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1

Introduction

1.1

Commission

This assessment of environmental effects (AEE) on heritage values of demolishing the
former Warehouse building at 127 High Street, Hawera was commissioned by
Heemi Stevenson, Project Manager, Saunders-Stevenson in an email of 10 April 2019
on behalf of the South Taranaki District Council.

1.2

Scope

The scope of this report is to evaluate the proposed demolition of 127 High Street to
assess effects on heritage values.

1.3

Limitations

The assessment is based on drawings prepared by Warren and Mahoney drawings
entitled, Hawera Town Centre A01.001, dated 28 February 2019.
The building was visited on 3 May 2019.

1.4

Heritage status

The building was listed as a Historic Place, Category 2 with Heritage New Zealand
(HNZ), register number 850, on 1 September 1982. It is known by HNZ as
Gerrand’s Watchmakers Building. The on-line list entry does not provide any
information as to why it was listed or what its heritage values are.
The building is listed in Schedule 1 Historic Heritage and Sites of Significance to
Tangata Whenua in the South Taranaki District Plan (Decision Version – October
2016) as follows:
Ref

Name

Address

HNZ
category
and
listing
no

Category

Inventory
item no.

Urban
Map

Rural
Map

H1

The
Warehouse

Cnr.
High &
Regent
Streets,
Hawera

Category
2 (List
850

2

C Hera:
Hi55

121

10

1.5

Framework for this AEE

The objective of an Assessment of Environmental Effects (AEE) is to evaluate the
potential impacts a proposed development will have on the heritage values of a listed
building. The following national and international best practice guides have been
considered for preparing this heritage impact assessment.
•

ICOMOS, Guidance on Heritage Impacts Assessments for Cultural World Heritage
Properties, ICOMOS, January 2011 (ICOMOS Guide)

•

Buhring C., and Bowman I., Guide to assessing historic heritage effects for state
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highway projects, NZTA, March 2015 (NZTA Guide)
•

City of Toronto, Heritage Impact Assessment Terms of Reference, 2010 (Toronto
HIA)

•

The Highways Agency, Scottish Government, Welsh Assembly Government
LLywodraethg Cynulliad Cymru, Design Manual for Roads and Bridges, HA
285/07, Volume 11 Environmental Assessment, Section 3 “Cultural
Heritage”. See appendix 1.

•

Queensland Government Department of Environment and Heritage
Protection, Guideline Heritage Preparing a heritage impact statement, October
2015 (Queensland Guide).

Based on these guides, the following framework is used for this AEE:
•

an understanding of heritage values and fabric;

•

proposal description and reasons for the development;

•

statutory heritage recognition and controls;

•

alternatives explored;

•

an assessment of the impacts using best practice criteria;

•

conclusions and recommendations.

4
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2

An understanding of Heritage Values

2.1

Former Warehouse Heritage Values1
Description
The Warehouse building is a strong piece of classical design, with the facades
to High Street and Regent Street elaborately ornamented with a stepped and
curved profile to the parapet, a heavy moulded cornice that arches over the
windows, and prominent triangular pediments to the round- headed timber
windows. The bays are divided by fluted pilasters with Ionic capitals. The
verandah fascia is now closed in, but underneath the original cast iron
verandah is completely intact. The ground floor retail area has been
modernised.
History
This building was built for Mr R Nolan, who had his office on the corner of
the second floor. The date of construction of this building is unknown but is
believed to be around the 1900s.
Three generations of the Gerrand family occupied the Jeweller and
Watchmaking shop on this corner. The main premises was occupied by the
Taranaki Farmers Co-op from the mid 1950s. Although the ground floor
retail area has been modernised, the elaborately ornamented facades to High
Street and Regent Street remain. The original cast-iron veranda is intact but
closed in. The Warehouse presently occupies the building.
Architect
Not known.
Builder
Not known.
Statement of Significance
The value of The Warehouse building relates to its architecture, a vigorous
piece of classical design and in authentic condition including the cast iron
verandah. It stands on a prominent corner in the centre of Hawera, making a
positive contribution to the townscape quality of the area by its decorative
finish, scale and silhouette. Further research would no doubt establish an
interesting history of retail and commercial use.

