ landscape or extend its significance?
•

Cultural Values
Identity

Moderate to High. While the interior of the building has been extensively altered, heritage fabric remains
throughout the building; although, it is covered by modern linings in many areas. Of particular interest are
the steel windows, ornate fibrous plaster ceilings and timber panelling. While the building saw extensive
alterations in the 1970s, much of this fabric remains today.

Is the place vulnerable to deterioration or destruction or is threatened by land use activities?
•

Context or Group

High. The exterior of the Lewis & Co Building has not been extensively altered and so is representative of its
initial design and the work of architects Anscombe and Smith. The interior has undergone numerous
alterations, including major alterations in the 1970s. The building is unique in Invercargill, being the first of
this style, featuring large steel windows, a flat roof (utilised as part of the tea rooms), and to use reinforced
concrete in its construction. Moreover, the design called for innovative use of technology and materials,
being the first to use electric lifts in its construction and to have a cellar that extends beyond the building and
up to the edge of the footpath (and lit by prism lights). The building is also significant in that its design called
for multiple electric lifts installed, to have a building-wide telecommunication installed, electric lights
throughout, and to have large steel windows.

Does the place have integrity, retaining significant features from its time of construction, or later periods when
important modifications or additions were carried out?
•

Vulnerability

High. Commercial buildings of this age are very common in Invercargill and around New Zealand, however
there are few of comparable size locally, and none in this style.

Is the place or area a good example of its class, for example, in terms of design, type, features, use, technology or time
period?
•

Integrity

High. The Lewis & Co Building was one of the largest buildings in Invercargill when it was constructed, and is a
high quality and early example of reinforced concrete Commercial design. The style of the Lewis & Co
Building is unique in Invercargill and has several features that were highly uncommon at the time of its
construction, such as its flat roof, reinforced concrete construction, large steel windows and basement that
extended beyond the building footprint to the edge of the footpath.

Is the place or area, or are features within it, unique, unusual, uncommon or rare at a district, regional or national level
or in relation to particular historical themes?
•

Representativeness

Low. The excavations for the basement of the Lewis and Co. Building at the time of its construction will have
destroyed most if not all archaeological remains within its footprint.

Moderate. The Lewis & Co Building was a focal part of the community, particularly the tea rooms on the third
floor. The tea rooms were later taken over by the Brown Owl Tearooms, which became the first licensed
restaurant in New Zealand. The Brown Owl was one of just four establishments to serve alcohol after
prohibition ended. Additionally, the building serves as a physical reminder of Invercargill’s development
during the twentieth century.

Is the place held in high public esteem for its heritage or aesthetic values or as a focus of spiritual, political, national or
other cultural sentiment?
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•

Commemorative

Does the place have symbolic or commemorative significance to people who use or have used it, or to the descendants
of such people, as a result of its special interest, character, landmark, amenity or visual appeal?
•

Education

High. The Lewis & Co Building is associated with well-known local firm Lewis and Co., nationally significant
architects Edmund Anscombe and Henry McDowell Smith, and was one of the Fletcher Brothers’ (now
Fletcher Construction) earliest major construction projects.

Is the place associated with an important event in local, regional or national history?
•

Patterns

Moderate. The Lewis & Co Building was occupied by the Brown Owl Tearooms which was the first restaurant
in New Zealand to serve alcohol in the 1940s.

Is the place associated with important aspects, processes, themes or patterns of local, regional or national history?
•

Scientific
Scientific

Moderate. The Lewis & Co Building is associated with the social and economic development of Invercargill.

Does the area or place have the potential to provide scientific information about the history of the region?
•

Technological
Technology and
Engineering

The Lewis & Co Building holds no scientific value.

Does the place demonstrate innovative or important methods of construction or design, does it contain unusual
construction materials, is it an early example of the use of a particular construction technique or does it have the
potential to contribute information about technological or engineering history?
•

6.3.7

The Lewis & Co Building is part of archaeological site E46/67, so is protected by the Heritage New Zealand
Pouhere Taonga Act 2014, and is scheduled on the ICC District plan as a heritage item so is also protected
under the Resource Management Act.

Is the place associated with the life or works of a well-known or important individual, group or organisation?
•

Events

There are no known tangata whenua connections to the Lewis & Co Building.

Does the place or area have recognition in New Zealand legislation or international law including: World Heritage Listing
under the World Heritage Convention 1972; registration under the Heritage New Zealand Pouhere Taonga Act 2014; is it
an archaeological site as defined by the Heritage New Zealand Pouhere Taonga Act 2014; is it a statutory
acknowledgement under claim settlement legislation; or is it recognised by special legislation?
•

Historic Values
People

Low. The Lewis & Co Building does not possess the ability to significantly contribute to public education or
awareness of the past.

Is the place important to tangata whenua for traditional, spiritual, cultural or historical reasons?
•

Statutory
recognition

The Lewis & Co Building does not hold any commemorative value.

Could the place contribute, through public education, to people’s awareness, understanding and appreciation of New
Zealand’s history and cultures?
•

Tangata whenua

Moderate. The Lewis & Co Building is protected by the ICC District Plan as a heritage item and is listed as a
Category 2 Historic Place with HNZPT.

Moderate. The Lewis & Co Building holds some technological value as it was one of the first buildings in
Invercargill to have multiple lifts, electric lights and internal telecommunication systems as part of the original
design. It was also the first time in Invercargill that an electric lift was used to transfer building materials from
street level to the upper stories.

Heritage Values – The Newburgh Building

Assessment of heritage significance is guided by the criteria outlined in Heritage New Zealand Pouhere Taonga
Act 2014, the definition of historic heritage in the Resource Management Act 1991, and best practice standards
from HNZPT (NZHPT, 2007a). The individual assessment criteria for the Newburgh Building (ICC Heritage item
No. 15 and HNZPT List No. 2470, Category 2) are summarised in Table 6-11 below, and based on this assessment,
NZHP considers the Newburgh Building to have a medium level of overall significance.
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Table 6-11. Summary of physical, historic, and cultural values for the Newburgh Building (ICC Heritage item No. 15, HNZPT
List No. 2470).
Archaeological
Values
Archaeological
Information

Does the place or area have the potential to contribute information about the human history of the region, or to current
archaeological research questions, through investigation using archaeological methods?
•

Architectural Values
Architecture

Is the place significant because of its design, form, scale, materials, style, ornamentation, period, craftsmanship or other
architectural element?
•

Rarity

Moderate. The Newburgh Building is protected by the ICC District Plan as a heritage item and is listed as a
Category 2 Historic Place with HNZPT.

