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1

QUALIFICATIONS AND EXPERTISE

1.1

My name is Dr Hayden Cawte, I am the managing director of New
Zealand

Heritage

Properties

Limited,

a

cultural

heritage

management consultancy firm.
1.2

I have over 15 years’ experience in national and international
heritage

and

archaeological

consulting,

cultural

resource

management, heritage resource management, heritage building
and structure identification, recording and analysis, preservation
and conservation, research design and material culture analysis.
1.3

I have lectured in archaeology, anthropology and cultural resource
management

at

the

University

of

Otago

and

James

Cook

University, Australia.
1.4

I have a first class honours degree in Anthropology, a postgraduate diploma in commerce and a doctorate in archaeology
from the University of Otago.

1.5

I have attended University College London as a Marie Curie Fellow
and the University of Cambridge post-doctorally as an Evans
Fellow.

1.6

I work on built heritage projects across the country including their
survey, recording, analysis, and reporting including primarily those
that are also archaeological sites (pre-1900).

1.7

Furthermore,

I

am

directly

involved

in

the

reuse

and

redevelopment of heritage buildings, heritage and archaeological
precincts

and

landscapes

including

their

conservation

and

restoration.
1.8

I am also a Member of the New Zealand Archaeological Association
as well as a member of the Association of Architectural Historians.

2

CODE OF CONDUCT

2.1

I have read the Code of Conduct for Expert Witnesses issued as
part of the Environment Court Practice Notes. I agree to comply
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with the code and am satisfied the matters I address in my
evidence are within my expertise. I am not aware of any material
facts that I have omitted that might alter or detract from the
opinions I express in my evidence.
3

SCOPE OF EVIDENCE

3.1

My evidence relates to the proposed demolition of the class 2
scheduled building referred to as the Langland’s building at 73-81
Dee Street, Invercargill.

3.2

I note that the removal of all other structures within the project
area of 57-71 Dee Street and 5-11 Don Street, are not scheduled
and have been dealt with under the Heritage New Zealand Pouhere
Taonga Act 2014 (HNZPTA) and are not considered here.

3.3

The class 2 building at 73-81 Dee Street is also subject to the
archaeological authority process under the HNZPTA and thus, the
archaeological requirements of the demolition are considered here.

3.4

In preparing this evidence I have reviewed the following material:
a) Original

Heritage

Impact

Assessment

“One

end

of

Langland’s Block” prepared by McStay (2017);
b) Heritage Impact Assessment addendum report – “Langlands
building” by Cawte (2018);
c) Archaeological Assessment prepared by McStay and Woods
(2018);
d) Council’s Consultant Planner’s Report by Tim Joll;
e) Public submissions on the resource consent application; and
f)

Archaeological assessment for the historic stone kerb along
Dee Street, site number (E46/39) prepared by Woods
(2018).
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4

SUMMARY

4.1

In 2017, McStay undertook an assessment of heritage values for
the

Langland’s

building

(73-81

Dee

St)

and

compiled

an

assessment of effects for a broad proposal by Invercargill Licensing
Trust (ILT) to demolish the scheduled building and redevelop the
site for a hotel.
4.2

The building was designed by prominent architect Frederick
Burwell and built in 1885. The building formed one end of what
was referred to as “Langland’s Block” – a series of symmetrical
buildings between Esk and Don Streets.

4.3

Having been constructed prior to the year 1900, the building is
also considered to be an archaeological site under the HNZPTA.
There is further evidence that the site was also occupied prior to
the construction of the extant buildings.

4.4

The existing building has been modified over time and some
fenestration, particularly to the façade, has been removed.

4.5

McStay (2017) identified that the building was considered to have
“moderate to high local heritage value”.

4.6

The scale of effect was considered “large” owing particularly to the
loss of contextual value, as well as loss of architectural and social
values of what is considered a prominent building referencing its
place in the Burwell designed streetscape.

4.7

In the absence of firm redevelopment plans, McStay identified that
it was “difficult to balance the merits of the project against the loss
of heritage values”.

Accordingly, McStay recommended that less

adverse, alternative options to full demolition be considered
including; structural condition reports, adaptive reuse options
and/or a feasibility study for the retention of the building, or the
façade.
4.8

Structural condition reports as well as general feasibility reports
were

then

commissioned

by

the

applicant

submitted with the Resource Consent Application.

and

have

been
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4.9

I

then

undertook

a

further

assessment

and

prepared

an

addendum report (Cawte (2018)) which considers the effects of
the project upon heritage values, on the basis of the findings of
the feasibility studies, as well as the completed architectural plans,
including the merits of the project, and provides recommendations
for the effective mitigation of those effects.
4.10

That assessment determined that the merits of the project are
considered high and notes that a high-end hotel in Invercargill is a
key asset in the SORDS development strategy for Southland.

4.11

The effect upon heritage remains the same as identified in McStay
2017, however, the feasibility studies show that adaptive reuse of
the building is not feasible in the context of a hotel.

4.12

Similarly, retention of the façade only, has less than desirable
outcomes for heritage values, comes at a high cost, and would
render the façade relatively non-functioning, acting only as a
historic veneer.

4.13

In assessing the impact in relation to values, my report (Cawte
(2018) identifies that proposed solutions to ensure both retention
of values, as well as hotel development are not likely to meet the
needs of either party and therefore, recommended that mitigation
measures be considered that are commensurate with the impacts
to heritage, in the removal of all of the built structure including
façade, at 73-81 Dee Street.

4.14

Proposed mitigation measures were twofold – those that maintain
a connection to the historic building and Langland’s block allowing
the public to interpret and understand “what was there before”
within the new development – that is to say - to provide a sense of
place in referencing the historic landscape.

4.15

The other is to provide for ongoing improvement of other citywide
heritage assets through commitments to upgrade other buildings
within the applicant’s portfolio, and a financial contribution for the
creation of an Invercargill Heritage Fund administered by Council.
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4.16

Being a structure built prior to the year 1900 means that
demolition of the building requires an archaeological authority from
Heritage New Zealand Pouhere Taonga. This process also considers
mitigation for loss of values. This authority has been issued and
provides conditions which have to be met before, during, and after
demolition. This authority is attached as Appendix A to this
evidence.

4.17

Mitigation measures proposed for 73-81 Dee Street include (from
Cawte 2018):
a) Naming of hotel should consider a direct connection to the
block and history – as an example - Langland’s Hotel, Hotel
Langland’s, Langland’s suite, Langland’s Bar;
b) Public interpretation of the heritage, by way of either
signage/panels,

images,

videos,

or

hotel

information

booklets;
c) Recording of the building to Level 2 during demolition
(Heritage New Zealand 2014);
d) Re-use of transferable materials in either, new structure,
street furniture, fixture or fittings, way-finding etc;
e) Financial contribution of $50,000 to a Council managed
Heritage Fund to assist with mitigating the loss of the
building; and
f) ILT to put in place procedures for retaining existing heritage
buildings in portfolio.
5

COUNCIL’S PLANNER’S REPORT

5.1

The Council’s consultant planner, Tim Joll, has identified that
Heritage effects are among the most significant matters raised by
the applicant and in submissions.

5.2

Section 6(f) of the Resource Management Act 1991 (RMA) requires
that historic heritage be protected from inappropriate subdivision,
use, and development. Joll’s consideration focuses on whether the
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effects to heritage and the proposal to demolish the class 2
structure is “inappropriate” and provides a list of considerations in
the determination (s. 8.5).
5.3

In reviewing the application Joll accepts that the applicant has
provided sufficient explanation around the current building state
that can be considered against the heritage values (s. 8.9) and
that the current structural state (<20%NBS) means that it is not a
choice

between

demolition

versus

economic

reuse,

rather

demolition and replacement versus the status quo of vacancy and
dilapidation (s. 8.10).
5.4

Joll acknowledges that there are moderate to high heritage values
at a local scale, and that the effects of the redevelopment on those
values would be significant but considers that mitigation measures
proposed help compensate for “adverse heritage effects arising
from the loss” of the class 2 structure (s. 8.14).

5.5

These measures have been outlined previously in Cawte 2018 and
in S.4.17 above. However, further particulars are discussed
including how and where, reuse of material will be employed within
the new development (as per Warren and Mahoney (WAM) design
statement) (s. 8.16).