The site inspection revealed that much of the first floor retains authenticity of
planning and some authenticity of materials. The ground floor has been modified.
The exterior verandah and above appear to be authentic while the ground floor
shopfronts have been modified although the stall riser and step appear to be original
or similar to photographs of the original.
Heritage NZ Conservation Architect, Laura Kellaway has advised, following
completing some research, the building was built in 1901 and designed by New
Plymouth architects Warren and Stapleton. The same architects designed St Mary’s
1 South Taranaki District Council, Hawera Town Centre Heritage Inventory Plan, Hunter Building,
Wellington, June 1998
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church in Hawera2.

2.2

Other Buildings of Significance in Close Proximity

There are a number of buildings with significant heritage values in close proximity to
the former Warehouse building. The Heritage Inventory notes the Bob Thomas,
Pharmacy, 131-133 High Street, Item HiS6, as “complimenting other period
buildings nearby, particularly The Warehouse on the opposite corner.”
The 2014 Town Centre study noted the following additional buildings with physical
heritage values in close proximity:
High Street (in addition to the Bob Thomas building)
•

Gerrand’s building

•

Patterson’s building

•

Mitre 10 building

•

Chestnut building

•

Campbell Building

•

Central building

•

Hawera Foundries

Regent Street
•

Hawera Club

•

Halliwells building

•

Toyota building

•

Hawera Star building

2

6

Email Laura Kellaway to Ian Bowman 9 July 2019.

Assessment of environmental effects • 127 High Street, Hawera

3
3.1

Proposal Description and Reasons for
the Development
Description

The proposal comprises the construction of a new building in the location of the
current building.

3.2

Reasons for Undertaking the Development

The Council requires a building to accommodate a centre for Heritage, the Arts,
Library Culture and information. Current facilities are not adequate. The following
was provided by Phil Waite, Project Co-ordinator, Hawera Town Centre, in an
email of 4 August, 2019.
Te Ramanui is part of an overall strategy to stimulate growth in order to
preserve other buildings. We see the new building as a stimulus for economic
growth that will make it more economically viable for other building owners
to invest in their properties. Rationale for site selection included:
•

Fair and acceptable price

•

willingness of building owners to sell,

•

Large enough for a single-story facility with ample carparking.

•

Central location .

•

On the sunny side of street.

•

Room for parking and buses.

•

Single landlord when negotiating the purchase.

We also thought about the following but they were not key drivers, instead
they added weight to our selection of this site:
•

The shop front was not practical for adding more tenants.

•

There is heritage on all sites we considered, but this had been
significant[ly] modified over the years.

•

Other sites would have meant multiple land/property ownership.

•

It was the most challenging of all heritage buildings to tenant.

•

Balance of the structures on the site are in poor state of repair, with
leaks and would require expensive renovations. Not likely to be cost
effective for any private developer, or for any developer to get a return
on investment.

•

We anticipated the site was likely to suffer ongoing neglect over time
and continue to deteriorate.

The other sites considered were:
•

the western side of the intersection of High and Regent Streets. This
option was discounted as one property owner suggested their property
was worth well over its realistic value. Two other owners wished to
negotiate additional costs above the sale – for the relocation of their

7

businesses. This site also had heritage buildings which the Council
would have needed a similar consent to demolish.
•

8

Eastern side of the intersection of High and Union Streets – in the
vicinity of the existing Hawera Town Square. This was not a
preferred site of the Council for the construction of the intended
building, and was the third choice of all three considered sites. No
direct negotiation was held with property owners on this site, as the
preferred site had been successfully purchased.
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Statutory Heritage Recognition and
Controls

4.1

Resource Management Act Requirements

With respect to effects on heritage values and in accordance with Schedule 4 of the
Resource Management Act 1991, this AEE considers the following:
Section 6
•

An assessment of the actual or potential effect on the environment of the
proposed activity.

•

A description of the mitigation measures to be undertaken to help prevent or
reduce the actual or potential effect.

•

Where the scale or significance of the activity’s effects are such that
monitoring is required, a description of how, once the proposal is approved,
effects will be monitored and by whom.

Section 7
•

Any effect on those in the neighbourhood and, where relevant, the wider
community including any socio-economic and cultural effects.

•

Any physical effect on the locality, including any landscape and visual effects.