Does the place have symbolic or commemorative significance to people who use or have used it, or to the descendants
of such people, as a result of its special interest, character, landmark, amenity or visual appeal?
•

Education

Low. The Newburgh Building is not a focus of any shared identities; however, it does act as a physical
reminder of Invercargill’s development during the twentieth century.

Is the place held in high public esteem for its heritage or aesthetic values or as a focus of spiritual, political, national or
other cultural sentiment?
•

Commemorative

High. The Newburgh Building is part of the Block II townscape that includes buildings of various ages, styles
and levels of integrity that reflects the development of Invercargill. Together with the Lewis and Co. Building,
it forms a significant streetscape element.

Is the place or area a focus of community, regional or national identity or sense of place, and does it have social value
and provide evidence of cultural or historical continuity?
•

Public esteem

Yes. The majority of the Newburgh Building has been vacant for some time and is in an advanced state of
disrepair.

Is the place or area part of a group of heritage places, a landscape, a townscape or setting which when considered as a
whole amplify the heritage values of the place and group/ landscape or extend its significance?
•

Cultural Values
Identity

Moderate. The exterior of the building has not undergone extensive alterations over time and remains an
excellent example Commercial design; however, the interior has low integrity and has little heritage fabric
remaining.

Is the place vulnerable to deterioration or destruction or is threatened by land use activities?
•

Context or Group

High. There are few buildings in Invercargill of this style, and the Newburgh Building is an excellent
representative of Commercial style architecture. The façade has seen little alteration over time, apart from
the ground floor, which has recently been updated.

Does the place have integrity, retaining significant features from its time of construction, or later periods when
important modifications or additions were carried out?
•

Vulnerability

High. Commercial buildings of this age and this style are very common in Invercargill and around New
Zealand, however there are few of comparable size and style locally.

Is the place or area a good example of its class, for example, in terms of design, type, features, use, technology or time
period?
•

Integrity

High. The Newburgh Building was one of the largest buildings in Invercargill when it was constructed and is a
high-quality example of reinforced concrete Commercial design.

Is the place or area, or are features within it, unique, unusual, uncommon or rare at a district, regional or national level
or in relation to particular historical themes?
•

Representativeness

Low. There is record of the construction of the Newburgh Building causing significant disturbance to
underlying archaeological remains.

The Newburgh Building does not hold any commemorative value.

Could the place contribute, through public education, to people’s awareness, understanding and appreciation of New
Zealand’s history and cultures?
•

Low. The Newburgh Building does not possess the ability to significantly contribute to public education or
awareness of the past.
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Tangata whenua

Is the place important to tangata whenua for traditional, spiritual, cultural or historical reasons?
•

Statutory
recognition

Does the place or area have recognition in New Zealand legislation or international law including: World Heritage Listing
under the World Heritage Convention 1972; registration under the Heritage New Zealand Pouhere Taonga Act 2014; is it
an archaeological site as defined by the Heritage New Zealand Pouhere Taonga Act 2014; is it a statutory
acknowledgement under claim settlement legislation; or is it recognised by special legislation?
•

Historic Values
People

The Newburgh Building is not associated with any significant individuals or groups.

Is the place associated with an important event in local, regional or national history?
•

Patterns

The Newburgh Building is not associated with any important events.

Is the place associated with important aspects, processes, themes or patterns of local, regional or national history?
•

Scientific
Scientific

Moderate. The Newburgh Building is associated with the social and economic development of Invercargill.

Does the area or place have the potential to provide scientific information about the history of the region?
•

Technological
Technology and
Engineering

The Newburgh Building holds no scientific value.

Does the place demonstrate innovative or important methods of construction or design, does it contain unusual
construction materials, is it an early example of the use of a particular construction technique or does it have the
potential to contribute information about technological or engineering history?
•

6.3.8

The Newburgh Building is part of archaeological site E46/67, so is protected by the Heritage New Zealand
Pouhere Taonga Act 2014 and is scheduled on the ICC District plan as a heritage item so is also protected
under the Resource Management Act.

Is the place associated with the life or works of a well-known or important individual, group or organisation?
•

Events

There are no known tangata whenua connections to the Newburgh Building.

The Newburgh Building holds no technological value.

Heritage Values – Smith’s Building

Assessment of heritage significance is guided by the criteria outlined in Heritage New Zealand Pouhere Taonga
Act 2014, the definition of historic heritage in the Resource Management Act 1991, and best practice standards
from HNZPT (NZHPT, 2007a). The individual assessment criteria for Smith’s Building (ICC Heritage item No.
88) are summarised in Table 6-12 below, and based on this assessment, NZHP considers Smith’s Building to have
a low level of overall significance.
Table 6-12. Summary of physical, historic, and cultural values for Smith’s Building (ICC Heritage item No. 88).
Archaeological
Values
Archaeological
Information

Does the place or area have the potential to contribute information about the human history of the region, or to current
archaeological research questions, through investigation using archaeological methods?
•

Architectural Values
Architecture

Is the place significant because of its design, form, scale, materials, style, ornamentation, period, craftsmanship or other
architectural element?
•

Rarity

Moderate. Smith’s Building is part of an archaeological site that has been assessed as possessing moderate
archaeological value (see Table 6-9).

Low. Smith’s Building is a typical brick Victorian commercial building and has a plain functionalist façade that
has been heavily modified since its construction.

Is the place or area, or are features within it, unique, unusual, uncommon or rare at a district, regional or national level
or in relation to particular historical themes?
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•

Representativeness

Is the place or area a good example of its class, for example, in terms of design, type, features, use, technology or time
period?
•

Integrity

Moderate. Smith’s Building was occupied by well-known local firm Lewis and Co. for several decades.