5.6

Joll addresses submitter’s queries regarding the level of financial
contribution to the formation of an Invercargill Heritage Fund and
accepts that there is no justification for further funding beyond
that offered (s. 8.18) and is a point addressed further below in
s.7.4 The $50,000 financial contribution is recommended to form a
condition of consent for the establishment of a heritage fund for
the retention, reuse, and refurbishment of “publicly” owned
heritage items in the city (s. 13.0 no. 5).

The use of “publicly”

differs from the recommendation provided in Cawte 2018 in which
this criteria was not identified, although I acknowledge that this
was recommended in the Assessment of Environmental Effects. I
address that matter later in this evidence.
5.7

A further condition has been recommended in the council’s
planners report that has not previously been advanced by the
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applicant and that is that a building consent be issued for the
project prior to demolition (s.8.15). This element also forms one of
Joll’s general recommendations to be considered as conditions of a
consent (s. 13.0 no. 2.).
5.8

Overall I note, and am in agreement with, the Council’s consultant
planner who finds that, on the balance of evidence, the demolition
of the class 2 structure and the proposed redevelopment are not
inappropriate

activities

with

regards

to

heritage

matters.

Accordingly, Joll has provided four general heritage consent
condition recommendations which generally align with mitigation
provided in the consent application and are considered further
below.
6

ISSUES RAISED BY SUBMITTERS

6.1

Two submitters, Christine Edgley and Cain Duncan specifically
reference heritage matters in their opposition or partial opposition
to elements of the proposal.

6.2

Submitter Christine Edgley opposed the consent on the basis of the
following heritage matters:
a) Mitigation measures not being sufficient, particularly around
surety of material reuse in new development, and the level
of financial contribution;
b) Application has not given appropriate consideration to the
historic kerb along Dee Street (Archaeological site number
E46/39); and
c) And that a further alternate option was not considered, that
being relocation of hotel to an alternative location.

6.3

Submitter Cain Duncan opposed or partially opposed on two
specific heritage related matters with regards to the proposed
mitigation for loss of heritage values. They are:
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a) That ILT provide details of the work it intends to undertake
on its other buildings – to keep them well maintained and
utilised; and
b) And that the level of financial contribution should be
increased from $50,000 to $250,000 as a reflection of the
economic benefit that will be gained by the ILT in
demolishing the scheduled building.
7

ANALYSIS OF COUNCIL AND SUBMITTER ISSUES

7.1

I consider that the consultant planners report is well reasoned, and
balanced with regard to heritage matters and corroborates the
findings of McStay (2017) and Cawte (2018) that while impact is
significant, in the overall context of the situation and proposal,
effects can be mitigated with appropriate measures. Thus, in the
context of section 6f of the RMA, the proposed development is not
considered inappropriate.

7.2

In reaching this view four proposed heritage-based conditions
(s.13, no.s 2-5) are taken into account. This includes the
recommendation that a $50,000 financial contribution be made to
initiate an Invercargill Heritage Fund as proposed by the applicant.

7.3

Both Christine Edgley and Cain Duncan in their submissions
suggest a greater financial contribution is required for the
formation of a Fund.

7.4

I do not agree and consider $50,000 to be appropriate in this case
for three reasons.

7.5

One, it is notoriously difficult to quantify heritage values, and
therefore, quantify economically any loss. Thus, in this sense and
as I have set out in my report a proxy has been considered for
how a financial contribution could be determined. The yearly
contribution by Councils to heritage funds is used as a proxy for
how heritage items are valued and/or, the quantum of heritage
stock and in line with the population. However, in the absence of
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an Invercargill Fund, similar sized authorities were considered
which provided the figure previously presented.
7.6

Secondly, Invercargill is one of few local authority areas that does
not currently have a contestible heritage fund for private owners.
The benefit therefore, is greater in its establishment than in the
contribution made. The establishment of a fund, and thus, the
process by which it is administered, and the publicity and
awareness of heritage issues

gained as a consequence, is

considered to have far greater benefits to heritage in the city than
simply the quantum of initial investment. The fund therefore allows
for ongoing opportunities for reuse and redevelopment of heritage
buildings in the city.
7.7

Thirdly, my experience suggests that the commitment by the
Invercargill Licencing Trust to refurbish and seismically upgrade
the three named properties in their portfolio

will mean a

commitment of considerably more funds than $50,000 towards
heritage buildings in the city.
7.8

I note that Mr Joll also accepts that there is no justification for
further funds from a planning perspective and thus, in 13.0 no. 5,
recommends that a financial contribution of $50,000 be a condition
of the consent.

7.9

As previously stated, Mr Joll’s recommendation reflect what was in
the AEE, however this differs slightly from that presented in the
findings in Cawte 2018 and I believe warrants a change in
wording. The difference being that Joll’s and the AEE wording
states that funds be made available for publicly-owned heritage
items (s. 13.0 no 5.). I recommend that this wording be removed,
allowing for a contestible fund for all heritage building owners
including, and especially, private owners. This would align more
accurately with other council managed heritage funds nationally.
Publicly owned items do have access to funds and grants now,
including from the Invercargill Licensing Trust themselves.
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7.10

Allowing grants to private owners would help support the largest
body of heritage building owners providing an incentive to counter
inertia.

7.11

Cain Duncan in his submission appears to accept that the
refurbishment of ILT’s other buildings is an appropriate mitigation
technique in this situation but requests to know more about the
form that this might take.

7.12

Joll in his report similarly suggests that the strategy for how the
ILT intends to “retain, strengthen, refurbish, and use the buildings,
including an indicative programme for those works” is required and
includes these terms in the proposed condition of consent (s. 13.0
no. 4).

7.13

I agree that a strategy is appropriate but I believe that the
wording proposed is somewhat too prescriptive, or might in future
be interpreted to be too prescriptive. To understand how each
building

can

be

refurbished

and

strengthened

requires

collaboration from a number of professional services, including
concept designs from an architect, fire engineering reports,
ventilation reports, and a detailed structural engineering design
assessment, as well as heritage and archaeological considerations.
Thus, to commission each report for three properties ahead of
meeting this condition, would require considerable time and
resource and could result in subprime results for heritage values
by

incentivising

rapid,

standardised,

and

possibly

not

well

reasoned solutions in order to meet this consent condition in a
timely manner.
7.14

Thus, for clarity, I propose that the strategy include the following:
1. An introduction to; the ILT, the buildings included, the
purpose of the report, and the broader goals for its
properties and the area.
2. Description of each building and short history.
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3. An assessment of heritage values of each building (to help
inform design).
4. A maintenance plan which includes maintenance tasks and
timeline including the identification of any priorities.
5. The development of a broad strategy for each building in
terms of how and what ILT would like to see occur (in term
of business operation etc.), how the building could be
utilised (i.e. Maybe a rear laneway provides new and unique
opportunities for redevelopment).
6. On the basis of above, a broad ‘Scope of Works’ for each
professional service report required that could be sent to
consultants in due course.
7. An overall timeline for upgrading buildings – that identifies
such things as commencement of planning, engagement of
each consultant, and any milestones (e.g. completion of
concept design).
7.15

Christine

Edgley

identifies

in

her

submission

that

there

is

uncertainty on how the proposal will affect the historic Dee Street
kerb. Further consideration has been given to how these will be
impacted

and

further

research

into

these

kerbs

has

been

undertaken including an archaeological assessment (Woods 2018).
This archaeological assessment is attached to this evidence as
Appendix B.
7.16

The historic kerbstones and cobblestones on Dee Street are to be
incorporated into the streetscape design. Two small sections of
historic kerbstones and cobbled channelling will however, be
removed and reinstated at a lower level to facilitate vehicle access
to the hotel, but otherwise the kerb and channel will be left in situ
(Warren and Mahoney 2018).

7.17

These minor works will still require an archaeological authority,
however, the lifting and relocation of this historic kerb is consistent
with previous works along Dee Street (Woods 2018).
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7.18

Research for the archaeological assessment has identified that
while kerbing was first installed in Dee street in 1863, it is unlikely
to have been stone, most likely timber. Newspaper reports from
1877 state that Oreti stone kerb began installation at this time
along the east side of the road as far north as Spey Street
(Southland Times, 1877) (c.f. Woods 2018).