•

Any effect on natural and physical resources having aesthetic, recreational,
scientific, historical, spiritual, or cultural, or other special value for present or
future generations.

4.2

South Taranaki District Plan (STDP)

Relevant sections of the STDP comprise objectives and policies contained in section
2.11 and polices contained in section 15.1.

4.2.1 Section 2.11 Historic Heritage
The following are the relevant objectives and policies from the STDP.
Objectives
2.11.2 To protect significant historic heritage that reflects the culture and
history of the South Taranaki District from inappropriate subdivision,
use and development.
Policies
2.11.7 Avoid or appropriately mitigate any adverse effects of activities that
could destroy, compromise or detract from the heritage values
associated with items listed in the Historic Heritage Schedule.
2.11.8 Provide opportunities for greater development flexibility, where
development facilitates the retention, conservation and/or protection
of buildings and sites identified in the Historic Heritage Schedule.
2.11.9 Encourage compatible and/or adaptive re-use of buildings and sites
included in the Historic Heritage Schedule.
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2.11.10 Enable the maintenance, redecoration, repair and adaptive re-use of
buildings and sites included in the Historic Heritage Schedule.
2.11.13 Restrict the full or partial demolition of Category 2 buildings, objects
or sites included in the Historic Heritage Schedule, having regard to
the following matters:
(a)

Effects on historic heritage values.

(b)

The importance attributed to the heritage item by the wider
community.

(c)

Consideration of reasonable alternatives.

(d)

Feasibility of adaptive re-use.

(e)

Building safety.

(f)

Economic implications and/or limitations.

(g)

Appropriateness, compatibility and appearance of any
replacement building in relation to streetscape character and
heritage values.

4.2.2 Section 15.1.4 Discretionary Activities in All Zones
(a)

c)

4.3

Where a building or object is listed in Schedule 1A:
(iii)

Demolition (including partial demolition) of a Category 2
building or object.

(iv)

New building or additions to an unlisted existing building
located within the heritage setting of a Category 1 or 2
building or object.

Within the heritage setting of a building or object in Schedule 1A, or
within an area identified as a historic site or site of significance to
tangata whenua as listed in Schedule 1B, any activity which is not
specifically listed as a permitted, controlled, restricted discretionary,
non- complying or prohibited activity.

HNZ Sustainable Management of Historic Heritage
Information Sheet 15, Demolition of Historic Buildings
Demolition of historic buildings should not be allowed unless in very rare
circumstances, in relation to the following matters:
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o

With regard to a large or complex site, the proposed demolition will
not compromise the integrity and the significance of the place,
streetscape, area or landscape.

o

Demolition may be acceptable when a building or structure is
considered to be ‘beyond repair’. It may be structurally unsafe, may
have been damaged by natural event, or may have been irreversibly
damaged by fire. This matter often requires evidence from a professional
engineering assessment.
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o

Demolition should be informed by the concept of greater or total
conservation benefit with respect to a large complex group of structures
and buildings. It may be that the demolition of minor parts of a building
may be justified to achieve the conservation of most significant places
on the entire site. All other avenues should be explored before this
option is considered (e.g. funding sources) and all decisions must be
informed by a conservation plan.

o

All alternatives to demolition should be explored including new and
compatible uses, repair and maintenance works, maintenance plans, and
appropriate alterations and changes.

11

5

Alternatives Explored

5.1

Alternatives Explored and Why The Proposal is the Best
Option

Many options for a suitable site were considered and these are discussed in the
Warren and Mahoney project description. The final selection came down to what
sites were available for purchase and where a public space could be created that was
sunny. This will be explained by Warren and Mahoney.
Alternatives that explored re-use of the building included option 6 façade retention
was considered in options 11 and 123. Option 6 was discarded because of shading of
the civic square at the south and the distance from the square to High Street.
Options 11 and 12 were discounted as the space for the civic square was too limited
and the link to High Street was compromised.

3

See WAM Architectural Design Statement, October 2019
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6

Assessment of Effects

6.1

AEE Requirements, RMA

The magnitude of effect is based on the ICOMOS guide, appendix 3B.
Section

Criteria

Assessment

Magnitude
of effect

An assessment of the
actual or potential effect
on the environment of
the proposed activity.

See below.