Is the place associated with an important event in local, regional or national history?
•

Patterns

Smith’s Building was constructed prior to 1900 and is part of archaeological site E46/67, so is protected by
the Heritage New Zealand Pouhere Taonga Act 2014 and is scheduled on the ICC District plan as a heritage
item so is also protected under the Resource Management Act.

Is the place associated with the life or works of a well-known or important individual, group or organisation?
•

Events

There are no known tangata whenua connections to Smith’s Building.

Does the place or area have recognition in New Zealand legislation or international law including: World Heritage Listing
under the World Heritage Convention 1972; registration under the Heritage New Zealand Pouhere Taonga Act 2014; is it
an archaeological site as defined by the Heritage New Zealand Pouhere Taonga Act 2014; is it a statutory
acknowledgement under claim settlement legislation; or is it recognised by special legislation?
•

Historic Values
People

Low. Smith’s Building does not possess the ability to significantly contribute to public education or awareness
of the past.

Is the place important to tangata whenua for traditional, spiritual, cultural or historical reasons?
•

Statutory
recognition

Smith’s Building does not hold any commemorative value.

Could the place contribute, through public education, to people’s awareness, understanding and appreciation of New
Zealand’s history and cultures?
•

Tangata whenua

Low. The façade of Smith’s building is protected by the ICC District Plan as a heritage item, however it has
been suggested this protection be removed (Farminer & Miller, 2016).

Does the place have symbolic or commemorative significance to people who use or have used it, or to the descendants
of such people, as a result of its special interest, character, landmark, amenity or visual appeal?
•

Education

Low. Smith’s Building is not a focus of any shared identities; however, it does act as a physical reminder of
Invercargill’s development during the nineteenth, twentieth and twenty-first centuries.

Is the place held in high public esteem for its heritage or aesthetic values or as a focus of spiritual, political, national or
other cultural sentiment?
•

Commemorative

Moderate. Smith’s Building is part of the Block II townscape that includes buildings of various ages, styles and
levels of integrity that reflects the development of Invercargill but is not a principal contributor to the
dominant group values.

Is the place or area a focus of community, regional or national identity or sense of place, and does it have social value
and provide evidence of cultural or historical continuity?
•

Public esteem

Yes. Smith’s Building has been vacant for some time and is in an advanced state of disrepair.

Is the place or area part of a group of heritage places, a landscape, a townscape or setting which when considered as a
whole amplify the heritage values of the place and group/ landscape or extend its significance?
•

Cultural Values
Identity

Low. Most of the interior and exterior heritage fabric has been lost or heavily modified.

Is the place vulnerable to deterioration or destruction or is threatened by land use activities?
•

Context or Group

Low. Smith’s Building has been extensively altered on the interior and exterior, and as a result retains little
period fabric.

Does the place have integrity, retaining significant features from its time of construction, or later periods when
important modifications or additions were carried out?
•

Vulnerability

Low. Commercial buildings of this age and in this style are very common in Invercargill and around New
Zealand.

Smith’s Building is not associated with any important events.

Is the place associated with important aspects, processes, themes or patterns of local, regional or national history?
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•
Scientific
Scientific

Does the area or place have the potential to provide scientific information about the history of the region?
•

Technological
Technology and
Engineering

Moderate. Smith’s Building is associated with the social and economic development of Invercargill.

Smith’s Building holds no scientific value.

Does the place demonstrate innovative or important methods of construction or design, does it contain unusual
construction materials, is it an early example of the use of a particular construction technique or does it have the
potential to contribute information about technological or engineering history?
•

Smith’s Building holds no technological value.
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6.4

Town Section 3 North (Site E46/68)

Town Section 3 north is comprised of three historic properties, currently occupied by three commercial buildings
built in the 1870s (Figure 6-121). Town Section 3 was initially purchased by one of Invercargill’s earliest and wellknown residents, John Kelly. The property was eventually transferred to William Lind, who owned all of TS 1 to
3. Archaeological site E46/68 includes three historic properties as defined in Deposit Plan 6 (Figure 6-122) and
covers multiple modern land parcels (Part Section 3 and Lots 1-4 DP 3298). The site is currently occupied by:
• Coxhead’s Building (31-35 Esk Street)
o Constructed 1875, designed by F W Burwell, commissioned by Coxhead Brothers
o Addition made in 1878
o Interior rebuilt in 1900 after fire gutted building
o Heritage item No. 131 on the ICC District Plan
• Martin, Maitland & Co.’s Building (37 Esk Street)
o Constructed 1877, designed by F W Burwell, commissioned by Martin, Maitland and Co.
o Additional storey added in 1883
o Interior and exterior alterations in 1943, 1974, and 2005
o Heritage item No. 132 on the ICC District Plan
• MacDonald’s Building (41 Esk Street)
o Constructed in 1873, designed by Angus Kerr, commissioned by Thomas McDonald

Figure 6-121. Town Section 3 north, Block II, Invercargill (E46/68). Top to bottom: Burwell (Burwell, 1886), Council of Fire
Underwriters’ Association of New Zealand (Council of Fire Underwriters’ Association of New Zealand, 1910) and LINZ (2016).

6.4.1

Historical Background

The following section outlines the history of the site and explores the various individuals, businesses and buildings
that have occupied the properties throughout the nineteenth and twentieth century. A summary of the land
transactions and key events for TS 3 north can be found in Table 6-13.
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Table 6-13. Summary of land transactions and key events records for E46/68.
Year
1856
1857
1859
1859
1863
1863