7.19

The same reference notes, however, that the width of the original
footpath was “five feet wide as far north as Spey Street” which
encapsulates this Dee Street section. Given that the width of the
current footpath is much wider than five feet suggests the extant
kerb outside 71-83 Dee Street has been moved within the 20th
Century to accommodate a wider footpath.

7.20

Submitter Edgley and consultant planner Joll have commented on
the need to provide clarity around which, how and in what
situations, heritage materials from 73-81 Dee Street will be
retained and utilised in the modern redevelopment.

7.21

Joll, in his report, requests that this clarity be included in the wider
condition detailing mitigation measures (s13.0, no. 3).

7.22

WAM have detailed how and where the design will utilise materials
from the class 2 structure. Satisfaction of the consent condition, as
well as Edgley’s comment, would be achieved with materials being
reused in line with this design statement.

8

CONCLUSION

8.1

It is recognised that the class 2, Langlands building at 73-81 Dee
Street, Invercargill has moderate to high local heritage values.

8.2

The proposed demolition of the scheduled structure will negatively
impact upon these values.

8.3

The merits of the applicant’s hotel proposal are considered high.

8.4

Council’s consultant planner accepts that, on the balance of
evidence, the demolition of the class 2 structure and the proposed
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redevelopment are not inappropriate activities with regards to
heritage matters.
8.5

Mitigation measures proposed in Cawte 2018 are considered by Joll
in his report and form the basis for his recommended conditions
(s.13.0, no.2-5). I am in general agreement with these conditions
save for the following points.

8.6

The recommendation for the establishment of a Fund differs
slightly from that presented by the applicant and in Cawte 2018.
The difference being that Joll’s wording states that funds be made
available for publicly-owned heritage items (s. 13.0 no.5.). I
recommend

that

this

wording

be

removed,

allowing

for

a

contestible fund for all heritage building owners including, and
especially, private owners.
8.7

In considering the submissions, it is recommend that a strategy be
submitted to council as a condition of consent, that outlines how
the Trust intends to retain, strengthen, refurbish, and use the
buildings including timeline from Joll s.13.0, no.4. I recommend
this strategy be given some flexibility to ensure the best heritage
responses as per s. 7.4 above.

8.8

On the balance of evidence, including my evidence here in
addressing submissions and the consultant planner report, the
merits of project, and in light of mitigation proposed, I believe that
the proposal to demolish the class 2 Langland’s building is not an
inappropriate activity, and should be permitted.

DR HAYDEN CAWTE
Heritage Expert
New Zealand Heritage Properties Ltd
13 November 2018
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APPENDIX A

S:\Archaeology\Archaeological Authorities

2 October 2018

File ref: 2019/145
11013-018

Chris Ramsey
Invercargill Licensing Trust
PO Box 208
Cnr Dee and Thames Street
Invercargill 9840

Tena koe Chris
APPLICATION FOR ARCHAEOLOGICAL AUTHORITY UNDER HERITAGE NEW ZEALAND
POUHERE TAONGA ACT 2014: Authority no. 2019/145: E46/63 T & G Building/Routs Building,
E46/85 Leviathan Gift Depot built 1884, E46/86 Historic-commercial building built 1884,
E46/87 Sargood, Son & Ewen warehouse & E46/88 Historic-commercial building, 57-67 Dee
Street, 73-81 Dee Street and 11 Don Street, Invercargill.
Thank you for your application for an archaeological authority which has been granted and is
attached.
In considering this application, Heritage New Zealand Pouhere Taonga notes that you wish to
demolish the extant buildings, remove foundations and undertake earthworks in order to
construct a hotel complex at 57-67 Dee Street, 73-81 Dee Street and 11 Don Street,
Invercargill. This activity will affect part of Invercargill’s historic city centre, including five
recorded archaeological sites (site E46/63 T & G Building/Routs Building, E46/85 Leviathan Gift
Depot built 1884, E46/86 Historic-commercial building built 1884, E46/87 Sargood, Son &
Ewen warehouse & E46/88 Historic-commercial building) forming a portion of Langland’s
Block.
This land parcel was acquired by William Langland and the buildings subsequently constructed
were designed by architect F.W. Burwell in the 1880s. As part of Langland’s Block, the buildings
on Dee Street possess historic, architectural and cultural heritage values associated with
Langland, notable architect Burwell and the heritage streetscape. The buildings in this block
have been modified to varying degrees, with some losing original facades, and others being
completely rebuilt in the early twentieth century. However, most modified buildings retain
original internal fabric, and the corner property at 73-81 Dee Street retains an original
(although modified) façade. This building is a Class II Heritage Building in the Invercargill City
Council District Plan. Additionally, each property, being occupied prior to 1900, may still
possess archaeological values.
Please note that Heritage New Zealand does not support the demolition of such a substantial
portion of Invercargill’s built history. The granting of this authority by Heritage New Zealand
Pouhere Taonga does not constitute affected party approval under the Resource Management
Act or in any way prejudice its response to any other consent processes in respect of the
proposed works. This Authority constitutes a legal process required for the recording of pre1900 buildings when they are proposed to be demolished.

(64 4) 472 4341

National Office, Antrim House, 63 Boulcott Street

PO Box 2629, Wellington 6140

heritage.org.nz

Please inform the s45 approved person and Heritage New Zealand Pouhere Taonga of start
and finish dates for the work. An appeal period from receipt of decision by all parties applies.
Therefore this authority may not be exercised during the appeal period of 15 working days, or
until any appeal that has been lodged is resolved.
If you have any queries please direct your response in the first instance to:
Dr Matthew Schmidt
Senior Archaeologist Tuakana Poutairangahia
Heritage New Zealand Pouhere Taonga, Dunedin Office
P O Box 5467, Dunedin 9058
Phone (03) 470 2364 Email ArchaeologistOS@heritage.org.nz
Yours sincerely

Frank van der Heijden
Acting Manager Archaeology
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cc:

Chris Ramsey, Invercargill Licensing Trust
via email at ilt@ilt.co.nz

cc:

Tess Browne, The Building Intelligence Group
via email at t.browne@tbig.co.nz

cc:

Dr Hayden Cawte
via email at hayden@heritageproperties.co.nz

cc:

Planning Manager
Invercargill City Council
via email at services@icc.govt.nz
Pursuant to Section 51 Heritage New Zealand Pouhere Taonga Act 2014 Heritage New Zealand
Pouhere Taonga must notify TLAs of any decision made on an application to modify or destroy
an archaeological site. We recommend that this advice is placed on the appropriate property
file for future reference.

cc:

Ministry for Culture and Heritage
via email at protected-objects@mch.govt.nz
Pursuant to Section 51 Heritage New Zealand Pouhere Taonga Act 2014

cc:

NZAA Central Filekeeper
c/o DOC, WELLINGTON
Attn: Nicola Molloy
via email at nmolloy@doc.govt.nz

cc:

Heritage New Zealand Pouhere Taonga Senior Archaeologist, Dr Matthew Schmidt

cc:

Heritage New Zealand Pouhere Taonga Area Manager, Jonathan Howard

cc:

Heritage New Zealand Pouhere Taonga Pouarahi, Huia Pacey
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AUTHORITY
Heritage New Zealand Pouhere Taonga Act 2014
AUTHORITY NO: 2019/145

FILE REF: 11013-018

DETERMINATION DATE: 2 October 2018

EXPIRY DATE: 2 October 2023

AUTHORITY HOLDER: Invercargill Licensing Trust
POSTAL ADDRESS: PO Box 208, Cnr Dee and Thames Street, Invercargill 9840, attn. Chris
Ramsay
ARCHAEOLOGICAL SITES: E46/63 T & G Building/Routs Building, E46/85 Leviathan Gift Depot
built 1884, E46/86 Historic-commercial building built 1884, E46/87 Sargood, Son & Ewen
warehouse & E46/88 Historic-commercial building
LOCATION: 57-67 Dee Street, 73-81 Dee Street and 11 Don Street, Invercargill
SECTION 45 APPROVED PERSON: Dr Hayden Cawte
LANDOWNER CONSENT: Landowner is applicant.

This authority may not be exercised during the appeal period of 15 working days, or until any
appeal that has been lodged is resolved.

