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HERITAGE TOOLBOX – WEBSITE DISCLAIMER

This Heritage Toolbox has been prepared by GHC Consulting (GHC)
for the Clutha District Council (CDC). GHC and CDC accept no
responsibility for any use of, or reliance on the contents of this toolbox
and shall not be liable on any ground, for any loss, damage or
expense arising from such use or reliance.

The information in this toolbox was collated in June 2025. The
protection and management of heritage places is a dynamic field.
Toolbox users should confirm with a suitably qualified professional
that any information they wish to use is up to date.
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1.0 WELCOME TO THE CLUTHA HERITAGE TOOLBOX
There are some important heritage features in the Clutha District. These help to define a sense
of who we are and where we have come from. They include our heritage buildings – from
commercial and industrial, through to residential buildings both grand and modest. Our
heritage also includes important archaeological sites and places of cultural significance for
tangata whenua, historic monuments, parks, gardens, churches and museums.

We believe it is important to protect our valuable heritage places. They give our region a sense
of place and help to tell our stories.

This toolbox provides useful information for owners and supporters of our important heritage
features, to help them understand what they have, their responsibilities, and how to maintain
and protect these finite and often fragile resources.
Heritage New Zealand Pouhere Taonga (HNZPT) can provide advice and support to help
preserve our unique heritage. Their service is free, and the Otago/Southland team can be
contacted on 03 477 9871 or infodeepsouth@heritage.org.nz.

LIBRARY HERITAGE SERVICE

The Clutha Library service curates a wealth of heritage in the Clutha District. This includes an
online portal where you can search for information about sites across the district, and a
digitisation service which allows you to preserve and share heritage items online. You can start
exploring this service here.
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2.0 BEFORE YOU START
Before you start work on your heritage building or a new project, here are some key things to
think about.

2.1 CONSIDER THE SURROUNDING ENVIRONMENT…
There are many ways that your project can help to enhance the heritage values of the
surrounding environment. Some examples are listed below:

[Click to collapse/expand]

 Building upon or enhancing the heritage values in both urban and rural areas,
based around the character of existing heritage buildings.

 Constructing new buildings that are sympathetic to and strengthen the existing
heritage values of the built environment (Figure 6-1).

 The adaptive re-use of heritage buildings for modern purposes, whether
commercial or residential.

 Restoring, or maintaining heritage buildings for tourism opportunities (Figure
6-5).

 Integrated community planning and local heritage objectives, where these aim to
encourage the development of heritage precinct areas as visitor destinations.
Examples might include areas such as Tuapeka Mouth and the Ross Place –
Colonsay Street area in Lawrence.

Some potential threats to the overall streetscape design are listed below. These should be
considered when planning your project.

 New development: Careful planning is required to ensure that new development
does not adversely affect existing heritage buildings. Examples include:

o New buildings built in a style which is not sympathetic to the heritage
values of the surrounding built environment.

o Constructing large buildings that are out of character with the scale of
older buildings already in the area.

o Subdivision and loss of existing greenspace or public areas with
incompatible development.

 Parking. Parked cars can detract from, or obscure heritage buildings, in both
commercial and residential settings. Off street parking should be encouraged
where possible.

2.2 ENGAGING EXPERTS TO HELP

If you are aiming to maintain, preserve, or re-use an historic building, you will likely require a
team of experts to help you achieve the best outcome. It is important to use people with
heritage expertise and experience working with traditional materials. This includes people to
help in the planning stages (e.g., archaeologists, heritage consultants, planners, architects and
structural and fire engineers), as well as the actual implementation (e.g., builders, plumbers,
electrical and digital services).

[Click to collapse/expand]

No matter the scale of your project, you will no doubt be looking to preserve the important
heritage values of your building, while also making it a useful space for life in the 21st century.
As such, you should consider using experts who can help you make informed decisions,
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helping to find the right balance in terms of cost, ‘liveability’, and heritage preservation. Keep
in mind that heritage restoration can involve both complex science and some thoughtful art.

Aside from the trades who will actually do the work, there are a range of areas where you may
wish to engage an expert, including:

Accessibility auditing
Accessibility reports cover matters such as door widths, surface finishes, toilet layout &
numbers, lifts, handrails, car parking, and signage. The purpose of an accessibility report is to
give an overview of the proposed design or existing building against the requirements of the
relevant NZ Building Act sections, Building Code clauses/solutions and standards (NZS
4121:2001).

Expert evidence
Expert heritage advice or evidence may be required to support a Council resource consent.

Assistance with funding applications
Trusts, private clients or organisations may require assistance to locate appropriate funding
sources and submitting applications.

Research into heritage buildings and archaeological sites
Some projects will require research to assist with archaeological authority applications,
heritage impact assessments, conservation and maintenance plans, or heritage reports.

Monitoring of heritage buildings and archaeological sites
Monitoring compliance for archaeological authorities and resource consent conditions will be
required.

Material and construction investigations
Some projects may require assistance to identify suitable materials and traditional construction
techniques.

Heritage expert directories
ICOMOS Aotearoa NZ provide a directory of conservation consultants in New Zealand, which
can be found here (link).