1882
1882
1882
1883
1884
1884
1884
1886
1892
1893
1894
1896
1898

Event
John Kelly builds whare on site
Robert Stuart purchases TS 3
Crown Grant of TS 3 to Robert Stuart
TS 3 conveyed to William Augustus Lind
West third leased to George John Cuthbert and Duncan Guy
West third leased to Alexander Jamieson
East third transferred to Thomas Morell MacDonald, advertises for tenders for the erection of brick
building
Frank Arnold Coxhead and Harry Coxhead call for tenders for the construction of brick building on
west third
West third leased to F A Coxhead and H Coxhead
Robert Taylor occupying part of Coxhead’s Building
Centre third leased to Martin, Maitland and Company
Partnership between Thomas Morell MacDonald and William Russell
Martin, Maitland and Co. advertise for tenders for the construction of a building on centre third
Partnership between Frank Arnold Coxhead and Harry Coxhead is dissolved
Transfer of lease of west third Harry Coxhead to Frank Arnold Coxhead
Lease of centre third transferred to James Walker Bain
Frank Coxhead advertises for tenders for brick additions to Coxhead’s Building
Lease of Martin, Maitland and Co. building transferred to Southland Times Company
Joseph T Henry takes over Frank Coxhead’s business and building
Robert Taylor retires, leaves Coxhead’s Building
Lease of west third transferred to William Benjamin Seandrett
Joseph T Henry sells his stock and trade
South New Zealand Finance Loan Building and Agency Company advertise for tenders for the
construction of strong room in Coxhead’s Building
Lease of west third transferred to South New Zealand Finance Loan Building and Agency Company
Alfred Aldridge occupying Coxhead’s Building
Southland Times Company purchases centre third
Second storey addition to Martin, Maitland and Co. Building by Southland Times
West third transferred re Agnes Lind’s Will to Donald Lachlan Matheson and Alexander Moir
West third transferred to William Lind and Anna Ulrica Twinem
James M. Nicholas occupying part of Coxhead’s Building
SNZFBLAC offer photographic studio in Coxhead’s Building for lease
Frank Coxhead occupying Coxhead’s Building studio
Thomas Muir occupying Coxhead’s Building studio
Alfred Aldridge leaves Coxhead’s Building
Martin, Maitland and Co. Building and centre third transferred to Robert Gilmour
South New Zealand Finance Loan Building and Agency Company go into liquidation

1899

Two fires break out in Coxhead’s Building, second one guts the building

1900
1903

Charles Begg and Co. advertise opening of their business in Coxhead’s Building
West third leased to Charles Begg and Co.
Centre third transferred to James Gilmour, Robert Joyce Gilmour, David John Gilmour and Douglas
Gordon Gilmour re will of Robert Gilmour
Martin, Maitland and Co. Building altered and extended
Death of Thomas Morell MacDonald
Transfer of east third as per the Will of Thomas Morell MacDonald to Thomas MacDonald, Herbert
Alexander MacDonald, Arnold Morell MacDonald
Centre third leased to William Smith
Martin, Maitland and Co. Building altered
Centre third transferred to William Smith
East third transferred to Robert Percy Mech and William Hunter Oughton
Martin, Maitland and Co. Building façade and floor plan altered
Martin, Maitland and Co. Building floor plan altered
Martin, Maitland and Co. Building floor plan altered

1873
1875
1876
1876
1876
1877
1877
1877
1877
1878
1878
1880
1880
1880
1882
1882
1882

1904
1908
1909
1909
1909
1909
1914
1923
1943
1974
2005

Source
Hall-Jones, 1946
H.46
DR. B.173
DR B.173
Deeds Register 1.333
Deeds Register 2.192
D.604, Southland Times,
1873b
Southland Times, 1875c
SL5/235
Southland Times, 1876c
SL5/235
Southland Times, 1877a
Southland Times, 1877c
Southland Times, 1877c
SL5/235
Southland Times, 1878f
(Southland Times, 1878a)
SL5/235
(Southland Times, 1880r)
Southland Times, 1880f
SL25/106
Southland Times, 1882c
Southland Times, 1882b
SL25/106
Southland Times, 1882c
SL25/93
Southland Times, 1883c
SL25/106
SL25/106
Southland Times, 1884a
Southland Times, 1886d
Southland Times, 1892d
Southland Times, 1893b
Southern Cross, 1896b
SL25/93
Southland Times, 1898c
Oamaru Mail, 1899;
Evening Star, 1899
Southern Cross, 1896b
SL77/233
SL25/93
Southland Times, 1908b
Southland Times, 1909d
SL9/265
SL25/93
Southland Times, 1909c
SL25/93
SL9/265
ICC Property File
ICC Property File
ICC Property File

The land comprising TS 3 is thought to have been first occupied by John Kelly in 1856 when he erected his whare
in the vicinity (Hall-Jones, 1946; for further discussion see Section 6.1). Robert Stuart purchased TS 3 on 20 March
1857 (H.46). Stuart was born in Scotland in 1833 and immigrated to New Zealand in 1852. Following some time
spent farming, Stuart took up Develing’s run at Edendale where he bred Clydesdale horses (Hall-Jones, 1946: 43).
Stuart came to own a number of Invercargill town sections during the first years of the townships development,
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but no evidence could be found to suggest Stuart occupied site E46/68. William Augustus Lind purchased TS 3
from Stuart in February 1859, likely as a means of expanding the Albion Hotel (Deeds Register 1.998).
In 1861 William Lind left Invercargill to set up a farm and leased out his town properties. Following his death in
1866 (Southland Times, 1866b), these properties passed to his wife Agnes. The history of this portion of Lind’s
property prior to 1873 in not clear in the historical record. A plan showing Agnes Lind’s property in 1875 shows
the three sections of site E46/68 (Figure 6-122). The eastern portion of TS 3 north was purchased from Agnes
Lind by Thomas Morell MacDonald in December 1873, while the rest remained the property of Lind (Deeds
Register 19.197). The centre of TS 3 was leased to Martin, Maitland and Co. and the western portion, along with
part of TS 2, leased to Frank and Harry Coxhead in 1876.

Figure 6-122. Detail from Deposit Plan 6 (1875), showing the plan of Agnes Lind’s property and the individual lease holders
and owners of the three sites E46/68 properties (top right).