DETERMINATION
Heritage New Zealand Pouhere Taonga grants a authority pursuant to Section 48 of the
Heritage New Zealand Pouhere Taonga Act 2014 in respect of the archaeological sites
described above, within the area specified as Lot 2 DP 383622, Lot 2 DP 8108, PT Sec 1 Blk IX
Town of Invercargill and Lot 1 DP 383622 to Invercargill Licensing Trust for the proposal to
demolish the pre-1900 extant buildings, remove all foundations, and undertake earthworks for
the construction of a hotel complex at 57-67 Dee Street, 73-81 Dee Street and 11 Don Street,
Invercargill, subject to the following conditions:
CONDITIONS OF AUTHORITY
1.

The authority holder must ensure that all contractors working on the project are briefed
by the s45 approved person before project commencement on the possibility of
encountering archaeological evidence, how to identify possible archaeological sites
during works, the archaeological work required by the conditions of this authority, and

contractors’ responsibilities with regard to notification of the discovery of archaeological
evidence to ensure that the authority conditions are complied with.
2.

The authority must be exercised in accordance with an Archaeological Management Plan
and Research Strategy developed by the s45 approved person and approved by Heritage
New Zealand Pouhere Taonga before any project works commence. Any subsequent
changes to the archaeological Management Plan and Research Strategy will require the
prior written agreement of Heritage New Zealand Pouhere Taonga.

3.

The buildings at 57-67 Dee Street, 73-81 Dee Street and 11 Don Street must be
investigated, recorded and analysed prior to and during their demolition to document
and recover information about their construction, alteration and use through time. The
building at 73-81 Dee Street must be recorded to a minimum standard of Level II
recording as defined in Guidelines for the Investigation and Recording of Buildings and
Standing Structures (Archaeological Guideline Series No. 1). The buildings at 57-67 Dee
Street and 11 Don Street must be recorded to a minimum standard of Level III recording
as defined in Guidelines for the Investigation and Recording of Buildings and Standing
Structures (Archaeological Guideline Series No. 1).

4.

All earthworks that may affect any archaeological sites must be monitored by the s45
approved person.

5.

Any archaeological evidence encountered during the exercise of this authority must be
investigated, recorded and analysed in accordance with current archaeological practice.

6.

The authority holder must ensure that if any possible taonga or Maori artefacts, or sites
of Maori origin are encountered, all work should cease within 20 metres of the
discovery. The Heritage New Zealand Pouhere Taonga Archaeologist must be advised
immediately and no further work in the area may take place until they have responded.

7.

Within 20 working days of the completion of the on-site archaeological work associated
with this authority;
a)

b)

8.

An interim report in hard copy and digital copy outlining the archaeological work
undertaken must be submitted to the Heritage New Zealand Pouhere Taonga
Archaeologist.
Site record forms must be updated or submitted to the NZAA Site Recording
Scheme.

Within 12 months of the completion of the on-site archaeological work, the authority
holder shall ensure that a final report, completed to the satisfaction of Heritage New
Zealand Pouhere Taonga, is submitted to the Heritage New Zealand Pouhere Taonga
Archaeologist.
a)
b)

One hard copy and one digital copy of the final report are to be sent to the
Heritage New Zealand Pouhere Taonga Archaeologist.
Digital copies of the final report must also be sent to: NZAA Central Filekeeper;
Southland Museum and Art Gallery.
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Signed for and on behalf of Heritage New Zealand.

Rebecca O’Brien
Director Policy
Heritage New Zealand Pouhere Taonga
PO Box 2629
WELLINGTON 6140
Date: 2 October 2018

3

ADVICE NOTES
Contact details for Heritage New Zealand Archaeologist
Dr Matthew Schmidt
Senior Archaeologist Tuakana Poutairangahia
Heritage New Zealand Pouhere Taonga, Dunedin Office
P O Box 5467, Dunedin 9058
Phone (03) 470 2364 Email ArchaeologistOS@heritage.org.nz
Current Archaeological Practice
Current archaeological practice may include, but is not limited to, the production of maps/
plans/ measured drawings of site location and extent; excavation, section and artefact
drawings; sampling, identification and analysis of faunal and floral remains and modified soils;
radiocarbon dating of samples; the management of taonga tuturu and archaeological material;
the completion of a final report and the updating of existing (or creation of new) site record
forms to submit to the NZAA Site Recording Scheme. The final report shall include, but may not
be limited to, site plans, section drawings, photographs, inventory of material recovered,
including a catalogue of artefacts, location of where the material is currently held, and analysis
of recovered material.
Please note that where one is required, an interim report should contain a written summary
outlining the archaeological work undertaken, the preliminary results, and the approximate
percentage of archaeological material remaining in-situ and a plan showing areas subject to
earthworks, areas monitored and the location and extent of any archaeological sites affected
or avoided.
Rights of Appeal
An appeal to the Environment Court may be made by any directly affected person against any
decision or condition. The notice of appeal should state the reasons for the appeal and the
relief sought and any matters referred to in section 58 of the Heritage New Zealand Pouhere
Taonga Act 2014. The notice of appeal must be lodged with the Environment Court and served
on Heritage New Zealand Pouhere Taonga within 15 working days of receiving the
determination, and served on the applicant or owner within five working days of lodging the
appeal.
Review of Conditions
The holder of an authority may apply to Heritage New Zealand Pouhere Taonga for the change
or cancellation of any condition of the authority. Heritage New Zealand Pouhere Taonga may
also initiate a review of all or any conditions of an authority.
Non-compliance with conditions
Note that failure to comply with any of the conditions of this authority is a criminal offence
and is liable to a penalty of up to $120,000 (Heritage New Zealand Pouhere Taonga Act 2014,
section 88).
Costs
The authority holder shall meet all costs incurred during the exercise of this authority. This
includes all on-site work, post fieldwork analysis, radiocarbon dates, specialist analysis and
preparation of interim and final reports.
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Assessment and Interim Report Templates
Assessment and interim report templates are available on the Heritage New Zealand Pouhere
Taonga website: archaeology.nz
Guideline Series
Guidelines referred to in this document are available on the Heritage New Zealand Pouhere
Taonga website: archaeology.nz
The Protected Objects Act 1975
The Ministry for Culture and Heritage (“the Ministry”) administers the Protected Objects Act
1975 which regulates the sale, trade and ownership of taonga tūturu.
If a taonga tūturu is found during the course of an archaeological authority, the Ministry or the
nearest public museum must be notified of the find within 28 days of the completion of the
field work.
Breaches of this requirement are an offence and may result in a fine of up to $10,000 for each
taonga tūturu for an individual, and of up to $20,000 for a body corporate.
For further information please visit the Ministry’s website at http://www.mch.govt.nz/nzidentity-heritage/protected-objects.
Land Owner Requirements
If you are the owner of the land to which this authority relates, you are required to advise any
successor in title that this authority applies in relation to the land. This will ensure that any
new owner is made aware of their responsibility in regard to the Heritage New Zealand
Pouhere Taonga Act 2014.
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S45 APPROVED PERSON
Heritage New Zealand Pouhere Taonga Act 2014
AUTHORITY NO: 2019/145

FILE REF: 11013-018

APPROVAL DATE: 2 October 2018

This approval may not be exercised during the appeal period of 15 working days, or until any
appeal that has been lodged is resolved.

APPROVAL
Pursuant to section 45 of the Act, Dr Hayden Cawte is approved by Heritage New Zealand
Pouhere Taonga to carry out any archaeological work required as a condition of authority
2019/145, and to compile and submit a report on the work done. Dr Hayden Cawte will hold
responsibility for the current archaeological practice in respect of the archaeological authority
for which this approval is given.

Signed for and on behalf of Heritage New Zealand.

Rebecca O’Brien
Director Policy
Heritage New Zealand Pouhere Taonga
PO Box 2629
WELLINGTON 6140
Date: 2 October 2018

6

Resource Consent Application by Invercargill Licencing Trust Limited
Statement of Evidence of HAYDEN CAWTE

APPENDIX B

Dee Street Kerbing
Archaeological Assessment for Site No.
E46/39
Report Prepared for Invercargill Licencing Trust
Author: Dr Naomi Woods
Reviewed by: Dr Dawn Cropper
Submitted: October 2018

Page | i

Dee Street Kerbing
Archaeological Assessment for Site No. E46/39
Report Prepared by:
New Zealand Heritage Properties Ltd
Salisbury House │106 Bond Street │ Dunedin
T 03 477 3933 │ F 03 477 3928 │ E info@heritageproperties.co.nz
www.heritageproperties.co.nz

Project Details
Archaeological Site No.