There is also a separate directory of archaeological consultants in NZ, provided by the New
Zealand Archaeological Association (link).

2.3 ENGAGING WITH HERITAGE NZ

Heritage New Zealand Pouhere Taonga (HNZPT) can provide information to owners of
heritage places (listed and unlisted) on the following topics:

 Listing details
 General planning, archaeology and conservation advice/guidance
 Heritage contractors
 Who to contact as well as HNZPT for your heritage project
 Funding sources
 Letters of support for funding applications.

HNZPT may have an interest in your project as they have a statutory role in the management
of historic buildings or areas. The Otago/Southland team can be contacted on
infodeepsouth@heritage.org.nz.
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More information about the role of HNZPT can be found in the Legislation section [link]

2.4 FUNDING SOURCES

Potential funding opportunities for those looking to protect heritage buildings and sites in the
Clutha District are listed below.

[Click to collapse/expand]

Heritage New Zealand - National Heritage Preservation Incentive Fund

The National Heritage Preservation Incentive Fund (NHPIF) can provide funding assistance
for projects to conserve or preserve privately owned places on the New Zealand Heritage List.

Lottery Grants Board - Environment and Heritage Fund

Lottery Environment and Heritage grants are available for projects that help protect, conserve
or care for natural, cultural and physical heritage, or which help to better understand and
access these resources. More information can be found on the official website.

Clutha District Council Heritage Funding

The Clutha District Council does not provide a specific heritage grant. However, community
groups are able to apply for funding towards heritage-related projects through the Long Term
Plan and Annual Plan process. This normally occurs in April – May each year. More information
can be found on the consultation page on Council’s website.

TLCC Community Fund – Lawrence-Tuapeka community

The TLCC fund has been set up to support community groups in the Lawrence-Tuapeka area.
Funding is available for with projects that support the community, enhance the area or
encourage tourism. This fund was set up using a donation from the now disestablished
Tuapeka-Lawrence Community Company.

There are two funding rounds available each year, with $5,000.00 available per round. More
information can be found through the Clutha District Council website.

Otago Community Trust

The Otago Community Trust (OCT) is a community-owned charitable trust that provides grants
to assist community projects that make a significant and positive contribution to Otago
communities. The Trust's vision is for our communities to be vibrant and resilient, and
protective of people, heritage and environment.

Relevant examples of heritage projects that the Trust will fund include:

 Public buildings, structure or places
 Important cultural monuments
 Natural heritage areas
 Enhancement of facilities which house collections, for example environmental control,

archive and storage areas
 Increased awareness and appreciation of Māori heritage places and their value to

Māori and NZ.

The Trust does not fund activities in the West Otago Ward, and this falls within the Community
Trust South funding area. More information can be found on the trust websites:

Otago Community Trust website
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Community Trust South website

MBIE - Unreinforced Masonry Buildings Securing Fund

The Unreinforced Masonry Buildings Securing Fund supports owners who are required under
the Building Act 2005 to secure street-facing unreinforced masonry. More information can be
found on the Building Performance website.

Funding for Māori heritage

There are agencies that offer financial assistance for those who wish to protect and conserve
heritage places, including funds specific to Māori heritage. Heritage New Zealand’s Māori
Heritage team provides support and advice for funding applications. Contact Heritage New
Zealand at maraeheritage@heritage.org.nz to find out more.

Stout Trust

The Stout Trust, administer by Perpetual Guardian, makes grants to advance and support the
preservation of historic sites or amenities, for public enjoyment. The Perpetual Guardian
website provides more information.

Alexander McMillan Trust

More information about this trust can be found on the Gallaway Cook Allan website.

2.5 CHANGING THE USE OF A HERITAGE BUILDING

Changing the usage of any building from one form to another can be a costly and time
consuming exercise. A common example is where someone wants to convert a church to a
residential dwelling. The owner may be required to undertake a range of physical work to
ensure the building meets the requirements for a residential dwelling. This might include
installing a new kitchen, upgraded bathroom, separation of bedrooms and insulation upgrades.
It is highly recommended that a professional licenced designer is consulted to help undertake
a change of use assessment. Once the areas of the building that need upgrading have been
identified, a building consent is then required before the work is undertaken.

More information about building requirements can be found in the Legislation section [link]

2.6 DEMOLITION OF HERITAGE BUILDINGS

Buildings that were constructed before the year 1900 are considered archaeological sites
under the Heritage New Zealand Pouhere Taonga Act 2014. Demolition of pre-1900 buildings
require prior permission from Heritage New Zealand before demolition begins. More
information can be found in the Legislation [link] and Archaeology sections [link].
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3.0 GETTING UNDERWAY
Once you start the detailed planning for your heritage project, there are some key things you’ll
need to consider carefully. We have collated some useful information below to help you
complete your project to the required standard, within budget, and to help avoid any surprise’s
part way through the job.