-

A description of the
mitigation measures to be
undertaken to help
prevent or reduce the
actual or potential effect.

See 7.0.

-

Where the scale or
significance of the
activity’s effects is such
that monitoring is
required, a description of
how, once the proposal is
approved, effects will be
monitored and by whom.

The need for monitoring will be
decided by the local authority

-

Any effect on those in the
neighbourhood and,
where relevant, the wider
community including any
socio-economic and
cultural effects.

The proposed demolition will remove
a listed heritage building that provides
physical evidence of the history of
architecture, building construction and
commerce in the town centre. The
effect will be to limit the ability of the
community to understand this heritage
and the overall architectural heritage of
the centre.

Major
negative

Section 6

Section 7

There will also be an effect on the
neighbourhood in the removal of a
building that contributes to the
streetscape of High and Regent Streets
and the relationship of it with other
heritage buildings in the immediate
environment.
Socio economic and cultural effects are

13

Section

Criteria

Assessment

Magnitude
of effect

outside the scope of this heritage
impact assessment.
Any physical effect on the
locality, including any
landscape and visual
effects.

The physical effects of the demolition
of the 127 High Street will be a
reduction in the number of listed and
other heritage buildings in Hawera and
the contribution that 127 makes to the
groups of heritage buildings in the
town centre – see 2.2 above.

Major
negative

There will be negative physical and
visual effects of the demolition as it will
result in the removal of a prominent
corner building as well as a diminution
in the number of 19th and early 20th
century buildings that help define the
streetscape and urban design qualities of
High and Regent Streets.
The visual effects will also involve the
removal of a two storey building built
to the street edge that has existed on
the site for over 100 years and its
replacement with a modern building of
irregular plan and elevational form that
contrasts sharply with adjacent
buildings. It is set well back from High
Street and has an exceptionally long
elevation, unlike most other buildings
in the town centre.
Any effect on natural and
physical resources having
aesthetic, recreational,
scientific, historical,
spiritual, or cultural, or
other special value for
present or future
generations.

14

As above. And as per 6.2

-
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6.2

South Taranaki District Plan (STDP)

6.2.1 Section 2.11 Historic Heritage
Objectiv
es/

Description

Compliance

Assessment

Magnitude
of effect

2.11.2

To protect
significant
historic heritage
that reflects the
culture and
history of the
South Taranaki
District from
inappropriate
subdivision, use
and
development.

Does not
comply

Demolition does not
protect significant historic
heritage and the removal of
127 High Street will
diminish an understanding
of the architectural,
construction and
commercial history of
Hawera.

Major
negative

2.11.7

Avoid or
appropriately
mitigate any
adverse effects of
activities that
could destroy,
compromise or
detract from the
heritage values
associated with
items listed in
the Historic
Heritage
Schedule.

Does not
comply

Demolition of 127 High
Street would destroy all
heritage values associated
with the building.
Construction of a new
building on the same site
does not mitigate or avoid
the loss of the heritage
building and all its values.

Major
negative

2.11.8

Provide
opportunities for
greater
development
flexibility, where
development
facilitates the
retention,
conservation
and/or
protection of
buildings and
sites identified in
the Historic

Does not
comply

The aspect of the proposed
development involving the
demolition of a listed
heritage building does not
facilitate or provide
opportunities to retain,
conserve or protect the
building, which is
identified in the Historic
Heritage Schedule.

Major
negative

policies
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Objectiv
es/

Description

Compliance

Assessment

Magnitude
of effect

policies
Heritage
Schedule.
2.11.9

Encourage
compatible
and/or adaptive
re-use of
buildings and
sites included in
the Historic
Heritage
Schedule.

Does not
comply

The demolition of a
building listed in the
Historic Heritage Schedule
does not allow for the
compatible or adaptive reuse of the building.

Major
negative

2.11.10

Enable the
maintenance,
redecoration,
repair and
adaptive re-use
of buildings and
sites included in
the Historic
Heritage
Schedule.

Does not
comply

The demolition of a
building listed in the
Historic Heritage Schedule
does not enable
maintenance, redecoration,
repair or adaptive re-use of
the building that is
demolished.

Major
negative

a

Effects on
historic heritage
values.

Does not
comply

There will be a complete
loss of historic heritage
values as described above.