E46/39

Site Address

Dee Street, Invercargill (road reserve)

Client

Invercargill Licensing Trust

Client Contact

Tess Browne

Client Address

Invercargill Licensing Trust
PO Box 208
INVERCARGILL 9840
Attn: Chris Ramsay

Report Authors

Dr Naomi Woods

Reviewed By

Dr Dawn Cropper

Approved Archaeologist

Dr Hayden Cawte

Report Submitted

October 2018

Report Submitted To

Invercargill Licensing Trust (c/- Chris Ramsay)
The Building Intelligence Group (c/- Tess Browne)
Heritage New Zealand Pouhere Taonga (HNZPT)

Ownership and Disclaimer
This report has been prepared for the Invercargill Licensing Trust in relation to a specific work program in the
Dee Street, Invercargill road reserve. This report and the information contained herein are subject to copyright.
Ownership of the primary materials created in the course of the research remains the property of the named
researchers and New Zealand Heritage Properties Ltd. This report remains the property of Invercargill Licensing
Trust and New Zealand Heritage Properties Ltd.
The professional advice and opinions contained in this report are those of the consultants, New Zealand Heritage
Properties Ltd, and do not represent the opinions and policies of any third party. The professional advice and
opinions contained in this report do not constitute legal advice.

Cover Photo: Close up of Panorama of Dee and Don Street 1926 [A0010 S00940014] Invercargill City Libraries and Archives
Page | i

Executive Summary
New Zealand Heritage Properties Ltd (NZHP) has been commissioned by Tess Browne, The Building Intelligence
Group, on behalf of the Invercargill Licensing Trust (ILT) to undertake an archaeological assessment for
streetscaping works related their proposed hotel site at the corner of Dee Street and Don Street, Invercargill to
accompany the archaeological authority application as required by the Heritage New Zealand Pouhere Taonga Act
2014.
The ILT are proposing to undertake hard and soft landscaping within the streetscape fronting the site of a new
hotel on the corner of Dee and Don Street. This includes incorporation of bluestone, concrete, and aggregate
paving, street trees, and other planting contained within kerb extensions, raingardens, and mobile planter boxes.
Historic kerbstones and cobblestones on Dee Street will be incorporated into the streetscape design. Two small
sections of historic kerbstones and cobbled channelling will be removed and reinstated at a lower level to facilitate
vehicle access to the hotel, but otherwise the kerb and channel will be left in situ. Timber seating will be included
on the Dee Street frontage adjacent to the coach park.
The redevelopment of the project area for a hotel aims to bring life and people back into Invercargill’s inner city
and is one of several projects identified in the SoRDS Action Plan (SoRDS, 2015). While this project has obvious
benefits for Invercargill it will have a large effect on both archaeological and heritage values. Historic kerbstones
and channelling will be affected; however, these impacts will be minor, and this archaeological site will remain a
prominent feature of the Dee Street streetscape.
Archaeological sites affected by the proposed developments within the Dee Street, Invercargill road reserve.
NZAA Site Id
E46/39

Site Name

Site Location
Dee Street road
reserve

Brief Description
Historic kerbing and cobblestones

As such, NZHP makes the following recommendations:
1. As a first principle, every practical effort should be made to avoid damage to any archaeological site,
whether known, or discovered during any redevelopment of the site.
2. An archaeological authority under Section 44 of the Heritage New Zealand Pouhere Taonga Act 2014
should be obtained from the Heritage New Zealand prior to any modification of the site.
3. If re-development plans are altered from those reviewed by NZHP for this assessment (Appendix A), the
Heritage New Zealand need to be alerted in the first instance.
4. All subsurface works, exposure, removal and reinstatement of the kerbstones and channelling should be
monitored by an archaeologist. Any archaeological features or recovered material should be appropriately
recorded and analysed.
5. If at any stage during the redevelopment Māori material is discovered, local iwi should be consulted in the
first instance. If Māori material does exist in the area to be developed, damage to this should be minimised.
Any Māori artefacts will be, prima facie, property of the Crown and the requirements under the Protected
Objects Act will be followed.
6. A full report on any archaeological material that is found should be prepared and submitted to the Heritage
New Zealand within one year of the completion of archaeological site works.
7. The proposed mitigation discussed in McStay (2017) and Cawte (2018) for 73-81 Dee Street be adopted
for the entire project area.
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Introduction

New Zealand Heritage Properties Ltd (NZHP) has been commissioned by Tess Browne, The Building Intelligence
Group, on behalf of the Invercargill Licensing Trust (ILT) to undertake an archaeological assessment for
streetscaping works related their proposed hotel site at the corner of Dee Street and Don Street, Invercargill (Figure
1-1) to accompany the archaeological authority application as required by the Heritage New Zealand Pouhere
Taonga Act 2014.
The main hotel development has been the subject of previous archaeological and heritage impact assessments
(Cawte, 2018; McStay, 2017; McStay & Woods, 2018) and Archaeological Authority 2019/145 has been granted
for the demolition of the buildings and the construction of a new hotel complex at 57-67 and 73-81 Dee Street
and 11 Don Street (archaeological sites E46/63, E46/85, E46/86, E46/87 and E46/88). Streetscaping is proposed
for the Dee Street frontage and this work will affect a recorded archaeological site: E46/39 (historic kerbstones
and channelling). The Dee Street Kerbstones are also scheduled on the Invercargill City Council District Plan as
Heritage Items (Appendix II.4). The kerb and channel is owned by NZTA while the footpath is owned by the
Invercargill City Council (ICC).

Figure 1-1. Location map showing project area outlined in green and the historic kerbstones indicated in red. The hotel
development site is bounded by the black dashed line.

1.1

Project Outline

The ILT are proposing to undertake hard and soft landscaping within the streetscape fronting the site of a new
hotel on the corner of Dee and Don Street. This includes incorporation of bluestone, concrete, and aggregate
paving, street trees, and other planting contained within kerb extensions, raingardens, and mobile planter boxes
(Figure 1-2). Historic kerbstones and cobblestones on Dee Street will be incorporated into the streetscape design.
Two small sections of historic kerbstones and cobbled channelling will be removed and reinstated at a lower level
to facilitate vehicle access to the hotel, but otherwise the kerb and channel will be left in situ. Timber seating will
be included on the Dee Street frontage adjacent to the coach park. A copy of the development plans can be found
in Appendix A.
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Figure 1-2. Detail from streetscaping plans (Warren and Mahoney, 2018).
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2

Statutory Requirements

The legislative requirements relating to archaeological sites and artefacts are detailed in the following sections.
There are two main pieces of legislation that provide protection for archaeological sites: the Heritage New Zealand
Pouhere Taonga Act 2014 and the Resource Management Act 1991. Artefacts are further protected by the
Protected Objects Act 1975.
2.1

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. Heritage New Zealand administers the act and was formerly known as
the New Zealand Historic Places Trust (Pouhere Taonga).
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, Heritage New Zealand 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 Heritage New Zealand (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)).
Heritage New Zealand 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 Heritage New Zealand requires its own assessment of the Maori 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. Heritage New Zealand will notify the applicant
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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. Heritage New Zealand
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 Heritage New Zealand and advise the succeeding
land owner of the authority, its conditions, and terms of consent.
An additional role of Heritage New Zealand 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 Resource Management Act 1991.
2.2

Resource Management Act 1991

The Resource Management Act 1991 (RMA) defines historic heritage as those natural and physical resources that
contribute to an understanding and appreciation of New Zealand’s history and cultures, and it may include historic
sites historic sites, structures, places, and areas; archaeological sites; and sites of significance to Māori. 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.
The heritage provisions of the RMA 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.
Under the RMA, local authorities are required to develop and operate under a district plan, ensuring that historic
heritage is protected. This includes the identification of heritage places on a heritage schedule (or list) and
designation of heritage areas or precincts and documents the appropriate regulatory controls. All heritage schedules
include, but are not limited to, all items on the New Zealand Heritage List/Rārangi Kōrero. Additional sites of
significance to the local authority may also appear on the schedule.
The regulatory controls for historic heritage are specific to each local authority. However, most local authorities
will require RMA resource consent for any alterations, additions, demolition, or new construction (near a listed
place) with Heritage New Zealand being recognised as an affected party. Repair and maintenance are generally
considered permitted activities.
The RMA 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 are 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)
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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.
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 I 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 (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
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 Maori 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 Maori 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 Heritage New Zealand.