Thomas Morell MacDonald was born in Samoa in 1835 and was educated in England. He moved to New Zealand
in the 1850s to Invercargill in 1862, where he opened an office in Clyde Street and became the first provincial
solicitor (Hall-Jones, 1946: 76-77). Upon taking ownership of the Esk Street property, MacDonald advertised for
tenders for erection of a brick building designed by architect Angus Kerr (Southland Times, 1873c). MacDonald
was advertising his business from the premises by June 1873 (Southland Times, 1873d). MacDonald is recorded
as occupying the property in the 1878-1879 street directories (H. Wise & Co. 1878-1879: 152).
MacDonald had entered into partnership with William Russell in the 1860s, and this arrangement was renewed
under the style of “MacDonald and Russell” in March 1877 (Southland Times, 1877a). The 1886 Burwell Plan
shows the footprint of MacDonald’s 1873 building which is identified as being occupied by MacDonald and Russell
(Figure 6-121). A small wooden building was also present at the rear of the section.
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Figure 6-123. Detail from photograph taken on Dee Street in circa 1880, showing MacDonald’s building present on part of
Town Section 3 (indicated in red) (Burton Brothers, c.1880).

MacDonald and Russell are recorded in the 1880-1891 street directories in occupation of the premises (H. Wise &
Co. 1880-1881: 152, 1883-1884: 180, 1885-1886: 196, 1887-1888: 237, 1890-1891: 244). The partnership between
MacDonald and Russell was again dissolved in August 1890 (Southland Times, 1890h). In 1892 MacDonald took
his son, Herbert Alexander MacDonald, into partnership with him, and the firm became known as “T M
MacDonald and Son” (Southland Times, 1892c). During his career Macdonald was solicitor to many public bodies,
chairman of the Southland Education Board and of the Southland Times and prominently associated with First
Church, Y. M. C. A., Athenaeum and Music Union. MacDonald continued to own and occupy the property until
his death in 1909 (Southland Times, 1909d). Following his death, the property and business passed to his sons,
Thomas MacDonald, Herbert Alexander MacDonald, and Arnold Morell MacDonald (SL9/265). The
MacDonalds continued to own the premises until 1916. The 1910 fire and insurance plan shows the footprint of
MacDonald’s 1873 building little changed since 1886 (Figure 6-121).
The central portion of TS 3 north was leased by Agnes Lind to George Frederick Martin and George Hepburn
Maitland in August 1876 (SL5/235). Martin and Maitland had been in business together as auctioneers, stock,
station, and general commission agents under the style of “Martin, Maitland & Co.” since 1874 (Southland Times,
1874d). Martin, Maitland & Co. called for tenders for the erection of offices in Esk Street designed by architect
Frederick Burwell in March 1877 (Southland Times, 1877c). Little Brothers won the tender for the construction
of a one-storied brick building with “a cornice similar to that on the adjoining tenement, namely, the shops of Mr
Taylor and Messrs Coxhead Bros” later that month (Southland Times, 1877i). By August Martin, Maitland & Co.
were advertising their business from Esk Street (Southland Times, 1877e). Martin, Maitland & Co. took out a
mortgage on the property in September of that year (SL5/235). Martin, Maitland & Co. are recorded in the 18781879 street directories as occupying the premises (H. Wise & Co. 1878-1879: 152). However, in April 1878 Martin,
Maitland & Co. sold the lease and building to James Walker Bain for £930 (Southland Times, 1878f).
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James Walker Bain was the owner of the Southland Times, and formally took over the lease of the property in August
1878 (SL5/235). The Southland Times had been established in Invercargill in 1862, and had previously been
publishing the paper in offices in Esk Street until they were destroyed by fire in 1878 (Southland Times, 1878g).
The Southland Times announced the removal of their printing and editorial offices to Martin, Maitland and Co.’s
Building in August 1878 (Southland Times, 1893b). Bain transferred ownership of the newspaper in 1878 to the
Southland Times Company. Bain also transferred the lease of the property to the Southland Times Company in
December 1880. Tenders were invited to make alterations and erect a second storey to Martin, Maitland and Co.’s
Building, designed by architect Angus Kerr, in January 1883 (Southland Times, 1883d). The additions and
alterations were completed by the end of the year (Southland Times, 1883f). The 1886 Burwell Plan shows the
footprint of Martin, Maitland and Co.’s Building, with an iron outbuilding labelled “printing room” at the rear
(Figure 6-121). A photograph taken on Esk Street circa 1890 shows the façade of Martin, Maitland and Co.’s
Building (Figure 6-124).

Figure 6-124. Detail from a photograph taken on Esk Street in circa 1890s, showing the Southland Times occupying Martin,
Maitland & Co.’s Building on Town Section 3 (Anon, 1890).

The Southland Times continued to occupy the premises for the remainder of the nineteenth century (H. Wise & Co.
1880-1881: 152, 1883-1884: 180, 1885-1886: 196, 1887-1888: 237, 1890-1891: 244, 1892-1893: 144, 1894-1895:
388, 1896-1897: 384, 1898-1899: 426). The company advertised for tenders for alterations and a double storey
brick addition to the building designed by architect C J Brodrick in January 1908 (Southland Times, 1908b). The
Southland Times removed to new premises further east down Esk Street on TS 9 in 1909 (Southland Times, 1909e).
Following the Southland Times departure, the building was taken up by printer and stamp maker William Smith.
Page | 141

Smith advertised for tenders for alterations to the premises designed by architect Charles Roberts in September
1909 (Southland Times, 1909c). William Smith first appears in occupation of the premises in contemporary street
directories in 1911 (H. Wise & Co. 1911: 548). The 1910 fire and insurance plan shows William Smith in occupation
of martin, Maitland and Co.’s Building (Figure 6-121).
Martin, Maitland & Co.’s 1877 building remains extant at 37 Esk Street. The façade and floor plan of the building
were modernised in 1943 (Figure 6-125 and Figure 6-126). Further interior alterations have been carried out on
the building during the twentieth century, including in 1974 and 2005 (Figure 6-127).

Figure 6-125. Detail from 1943 Plan showing alterations to the street façade of the Martin, Maitland & Co. Building at 37 Esk
Street (Ford, 1943).