Major
negative

b

The importance
attributed to the
heritage item by
the wider
community.

-

However the listing of the
building has been through
a statutory process where
the public had the
opportunity to comment
on the values of the
building. Given that it was
successfully listed, it is
presumed the public
supported its listing.

c

Consideration of
reasonable
alternatives

Complies

Three alternatives were
explored, one of which
would have retained the
whole building, but two
looked at two facades only.

2.11.13
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Major
negative
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Objectiv
es/

Description

Compliance

Assessment

Magnitude
of effect

policies
None of the options was
considered ideal as they
would not meet the brief
requirements.
d

Feasibility of
adaptive re-use

Complies

Three alternatives were
explored, one of which
would have retained the
whole building, but two
looked at two facades only.
None of the options was
considered ideal as they
would not meet the brief
requirements.

e

Building safety

Earthquake
prone

Engineers have assessed the
building as being
earthquake prone based on
an IEP. However, its
materials, scale and age are
similar to many buildings
of this age throughout
New Zealand that have
been successfully
strengthened4.

f

Economic
implications
and/or
limitations

Unknown, not
supplied

This is outside the
expertise of the author.

g

Appropriateness,
compatibility
and appearance
of any
replacement

Does not
comply

The proposed new
building is set well back
from the street unlike
almost all other buildings in
High and Regent Streets,

Major
negative

Major
negative

4 “The nature of the building structurally is very typical of NZ provincial two-storied URM buildings.
Its asymmetry at ground floor, with little structural resistance in the plane of the shopfronts, means its
seismic performance will be particularly poor.
There is plenty of precedent for the types of strengthening that would be needed. We propose below
that we describe the scope that would be typically required to achieve >70%NBS.
* Primary seismic frames and foundations - note we assume moment frames for the shopfront to
preserve the open look (as opposed to braces)
* Tying in of URM at first floor
* Tying at roof
* Drag beams to collect loads from the floor and roof diaphragms to the primary elements.
Discussion of strip out and basic only make good. We would assume that further make good would be
part of any tenant fitout.”
Email from Alistair Cattanach, engineer Dunning Thornton to Ian Bowman 9 August 2019.
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Objectiv
es/

Description

Compliance

Assessment

Magnitude
of effect

policies
building in
relation to
streetscape
character and
heritage values

which are built to the
street edge. The planning
of the building is nonrectilinear and has an
exceptionally long
elevation, unlike most
other buildings in the town
centre. Its external form is
much like a saw-tooth
industrial warehouse.
These design qualities
contrast sharply with other
buildings in the immediate
vicinity. The location,
scale and form of the
proposed building will not
relate to the corner
compared with the existing
building and the building
opposite. The proposal
also demolishes the
attached single storey
building on Regent Street
which successfully
maintains the age, style and
scale of the streetscape.

6.2.2 Section 15.1.4 Discretionary Activities in All Zones
The proposal is clearly a Discretionary activity as it involves the demolition of 127
High Street, it is a listed Category 2 building and a new building is proposed within
the heritage setting of other listed heritage buildings within close proximity.

6.3

HNZ Sustainable Management of Historic Heritage Information
Sheet 15, Demolition of Historic Buildings

Checklist

Compliance

Assessment

Magnitude
of effect

With regard to a large or
complex site, the proposed
demolition will not
compromise the integrity
and the significance of the
place, streetscape, area or

Does not comply

The demolition
will comprise the
entirety of the
building.

Major
negative

18
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Checklist

Compliance

Assessment

Magnitude
of effect

Demolition may be
acceptable when a building
or structure is considered
to be ‘beyond repair’. It
may be structurally unsafe,
may have been damaged
by natural event, or may
have been irreversibly
damaged by fire. This
matter often requires
evidence from a
professional engineering
assessment.

Does not comply

While the building
has been assessed as
being earthquake
prone in an initial
assessment, it is not
beyond repair or
able to be
strengthened. See
above.

Major
negative

Demolition should be
informed by the concept
of greater or total
conservation benefit with
respect to a large complex
group of structures and
buildings.

Does not comply

The whole of the
building is to be
demolished.

Major
negative

All alternatives to
demolition should be
explored including new
and compatible uses, repair
and maintenance works,
maintenance plans, and
appropriate alterations and
changes.