1 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.
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3

Methodology

An archaeological assessment is required to accompany an application for an archaeological authority, as stipulated
in the Heritage New Zealand Pouhere Taonga Act 2014. In order to assess the archaeological resources of the
project area, NZHP conducted detailed documentary research, examined records of previously recorded site within
the vicinity of the project area, and carried out an on-site visit.
Previously recorded archaeological sites near the project area can provide information that is valuable for assessing
the archaeology. NZHP carried out a search of ArchSite to identify if there are any previously recorded sites on or
near the project area. The results of the ArchSite search are documented in Section 5.3.
NZHP consulted numerous sources of documentary evidence in order to determine the historical context of the
project area. The results of the documentary research are provided in Section 5.3. The sources utilised in this
research include:
• Quickmap for survey plans
• Paperspast for historical newspapers
• Invercargill Ciity Library Archives, Southland Museum and Art Gallery, Hocken Snapshop, Te Papa
and Alexander Turnbull Library for historical photographs
• Local histories
• Invercargill City Council Archives for records relating to the kerbstones
A site visit was conducted by Amy McStay and Dr Naomi Woods on 3 August 2018. A summary of the on-site
observations is provided in Section 7.
The assessment of archaeological and other values is based on criteria established by Heritage New Zealand
(NZHPT, 2006):
• The condition of the site(s).
• Is the site(s) unusual, rare or unique, or notable in any other way in comparison to other sites of its
kind?
• 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; the relationship between features within a site, and the wider context of the
surroundings.
• 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.
• Amenity value (e.g. educational, visual, landscape). Does the site(s) have potential for public
interpretation and education?
• Does the site(s) have any special cultural associations for any particular communities or groups (e.g.,
Maori, European, Chinese.)
The overall level of significance was determined based on the evaluation of the criteria listed above; however, it is
not possible to fully understand the archaeological significance of subsurface sites, features, and materials
uncovered during the site works. It is important to recognise that the significance of a site may change on the basis
of what is found during the work programme.
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After determining the history of the site(s) and evaluating its archaeological value, NZHP assessed the effects of
the proposed work on the site. Specifically, NZHP considered the following matters as outlined by Heritage New
Zealand (NZHPT, 2006):
• How much of the site(s) will be affected, and to what degree, and what effects this will have on the values
of the site(s).
• Whether the proposed work may increase the risk of damage to the site(s) in future. For example, change
from farming to residential use may make sites vulnerable to increased pedestrian and vehicular activity.
• Whether a re-design may avoid adverse effects on the site(s). It is recognised that detailed evaluation of
alternatives may be beyond the scope of the archaeological assessment, however, some consideration of
alternatives should be considered where possible.
• Possible methods to protect sites, and avoid, minimise or mitigate adverse effects should be discussed.
These will form the basis of any recommendations in the final section.
Measures of reducing the potential adverse effects on the site(s), management of the archaeological resources, and
mitigation of information loss were considered.
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4

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 4.1.1) and the landscape transformations that have
occurred following settlement of the area (Section 4.1.2).
4.1.1

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 4-1).

Figure 4-1. Typical Waikiwi Soil profile (Crops for Southland, 2002).

4.1.2

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 4-2). Surrounding the
township of Invercargill, the land was surveyed into larger farming blocks (Figure 4-3). 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 4-4). By 1863, work was underway for the realignment of the creek
(Southland Times, 1863d), and a public gardens was created surrounding this (Figure 4-5).
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Figure 4-2. Map of Southland showing the location of Invercargill adjacent to the Waihopai Estuary (Baker, 1865).

Figure 4-3. Early Survey Plan of Block I of the Invercargill Hundred, encompassing the town of Invercargill and the
surrounding areas (Garvie, 1856).
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Figure 4-4. Early survey plan of Invercargill showing the grid layout of streets and blocks (Garvie, 1856). Note the planned
streets extending into the estuary.

Figure 4-5. View of the realigned Opuni Creek (Auckland Weekly News , 1907).

Page | 10

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, 1909). This scheme was
formalised in 1910 and work commenced on the reclamation soon after (Figure 4-6).

Figure 4-6. Map showing the reclamation of the New River/Waihopai Estuary from 1910 (Anonymous, 1908).
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5

Historical Background

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 history of the project area.
5.1

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.
5.2

Brief Overview of the European Occupation 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 5-1. 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, 1905; 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 5-2 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 5-2: Current suburbs of Invercargill overlaying the Application of the Invercargill Hundred Map (Anonymous, 1908).

5.2.1

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 5-3), 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 5-2).

Figure 5-3: 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).

Figure 5-4: Tay Street circa 1860s (Lennie, n.d.).
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5.2.2

Early Infrastructure, Roads and Footpaths

Pre-1900 roads are considered to be archaeological sites. Documentary research has demonstrated that extensive
pre-1900 infrastructure was established in many roads, including open drains, box drains (wood and metal), brick
drains, drainage pipes, brick sewers, cellars associated with adjacent buildings, gas supply, gas lighting, water supply,
tramways and lateral connections (Cropper, Weston, & Forster-Garbutt, 2018).
Soon after the establishment of several houses and businesses within central Invercargill in the 1860s, the need for
the proper formation of roads and footpaths was addressed by a number of residents and brought to the attention
of the Town Board. Comments were received by the Town Board of ‘muddy pools of water’ accumulating on the
dirt roads (Southland Times, 1862 and Figure 5-15). Historical photographs show that rapid progress was made by
the Town Board throughout the 1860s and 1870s to improve the roads and footpaths (Figure 5-5 to Figure 5-7).
Whilst in some areas of the township the footpaths were simply raised using fill material (Figure 5-6), metal or
wooden grating (also referred to as ‘battens’) were installed in the central areas the central areas including Tay,
Doon, Ness, Dee, and Forth Street (Southland Times, 1863), as an 1870s photograph of Kelvin Street shows (Figure
5-8). The state of roads and footpaths still varied considerably throughout central Invercargill in the early years of
settlement, with raised crossings across muddy and unformed roads (Figure 5-8).

Figure 5-5. Yarrow Street c 1860s (Anonymous, n.d.-a). Note the lack of a formed footpath and road.
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Figure 5-6. Early Invercargill Street circa 1860s (Anonymous, n.d.-b). Note the raised footpath and formed kerb as well as the
level state of the road. The mounds of dirt likely represent piled horse manure or dirt piles following grading of the road.

Figure 5-7. Grating/battens installed as temporary footpaths on Tay Street c 1860s (Anonymous, n.d.-d).
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Figure 5-8. Intersection of Kelvin and Esk Street circa 1870s (Anonymous, n.d.-c). Note the state of the road and the deep ditch
(possibly for drainage) in the foreground.

Following the formation of roads and footpaths in the late 1860s, the Town Board, and from 1870 the Invercargill
Municipal Council, turned their attention to the metalling or gravelling of streets (Southland Times, 1867). Tenders
were called for the improvement of many central Invercargill streets during the 1870s, the supply of suitable
gravelling being stated as limitless (Southland Times, 1877d). Where the road surface needed to be raised to prevent
the pooling of water, fill and gravel from one street was often used to raise the level of another (Southland Times,
1877d). More permanent footpaths and crossings were created from the late 1870s in central Invercargill, in many
cases utilising asphalt (Southland Times, 1882). However, some form of ‘screening’ (possibly grating) was still in
use in the late 1870s to raise the footpath in areas of pooling water (Southland Times, 1878a).
5.3

History of Site E46/39 (Historic Kerbstones and Channelling)