The western portion of TS 3, which also encompasses a small area of TS 2, was leased by William Lind to George
John Cuthbert and Duncan Guy in for a period of 14 years in May 1863 (Deeds Register 1.333). Cuthbert and Guy
were in business together as law stationers and land and estate agents under the style of “Cuthbert & Guy”. By
May 1863 Cuthbert and Guy were advertising their business on Esk Street at the rear of the Albion Hotel
(Southland Times, 1863d). The partnership between Cuthbert and Guy was dissolved in 1863, and the lease was
assigned to Alexander Jamieson (Deeds Register 2.192). No evidence could be found to suggest Jamieson occupied
TS 3. It is likely Jamieson sub-leased the section out to tenants, however, the occupants of the section during
Jamieson’s leasehold of the section could not be identified.
A plan showing Agnes Lind’s property in 1875, identifies the leaseholder of TS 3 west as the Coxhead Brothers
(Figure 6-122). Frank Arnold Coxhead and Harry Coxhead, two Dunedin photographers in business together
under the style of “Coxhead Brothers” announced the opening of an Invercargill branch of their business in Esk
Street in November 1874 (Southland Times, 1874b), however it is unclear whether this was on TS 3 or elsewhere
on the street. In September 1875, the Coxhead Brothers advertised for tenders for the construction of new brick
shops in Esk Street designed by architect Frederick Burwell (Southland Times, 1875e). Agnes Lind formally leased
the section to Frank and Harry Coxhead in January 1876, at which time they took out a mortgage on the section
(SL5/235). They announced their removal to their new premises in March 1876 (Southland Times, 1876b). The
Coxhead Brothers continued in occupation of their building until March 1877 when their partnership was dissolved
(Southland Times, 1877c).
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Figure 6-126. Detail from 1943 Plan showing alterations to the floor plan of Martin, Maitland & Co.’s Building at 37 Esk Street
(Ford, 1943).
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Figure 6-127. Detail from 1974 Plan showing alterations to the floor plan of the building at 37 Esk Street (Gray Derbie &
Associates, 1974).

Following the completion of their new brick building the Coxheads sub-leased part to Robert Taylor in 1876.
Taylor, a saddler and harness maker, advertised the opening of his business in Coxhead’s Building in February
1876 (Southland Times, 1876d). Taylor continued in occupation of a portion of Coxhead’s Building until
December 1880 when he retired from business (Southland Times, 1880h).
Following the dissolution of the Coxhead Brothers partnership, Frank Coxhead carried on the photography
business in Coxhead’s Building and took out three mortgages on the property in 1877, 1878, and 1879. Coxhead
advertised for tenders for the construction of brick additions designed by architect Frederick Burwell in July 1878
(Southland Times, 1878a). Coxhead continued to occupy the premises until 1880, when Joseph T. Henry took
over the management of the photographic studio (Southland Times, 1880r). Henry renamed the premises the
“Crystal Palace Portrait Galleries” and advertised photographic enlargements, copying, and portraits and
landscapes (Southland Times, 1880k). Henry went bankrupt in September 1881, but continued to occupy the
building until November 1882 when he advertised the sale of his photographic stock in trade (Southland Times,
1882c). William Benjamin Scandrett took over the lease of Coxhead’s Building in July 1882, apparently as an
investment. Scandrett did not occupy the property for long and sold the lease later that year.
The South New Zealand Finance Loan Building and Agency Company (SNZFLBAC) took over the lease for the
property from Scandrett in December 1882. The SNZFLBAC had been established in Invercargill earlier in the
year, under the management of George Trew (Southland Times, 1882c). They appear to have taken up occupation
prior to obtaining leasehold, as they advertised for tenders for the erection of a strong room in the building
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designed by architect Angus Kerr in November 1882 (Southland Times, 1882b). The 1886 Burwell Plan shows the
footprint of Coxhead’s Building with the SNZFLBAC in occupation of the western shop (Figure 6-121). A
photograph taken on the corner of Dee and Esk Street taken during the 1880s shows the SNZFLBAC advertising
their business on the western elevation of the building (Figure 6-128). The SNZFLBAC continued to occupy the
premises until 1898 when they went into voluntary liquidation (Southland Times, 1898c). Following their removal,
the shop appears to have been taken over by John Lillicrap, a solicitor, and later by Benjamin Dickinson, a
commission agent, who occupied the premises into the twentieth century (H Wise & Co. 1898-1899: 426, 1900:
426).

Figure 6-128. Detail from photograph taken on Dee Street circa 1880, showing Coxhead Building on part of Town Sections 2
and 3 (indicated in red) (Burton Brothers, c.1880).

Alfred Aldridge, a tailor, was in occupation of the eastern shop, formerly occupied by Robert Taylor, by August
1882 (Southland Times, 1882c). Aldridge continued to occupy the premises until 1894 (Southern Cross, 1896c).
Following Aldridge’s removal, the shop appears to have been taken over by Frank V Raymond, a solicitor, who is
recorded in the contemporary street directories as occupying Coxhead’s Building into the twentieth century (H.
Wise & Co. 1896-1897: 382, 1898-1899: 426, 1900: 426).
While the SNZFLBAC occupied the ground floor of Coxhead’s Building, they advertised the first-floor offices for
lease in March 1884 (Southland Times, 1884e). These rooms were taken up by James M. Nicholas in June 1884 as
a photographic studio (Southland Times, 1884a). Nicholas continued to occupy the studio until February 1886
when the SNZFLBAC offered the space for lease (Southland Times, 1886e). It is not clear who took over the lease
following Nicholas’ removal, however, by April 1892 Frank Coxhead was again in occupation of part of his former
building (Southland Times, 1892h, 1892e). Coxhead only occupied the space for a short period of time before, in
July 1893, Thomas Muir took over the gallery and studio (Southland Times, 1893b). Muir is recorded in
contemporary street directories as in occupation of here until 1898-1899 (H Wise & Co. 1898-1899: 426). The
Page | 145

photographic studio in the second storey of Coxhead’s Building had been taken over by photographer Karl
Gerstenkorn by August 1899, as a fire broke out in Gerstenkorn’s rooms in the building at this time (Oamaru Mail,
1899). The fire did not cause severe damage, with the estimated value of damage being only £75 (Oamaru Mail,
1899). However, just two months later, a second fire broke out in the building and the interior was completely
gutted by the flames. The estimated value of loss on the contents of the building was £300 (Evening Star, 1899).
No tender notices could be found regarding repairs, alterations, or replacement of Coxhead’s Building in
contemporary newspapers following the fire. However, it is likely works were undertaken to the building as a
photograph taken on Esk Street in 1906 shows the façade as altered by this time (Figure 6-129). The footprint of
the building is present on the 1910 fire and insurance plan, which shows it as having been enlarged since 1886
(Figure 6-121). Charles Begg and Co. are identified on the plan as the occupant of the building. Begg first advertised
his removal to the premises in September 1900 (Southern Cross, 1896c). A photograph taken on the corner of
Dee and Esk Street between 1913 and 1928 shows the building on the section (Figure 6-130). The building remains
standing at 31-35 Esk Street.