Complies

Three alternatives
were explored, one
of which would
have retained the
whole building, but
two looked at two
facades only. None
of the options was
considered ideal as
they would not
meet the brief
requirements.

Major
negative

landscape.

6.4

Evaluation of effects

Appendix 1 describes a methodology for evaluation of effects. Based on this
methodology the following are the assessed effects on building heritage:
Value of the building

Magnitude of
effects

Significance of effect

The building is listed as a category 2
historic place with HNZ and category
2 on the STDP. This equates to a

Demolition of a listed
heritage building has a
major negative

Based on the matrix in appendix 1
significance of effect is
moderate/large negative,

19

medium heritage value, based on the
ICOMOS Guide.

20

effect.

permanent and irreversible.
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7

Conclusions and Recommendations

7.1

Conclusions

The proposal to demolished 127 High Street, Hawera will result in a
moderate/large negative effect that will be permanent and irreversible to the
heritage values inherent in the building. It does not comply with most of the
assessment criteria required to be considered in the District Plan. It will also decrease
heritage and streetscape values of neighbouring heritage and older buildings that
provide the unique urban design environment of the Hawera town centre. It will
reduce the stock of heritage buildings in Hawera that provides a lens on the
architectural, construction and commercial history of the town. The proposed new
design contrasts sharply with the existing streetscape and urban design environment.

7.2

Recommendations

The actions are recommended:
•

That the demolition is reconsidered;

•

That strengthening and adaptive re-use of the buildings is explored.

Ian Bowman
7 October 2019
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Appendix 1
Assessment of Values and Effects
Grading of Heritage Values
Based on the ICOMOS Guide, the relative importance of built heritage is graded as
follows:
Value

Descriptors

Very high

Very high importance and rarity, international scale,
category 1 HNZ listing

High

High importance and rarity, national scale, category 1 HNZ
listing

Medium

High or medium importance, regional scale, category 1 or 2
HNZ listing or equivalent local authority listing

Low

Low or medium importance and rarity, local scale, not
HNZ listed, lower local authority listing

Negligible

Very low importance and rarity, local scale, not listed

Magnitude of Effect
The ICOMOS Guide recommends ranking the magnitude of the impact or effect
(also called the degree of change) as follows:
•

Major

•

Moderate

•

Minor

•

Negligible

•

No change

The approach used to assess significance of impact/effect is determined by two
variables; the value of the receptor, as described below, and the magnitude of change
upon the receptor. The consideration of value and magnitude takes into account the
severity of the impact of the project, together with the vulnerability of the receptor
to change. The table below summarises the possible types of change and their
magnitude5.

5

UK Highways Agency, HA 208/07

22

Assessment of environmental effects • 127 High Street, Hawera

Possible effects could include changes to use, access, views, topography, structures,
vegetation, sound environment, approaches and context. The effect on the heritage
resource has been ranked without regard to its level of significance.

Significance of Effect
The matrix below illustrates that combining the magnitude of impact/effect (before
mitigation) and the heritage significance of the heritage resource will determine the
extent of impacts of the project. Mitigation measures however influence the
evaluation of effect. Where the matrix suggests more than one likely outcome, for
instance moderate/slight, professional judgement has been used in conjunction with
the descriptors in the following table to arrive at an appropriate result.
The scale of possible effects is:
•
•
•
•
•

Very large
Large
Moderate
Slight
Neutral

The Magnitude of Impact shows the potential effect of the project on the heritage
item or setting without mitigation.
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In general, if the effects on all heritage resources were adverse the overall impact
would be the highest impact. Conversely if the effects were all beneficial, the
average level of benefit would be selected, rather than the greatest, as assessments
should be conservative.
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Appendix 2
2014 Heritage analysis

Figure 1 Heritage analysis central Hawera, Boffa Miskell, 2014
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Appendix 3
Photos of 127 High Street

Figure 2 High Street elevation

Figure 3 Regent Street elevation
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Figure 5 Corner showing High and Regent Streets

Figure 4 Underside of verandah showing cast iron and timber detailing
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Figure 7 First floor interior office facing High Street

Figure 6 First floor central space with skylight
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Figure 9 First floor central space with stair

Figure 8 Opposite corner of Regent Street
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