Little specific information regarding the historic kerbstones and channelling along this section of Dee Street was
able to be sourced during this assessment; however, an approximate timeline of footpath formation for the whole
street was able to be compiled (Table 5-1). The NZAA site record form notes that a contract for the installation
of the kerbstones was granted to C. McKinnon on 17 September 1863, which appears to refer to a contract awarded
by the government who paid for kerbing along Dee Street up to Spey Street. No reference was able to be found
for stone kerbs on Dee Street until much later and it is likely this refers to the first contract for timber kerbing.
Invercargill’s streets had been a cause for consternation since the establishment of the settlement and were known
for turning to mud at the slightest hint of rain. The Town Board borrowed £25,000 in the early 1860s to put
towards street improvement, with these funds being spent on raised timber footpaths, kerbing and channelling,
street lighting, road surfacing and drainage (Holcroft, 1976).
Table 5-1. Summary of key events records for Dee Street kerbing.
Year
1863
1869
1877
1880

Event
Sand footpaths laid on Dee Street as far as Don Street, timber gratings installed
Timber railway rails being used for kerbing along west side of Dee Street
Oreti stone kerbs begin to be installed along Dee Street
Kerbstones at Dee Street crossings raised to street level, timber bridges installed over channels

Source
Southland Times, 1863c; 1863a
Southland Times, 1869
Southland Times, 1877b
Southland Times, 1880

Some form of kerb and channelling appears to have been a feature of several streets from the early 1860s onwards
(Figure 5-6 and Figure 5-7). The first record of footpath formation on Dee Street is from 1863 and describes a
layer of sand with an unspecified type of kerbing being laid as far as Don Street (Southland Times, 1863c). Later
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that year, raised timber gratings were installed over this sand (Southland Times, 1863a). In 1869 calls were being
made for the timber rails from the Oreti railway to be repurposed for kerbing around the city as similar kerbs had
proved to be a success on the west side of Dee Street as far as Spey Street (Southland Times, 1869). By the late
1870s, tenders became more frequent for the improvement of footpaths and the associated kerbs (Southland
Times, 1885).
Newspaper reports from 1877 describe preparations being made for the laying of Oreti stone kerbs along the east
side of Dee Street by Henry Humphrey and the asphalting of the footpaths which are described as being five feet
wide as far north as Spey Street (Southland Times, 1877c, 1877b). Letters to the Town Clerk later that year point
out that the hard Oreti stone was slowing the work as each block was taking longer to hand dress than anticipated
(Southland Times, 1877a), and reports from the following year comment again on the slow progress (Southland
Times, 1878b). Historical photographs of the project area show the kerbstones as present by at least 1884 (Figure
5-9 and Figure 5-10).

Figure 5-9. Detail from photograph of Dee Street showing Rodgers' Building (covered in scaffolding) being rebuilt following
the 1884 fire (Burton Brothers, 1880). Kerbstones are visible along the edge of the Dee Street footpath.

By the end of the nineteenth century the roads throughout central Invercargill were largely formed, many being
gravelled or asphalted with raised permanent footpaths and kerbing. No records relating specifically to the laying
or maintenance of the kerb and channel on this block of Dee Street were found during this assessment; however,
in the 1880s the kerbstones at unspecified crossings on Dee Street were raised to the same level as the other kerbs
and wooden bridges installed over the channels for pedestrians (Southland Times, 1880).
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In the 1990s the ICC renewed the foot paths on Dee Street as part of a wider inner-city redevelopment. While
plans from the ICC could not be obtained in the timing of this assessment, anecdotal evidence from contractors
working with NZHP on another Invercargill site suggests the kerbstones and channelling on this section of Dee
Street were pulled up and reinstated in the 1990s. Comments were also made about the depth of the setts (300400mm), further suggesting that significant disturbance has occurred to this feature.

Figure 5-10. Earliest photograph of the Rout Building on the corner of Dee and Don Street. Date unknown but pre-1900 and
possibly taken shortly after the Rout building was opened (1884) based on signage (Gallery, n.d.). Kerbstones are clearly visible
lining the Dee Street footpath in the bottom right of the image.
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6

Previous Archaeological Investigations

Previously identified archaeological sites, heritage sites and places near the project area can provide information
that is valuable for assessing the archaeological values and impacts to the wider heritage landscape. NZHP carried
out comparative analysis using ArchSite (the New Zealand Archaeological Associations archaeological site
recording scheme) 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.
6.1

Archaeological Sites within Invercargill

There are currently 34 recorded archaeological sites in the vicinity of the project area, including three Māori and
31 non-Māori 2 sites (Table 6-1). Section 5 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 6-1, which also includes sites in the surrounding area to demonstrate the larger archaeological
environment.
6.1.1

Māori Sites

The Māori sites close to the project area include two find spots and a midden/oven site. The sites are located near
the Ōtepuni Stream. The distribution of these sites demonstrates the ways in which the land was used: water was
the most important resource, closely followed by food.
6.1.2

European Sites

The 31 European sites include 22 that were recorded on the neighbouring block to the south (Block II) and are
mostly commercial in nature. Domestic, administrative, religious and transport/communication related sites are
also present in smaller numbers.
The property at 73-81 Dee Street was recorded as an archaeological site in the NZAA site recording scheme
(Archsite) during the HIA (McStay 2017) phase of works on 20 June 2017 (NZAA site number E46/63). The
closest sites to the project area are across the road on Don Street and include the recently recorded and demolished
sites of the Rialto (William Todd and Co.) (NZAA site number E46/59), Criterion Hotel and horse bazaar (NZAA
site no. E46/62) and behind these sites a brewery (NZAA site no. E46/60) and shops, cottage and stables (NZAA
site no. E46/61) are recorded fronting Spey Street. The archaeological and other heritage values of these buildings
were previously assessed, mostly as low-moderate, and given the heavy modification of the pre-1900 buildings a
recommendation was made to mitigate the loss of values with buildings recording (Cropper & Cawte, 2016).
Archaeological investigations under authority number 2016/1193 revealed remains of pre-1900 buildings behind
modern facades, below ground building remains such as foundations, floors and notably the cellar and stables
associated with the Criterion Hotel, wells on three of the sites and many artefact rich features with a large amount
of cultural material collected from the site including faunal remains, ceramics, glass and metal artefacts. Although
areas of the sites had been disturbed in the past for building demolition, site clearance and development there was
still in situ archaeology and the archaeological investigations provided information about the shallow nature of
archaeology in this area and the previous undulating original ground surface built on in the nineteenth century with
archaeological remains in situ below 1.5m from the current ground surface. The recent removal of these street
front facades at 16-24 Don Street, along with the building at 19 Don Street, has had effects on the streetscape
(Lewis, Cropper, Woods, Cawte, & Scrivener, 2018).

2

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 site No. E46/39 records in situ historic kerbstones on Dee Street, including those immediately adjacent to
the project area. These are thought to date from the 1860s. In the wider area, NZAA site numbers E46/32 and 46
record historic wells and E46/67 records Strang’s coffee mill. A number of NZAA sites have been recorded
recently within Block II, Town of Invercargill bounded by Esk, Kelvin, Tay and Dee Streets.
Table 6-1. Summary of previously recorded archaeological sites in the Invercargill area (ArchSite, 2017).
NZAA ID

Name

Short Description

Site Type

E46/5

Invercargill 1

E46/11

No. 2 Gardens

E46/16

Invercargill 2

Find spot for side cutting adze. Made of green meta-basalt, 28.6 cm long, cutting edge Artefact find
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
Midden/Oven
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 Artefact find
bevel. Found during the excavation of house foundations in the 1950's and donated to
the Southland Museum in 1978.

Māori Sites

Non-Māori Sites
E46/32

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

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

E46/45
E46/54

Taylor Residence

Commercial

E46/58

St John's Vicarage

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

Religious

E46/63

Rout’s Building

Commercial building constructed in the 1880s, part of Langlands Block

Commercial

Commercial building constructed in the 1880s.

Commercial

Location of a series of hotels from 1856 into the twentieth century.

Commercial

E46/67

Location of commercial occupation since at least 1862.

Commercial

E46/68

Location of commercial occupation since at least the early 1870s.

Commercial

E46/69

Location of domestic and commercial occupation since at least the early 1870s.

Commercial

E46/70

Location of commercial occupation since at least 1862.

Commercial

E46/71

Commercial

E46/72

Location of a domestic dwelling from c.1870 to the 1880s, then commercial
occupation.
Location of commercial occupation since at least 1863.

E46/73

Location of commercial occupation since at least 1863.

Commercial

E46/74

Location of a Police Reserve from 1863 into the twentieth century.

Administrative

E46/75

Location of commercial occupation since at least 1862.