Figure 6-129. Detail from photograph taken on Esk Street in 1906, showing the altered street façade of Coxhead’s Building at
31-35 Esk Street, indicated in red (Muir & Moodie Studio, 1906).
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Figure 6-130. Detail from photograph taken at the intersection of Dee and Tay Street prior to 1928, showing Coxhead’s
Building at 31-35 Esk Street indicated in red (Anon., n.d.-c).

6.4.2

On Site Observations: MacDonald’s Building (41 Esk Street)

The entirety of 41 Esk Street (Part Section 3) is covered by MacDonald’s Building and is currently occupied by
Stirling Sports. The front half of this structure was built in 1873 while the rear half was added at an unknown date
in the twentieth century. This modern extension was not investigated in detail. The following description of the
building follows from the site visit conducted by Dr Dawn Cropper and Dr Naomi Woods on 20 April 2018.
Table 6-14. Summary of built structures at 41 Esk Street, Invercargill.
Building Name
Address
Heritage Listing
ICC Heritage Record
Construction Details

Building Details

MacDonald’s Building
41 Esk Street, Invercargill
n/a
n/a
•
Constructed 1873, designed by Angus Kerr, commissioned by Thomas MacDonald
•
Extensive additions and alterations to interior and façade at unknown dates in twentieth
century
Ground Floor – 3 (Rooms 1-3)
First Floor – 9 (Rooms 4-12)

The results of the assessment survey are presented below, first considering the external details before discussing
the interior of the building. The interior has been extensively modified on numerous occasions since the building
was first constructed, and as a result, there is minimal visible heritage fabric. The building is comprised of the
ground floor and first floor. The modern concrete block extension at the rear was not inspected during the site
visit.
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North Elevation

The north elevation of MacDonald’s Building has been heavily altered and retains no visible heritage fabric or
features (Figure 6-131). The present first-floor façade is plain rendered with a straight parapet. Although we do
not have any detailed photographs of the original façade, it appears that there were two large windows on the first
floor (Figure 6-123) whereas now there are four narrow openings. A modern fire escape leads from the centre two
windows to a cantilevered verandah. The ground floor shop front is modern and has a glass sliding door flanked
by two large fixed windows.

Figure 6-131. Esk Street façade of MacDonald’s Building.

East, West and South Elevations

The east and west elevations of MacDonald’s Building are hidden by the neighbouring buildings. The south
elevation is hidden by the rear of the Reading cinema complex.
Roof

The roof of MacDonald’s Building is not visible from the street due to the parapet on the façade. Aerial
photographs indicate that the front, pre-1900 portion has a central ridge with a gable at the south and hip at the
north end, while the rear extension is double hipped. All appear to have been recently replaced.
Windows

Windows are only present in the north elevation of MacDonald’s Building and none are original. The shop front
windows are large floor-to-ceiling fixed windows and the four on the first floor are timber casement windows with
fanlights. The architraves on the first-floor windows are bevelled.
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Ground Floor

The ground floor of MacDonald’s Building is comprised of a large open shop floor and a rear storage and staff
room area (Figure 6-133). No heritage fabric is visible on this level. The walls in Room 1 (Figure 6-132) are lined
with plaster board and painted brick, while in the rear area (Room 2; Figure 6-132). The ceiling has been lowered
and is currently lined with softboard tiles. A stairway leads from Room 2 to the first floor.

Figure 6-132. Left: Room 1 of MacDonald’s Building, facing south. Right: Room 2 of MacDonald’s Building, looking
southwest.

First Floor

The first floor of MacDonald’s Building has also been repeatedly altered throughout the twenty and twenty-first
centuries and as a result it retains minimal heritage fabric. It is currently divided into nine small rooms (Figure
6-133) that are used as offices, staff rooms and storage for Stirling Sports. Most of the modern walls are plywood
(Figure 6-134), except for Rooms 10 and 11 that are lined with cork panels (Figure 6-135), and the ceilings have
been re-lined with softboard tiles. In Rooms 10 and 11 a section of original plaster is exposed on the east wall. The
floorboards (currently exposed) and skirting in Room 4 appear to be original (Figure 6-136), while the floors
elsewhere on this level have been replaced with modern plywood. There is a lightwell in the ceiling of Room 5 that
has tongue-and-groove lining and appears to be in the same location as one marked in the Burwell 1886 plan but
has since been blocked (Figure 6-137). Room 7 is currently a kitchenette but incorporates three walls of an old
strong room.
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Figure 6-133. Ground (left) and first (right) floor plans of MacDonald's Building.
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Figure 6-134. Room 4 of MacDonald’s Building, looking south.

Figure 6-135. Room 10 of MacDonald’s Building, looking northeast, showing cork lining and exposed plaster.
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Figure 6-136. Floorboards (left) and skirting (right) in Room 4.

Figure 6-137. Blocked lightwell in Room 5.
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6.4.3

On Site Observations: Coxhead’s Building (31-35 Esk Street)

The building at 31-35 Esk Street, Invercargill, was constructed in 1875 to a design by F W Burwell at the behest
of the Coxhead Brothers. The following description of the building follows from the site visits conducted by Dr
Dawn Cropper, Peter Mitchell and Dr Naomi Woods on 20 April and 8 May 2018.
Table 6-15. Summary of built structures at 67 Esk Street, Invercargill.
Building Name
Address
Heritage Listing
ICC Heritage Record
Construction Details

Building Details

Coxhead’s Building
31-35 Esk Street, Invercargill
n/a
No 131; Appendix II.2
•
Constructed 1875, architect F. W Burwell, commissioned by Coxhead Bros
•
Extension 1888
•
Other alterations have taken place, but these are not recorded in the property file.
Ground floor: 4 (Rooms 1-3, 7)
Mezzanine: 4 (rooms 4-6, 8)
First Floor: 11 (Rooms 20-31)

The results of the assessment survey are presented below, first considering the external details before discussing
the interior of the building. The exterior and interior have been extensively modified on numerous occasions since
the building was first constructed, and as a result, there is very little visible heritage fabric. The building is comprised
of the ground floor, mezzanine and first floor.
North Elevation

The north elevation of Coxhead’s Building faces Esk Street and retains significant amounts of heritage fabric
(Figure 6-138). The ground floor has undergone several stages of twentieth century alterations and holds two shop
fronts with large fixed shop windows. A door in the east end of this elevation accesses the first floor, while a door
in the west end has been blocked-up.

Figure 6-138. The Esk Street façade of Coxhead’s Building.
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The first floor of the north elevation has seven arched lugged sash windows, Corinthian pilasters and a parapet
balustrade. The urns that sat atop the parapet have been removed, but the central shell crest remains. The Esk
Street façade is constructed of brick with a smooth concrete render and is painted in contrasting neutral tones. A
modern suspended verandah is hung from the decorative cornice and dentil band that separates the two storeys
(Figure 6-138). A row of windows above the verandah are of uncertain date.
East, West and South Elevations

The east and west elevations of Coxhead’s Building are obscured by the buildings on either side. The south
elevation is a simple two storey gable of brick with a smooth concrete render (Figure 6-139). The south elevation
appears to have had minimal alterations. A window has been filled in on the first floor of the south elevation.
There are five sash windows with lugged upper sashes in the first floor. There is an arched window with flashed
coloured glass edge panes at the east end of the first floor of the south elevation that echoes the window in the
east elevation of Ott’s Building at 5 Dee Street (Figure 6-140).

Figure 6-139. The south elevation of Coxhead’s Building.

Roof

The roof of Coxhead’s Building is obscured from view at the north end by the balustrade parapet but has a gable
at the south end and aerial imagery shows it is hipped at the north end. It is clad in corrugated iron and the
structure, if not the cladding, appears to be original.
Windows

As noted above, the sash windows in the first floor of the north elevation appear to be original. These are arched
and feature decorative surrounds with acanthus leaf central motifs and decorative floral bands (Figure 6-138). Most
of the windows in the south elevation appear to date to the nineteenth century, apart from a small awning window
that has replaced a larger window. There is an arched fixed window with flashed coloured glass edge panes at the
east end of the first floor of the south elevation (Figure 6-140). The ground floor shop windows are all modern
and fixed.
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Figure 6-140. The arched window with flashed coloured glass edges on the south elevation of Coxhead’s Building.

Ground Floor

The ground floor of Coxhead’s Building is divided into two retail spaces: Bonsai and Quest (Figure 6-143, Figure
6-142 and Figure 6-141). There are fixed windows in the north wall and recessed glass doors that provide external
access. There is a kitchen (Room 2) to the south of Room 1, the south wall of which is the south elevation of the
ground floor. The walls are lined with plaster board and the floor is carpeted in one shop and varnished timber in
the other. The ceiling appears to be lined with plasterboard or hardboard. There are no original features or fabric
visible on the ground floor.

Figure 6-141. Looking south (left) and north (right) in Bonsai (Room 1).
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Figure 6-142. Ground floor plan of Coxhead's Building.
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Figure 6-143. Looking south (left) and north (right) in Quest (Room 7).

Mezzanine

The mezzanines (Rooms 4-6 and 8; Figure 6-148) are located at the south end of Coxhead’s Building (Figure 6-143
and Figure 6-141). Room 8 is a long thin storeroom that runs the length of the west side of the building (Figure
6-144). At the north end of Room 8, on what is the internal face of the north elevation, is the top of an arch that
appears to have been associated with a doorway (Figure 6-145, right). On the west wall of Room 8 is a piece of
architectural detail (Figure 6-145 left). It is unclear whether this relates to the original party wall or whether it is a
decorative feature associated with the doorway. The east mezzanine sits atop Room 2, and there is a small store
room (Room 5) at the east end (). Unlike in the west shop, this room does not extend the full length of the building
but is interrupted by the staircase at the east end of the building (). The linings and joinery in all the mezzanine
rooms are modern and it appears that the mezzanines were retro-fitted, although the date of this alteration is
unknown as the property file for this building was unable to be accessed.

Figure 6-144. Looking north into Room 2, the store room at the west end of the mezzanine.
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Figure 6-145. The north end of Room 8. Left: architectural detail on the west wall. Right: arch of blocked doorway.

Figure 6-146. Looking east in Room 4, Coxhead’s Building.

Figure 6-147. Looking north in Room 5, the store room at the east end of the east mezzanine.
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Figure 6-148. Mezzanine floor plan of Coxhead's Building.
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First floor

The first floor of Coxhead’s Building is divided into 11 rooms with a large open space dominating the northeast
portion of the first floor (
Figure 6-149; Figure 6-151). The first floor is accessed from a staircase at the east end of the building, which appears
to be original (Figure 6-150). Walls have been removed and installed and the ceilings lowered. The original timber
traditional moulded cornices and beaded tongue and groove match lining ceiling are visible in some areas (Figure
6-153). Most of the original traditional moulded window architraves remain in situ (Figure 6-154). There is a section
of traditional moulded timber skirting board in Room 30 (the landing) and Room 19 (the stairwell) (Figure 6-155).
In the west wall, above Room 23 (the strong room), a window has been bricked up (Figure 6-156). The window
has traditional moulded architraves, which have been cut by the ceiling of the strong room, indicating that it
predates the strong room and the construction of the building to the immediate west, Lewis & Co’s Building. The
window is visible in an historic photograph of the west elevation (Figure 6-128). The wall linings are a mixture of
hardboard, softboard, plaster board and plywood and the ceiling linings are fibre board tiles.

Figure 6-149. Looking north in Room 21.

Figure 6-150. The stairs to the first floor of 31-35 Esk Street appear to be original to the building.
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