Commercial

E46/76

Commercial

E46/77

Location of domestic and commercial occupation (especially hotels) since at least
1862.
Location of a domestic dwelling from c.1857 to 1860s, then commercial occupation.

E46/78

Location of commercial occupation since 1857.

Commercial

E46/79

Location of commercial occupation since at least 1862.

Commercial

E46/80

Location of commercial occupation since at least 1862.

Commercial

E46/81

Location of commercial occupation since at least 1869.

Commercial

E46/82

Location of commercial occupation since at least 1863.

Commercial

E46/83

Location of commercial occupation since 1857.

Commercial

E46/84

Location of commercial occupation since at least 1862.

Commercial

E46/64
E46/66

Albion Hotel

Commercial

Commercial
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Figure 6-1 Previous archaeological sites as of August 2018 in the vicinity of the project area. Red stars are non-Māori and blue
stars are Māori sites.
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7

Results of the Site Survey

A site visit was conducted by Dr Naomi Woods and Amy McStay on 4 August 2018. A plaque identifies the
presence of the kerbstones which sit level with the modern asphalt and brick-paved footpath (Figure 7-1). The
kerbstones vary in length and width and extend almost the full length of the block, ending where the footpath
widens at the Dee and Don Street corner. Sections of historic sett-lined channel are also visible within the project
area and appear to extend beneath the modern road asphalt (Figure 7-1). The full extent of this channelling is
unknown as it is interrupted by a bench and planter outside 57-67 Dee Street; however, this feature does not
appear to extend further south than 57 Dee Street as modern concrete channelling has been installed (Figure 7-2).
The stone used for the kerbstones and setts is volcanic and matches the description of Oreti stone from the
historical record. The width of the modern footpath was not measured during the site visit; however, it is obvious
that it is much wider than the five feet described in the historical accounts.

Figure 7-1 Modern paving and plaque on street furniture identifying historic kerbing and guttering (left) and kerbing and
channelling (right)
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Figure 7-2. Dee Street looking north with kerbstones and channelling on the left of the image.
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8

Constraints and Limitations

The main constraint encountered during this assessment was the lack of available information regarding the
kerbing and channelling along this portion of Dee Street. This has limited the assessment’s ability to confidently
date the feature or determine if it has been modified and to what degree. Despite this limitation, an approximate
timeline for the feature was able to be created and the effects of the proposed streetscaping have been designed in
such a way as to limit the negative impacts on site E46/39.
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9

Archaeological and Other Values

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 9-1 based on the criteria defined by HNZPT (NZHPT, 2006). The archaeological values of the
kerbstones and channelling relate to these visible pre-1900 features themselves and the potential for subsurface
archaeological remains associated with other early pre-1900 roading and footpath works. Overall the archaeological
values of kerbstones and channelling are moderate.
Table 9-1. Summary of archaeological value for Site E46/39.
Value

Criteria

Condition

Assessment
Moderate
The condition of visible kerbstones and channelling is good;
however, there is obvious disturbance in places and most of
the feature has been removed from its original location.
There is potential for other roading and footpath features to
be in situ below ground such as kerbstones, guttering,
paving, lateral connections and other pre-1900
infrastructure.

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?

Low

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.

Low-Moderate

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.

Moderate

Amenity Value

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

High

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

European

Cultural
Associations

Although these features were common in the nineteenth
century, the visible kerbstones and channelling are thought
to be some of the earliest visible heritage in Invercargill. It is
not known how many survive archaeologically below
ground.

Any in situ archaeological remains have high contextual
value for their relationship with the setting and the wider
Dee Street area. If, as the evidence suggests, these
kerbstones and setts have been relocated, this contextual
value has been lost.

There is potential to learn about early infrastructure in
Invercargill. Not many sites have been investigated
archaeologically in Invercargill to date and so below ground
archaeological remains have the potential to provide
information about the city’s past and development.

Archaeological remains are visible and in their original
configuration, if not location. The amenity value has been
recognised by modern plaques and paving, through inclusion
in the District Plan and is frequently discussed in walking
tours of the inner city.
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10 Assessment of Effects
Historic kerbstones are preserved along Dee Street and have previously been recorded as archaeological site
E46/39. These kerbstones are believed to have been installed as early as 1877 and represent a significant
archaeological feature. While portions of the kerbing and channelling have been removed at some point during
the twentieth century and replaced with concrete kerb and channels, a large section within the project area has
been retained. Anecdotal evidence and comparison with details of the feature from the historical record suggests
that these kerbstones and setts have been relocated, probably in the 1990s, and therefore have already been
modified.
The proposed works in the street and footpath will involve leaving the majority of this site in place but propose
to remove and reinstate two small sections of the kerb and channel at a lower level for vehicle access. This will
ensure the amenity values of this feature are protected and as the stones are not in their original location, will not
adversely affect the archaeological value. In addition, landscaping works may encounter further unrecorded
subsurface features associated with this site and relating to other pre-1900 infrastructure. The effects on unknown
subsurface infrastructure is unknown but likely to be moderate to low.
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11 Conclusions and Recommendations
The redevelopment of the project area for a hotel aims to bring life and people back into Invercargill’s inner city
and is one of several projects identified in the SoRDS Action Plan (SoRDS, 2015). While this project has obvious
benefits for Invercargill it will have a large effect on both archaeological and heritage values. Historic kerbstones
and channelling will be affected by streetscaping works; however, these impacts will be minor, and this
archaeological site will remain a prominent feature of the Dee Street streetscape. Earthworks associated with
landscaping and resurfacing of the Dee Street footpath also have the potential to encounter pre-1900 roading and
infrastructure features.
Table 11-1. Sites affected by the development of the Dee Street, Invercargill road reserve.
NZAA Site Id
E46/39

Site Name

Site Location
Dee Street road
reserve

Brief Description
Historic kerbstones and channelling

As such, NZHP makes the following recommendations:
1. As a first principle, every practical effort should be made to avoid damage to any archaeological site,
whether known, or discovered during any redevelopment of the site.
2. An archaeological authority under Section 44 of the Heritage New Zealand Pouhere Taonga Act 2014
should be obtained from the Heritage New Zealand prior to any modification of the site.
3. If re-development plans are altered from those reviewed by NZHP for this assessment (Appendix A), the
Heritage New Zealand need to be alerted in the first instance.
4. All subsurface works, exposure, removal and reinstatement of the kerbstones and channelling should be
monitored by an archaeologist. Any archaeological features or recovered material should be appropriately
recorded and analysed.
5. If at any stage during the redevelopment Māori material is discovered, local iwi should be consulted in the
first instance. If Māori material does exist in the area to be developed, damage to this should be minimised.
Any Māori artefacts will be, prima facie, property of the Crown and the requirements under the Protected
Objects Act will be followed.
6. A full report on any archaeological material that is found should be prepared and submitted to the Heritage
New Zealand within one year of the completion of archaeological site works.
7. The proposed mitigation discussed in McStay (2017) and Cawte (2018) for 73-81 Dee Street be adopted
for the entire project area.
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Development Plan

Page | A-1

Page | A-2

Appendix B

Site Record Forms of Previously Recorded Archaeological Sites

NZHP has identified that archaeological site E46/39 will be affected by the proposed works, and the site record
form is provided in the following pages.
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NEW ZEALAND ARCHAEOLOGICAL ASSOCIATION

NZAA SITE NUMBER: E46/39

Site Record Form

SITE TYPE:

Unclassified

SITE NAME(s):

DATE RECORDED:

SITE COORDINATES (NZTM) Easting: 1242441
IMPERIAL SITE NUMBER:

S177/41

Northing:

4849703

METRIC SITE NUMBER:

Source:

CINZAS

E46/39

Scale 1:2,500
Finding aids to the location of the site

Brief description
KERBSTONES
Recorded features

Other sites associated with this site

Printed by: naomiwoods
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NEW ZEALAND ARCHAEOLOGICAL ASSOCIATION

SITE RECORD HISTORY

NZAA SITE NUMBER: E46/39

Site description

Condition of the site

Statement of condition

Current land use:

Threats:

Printed by: naomiwoods
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NEW ZEALAND ARCHAEOLOGICAL ASSOCIATION

SITE RECORD INVENTORY

NZAA SITE NUMBER: E46/39

Supporting documentation held in ArchSite
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