3.1 LOOKING AFTER YOURSELF

Working on, or inspecting heritage buildings can expose you to potential harm - for example,
working at height, potential disease associated with bird/rodent infestation and mould, or
contact with hazardous substances like lead paint or asbestos fibres. Make sure you have an
appropriate health and safety plan in place or employ competent and qualified professionals
and contractors to do the work.

3.2 FIRE PROTECTION

Heritage buildings and historic properties were generally built well before today’s fire safety
regulations were established. Traditional construction materials and methods may mean that
older buildings are more vulnerable to fire than those constructed more recently. Heritage
buildings that do not meet current safety standards may pose a significant fire risk to the
valuable items they often house as well as those living or using the building.

[Click to collapse/expand]

Work to improve fire safety in heritage buildings should aim to strike a balance between
providing maximum fire protection and preserving the aesthetics and contents of the building.

There are a number of ways in which fire risk in heritage buildings can be reduced:

1. Fire risk assessment. A thorough assessment can identify potential hazards and
vulnerabilities in the building.

2. Emergency response plan. Develop a plan for how to respond to an emergency,
taking into account the size and complexity of the building, and how to safely exit
the building.

3. Develop active and passive fire protection measures. Active measures, such as
fire detection and alarm systems, sprinklers, and fire extinguishers are designed
to detect fire, suppress it, or aid in evacuation. Passive fire protection measures
focus on containing fires and preventing their spread through the use of fire-
resistant materials and compartmentalisation. This dual approach will ensure a
greater defence against fire, combining immediate response capabilities with
structural resilience.

As for all buildings, it may be necessary to get expert advice to ensure that the level of fire
protection in your heritage building is appropriate. There are a number of fire protection and
building compliance services in the Otago and Southland regions.

Common causes of fire

Understanding the most common reasons why fires can break out in historic buildings can help
to make sure they are prevented. These include:

 Renovation work
 Electrical faults
 Outdated or damaged wiring
 Lighting positioned too close to combustible materials
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Before commencing with any work, a tailored fire risk assessment should be carried out to
highlight any potential fire risks and the action required to reduce or remove these dangers.

Factors affecting fire safety

There are a number of factors that need to be taken into consideration when it comes to fire
safety in heritage buildings, as their unique designs can pose different challenges:

Age of the building
The fragility of the building must be considered, along with the housing regulations it would
have been built under (if any). Older properties are prone to containing asbestos, which is
dangerous when disturbed, and should be managed carefully when installing fire safety
equipment.

Accessibility and escape routes
The layout of heritage buildings can make the installation, repair and servicing of fire safety
equipment challenging. It also means that there is usually a lack of compartmentation, causing
fire to quickly spread between rooms.

The layout of older style buildings may also mean that more thought is required to ensure there
are adequate, safe escape routes.

Accessibility for fire and rescue service vehicles is another important consideration, as windy
roads, narrow entrances and bridges with weight restrictions can all hinder the process.

Aesthetics
When it comes to the installation of fire safety equipment and planning escape routes, the
aesthetic value of heritage buildings must be carefully considered. Any work to safeguard a
building and its contents from a fire should also aim to preserve its historical style and design.

Wireless fire alarms offer a more discreet option to protect the look of the building while still
providing optimal fire safety. Installing Aspirating Smoke Detection (ASD) systems is also an
ideal choice for larger buildings such as heritage properties, as they are able to detect smoke
before it becomes visible and the pipework can be concealed.

Kitchen areas
The type of work and appliances used in commercial kitchens make this area of a heritage
building a significant fire risk. As such, a fire expert will be able to advise on a suitable fire
suppression system, as well as providing wet chemical fire extinguishers which are designed
to tackle fires involving cooking oils and fats.

3.3 SEISMIC ASSESSMENT

You may need to engage a structural engineer to confirm the building’s strength, and what is
required to bring it up to code. Remember that some clever design elements may be able to
incorporate the strengthening components into your building, without compromising its
heritage features. See the ‘Engaging experts’ section (link).

3.4 LEGISLATION THAT PROTECTS OUR HERITAGE

The key piece of legislation that provides protection for heritage is the Resource Management
Act 1991 (RMA). This guide describes the key elements of this legislation, and other laws and
plans that help to protect our heritage.
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[Click to collapse/expand, or could include this larger section as a separate PDF]

Resource Management Act 1991

The objective of the Resource Management Act (RMA) is to promote the sustainable
management of natural and physical resources. It provides a guide for national and local
government to manage activities that provide for social, economic and cultural wellbeing.
Essentially the RMA manages any form of development within New Zealand.

Clutha District Plan

The Clutha District Plan was prepared under the RMA and determines how land can be used
and developed. Section 3.5 of the Plan relates to Heritage. It describes relevant heritage
issues, and lists a series of objectives, policies, rules and methods which are intended to
address these issues.

Heritage items and resource consents
Table 13.1 of the Clutha District Plan contains a schedule of heritage buildings, sites and
objects. These items are also marked on District Plan maps as a black diamond with the
annotation ‘H’ and a corresponding reference to the schedule. For example, item ‘H48’ on the
District Plan map is the Presbyterian Church and Community Hall at 7 Colonsay Street,
Lawrence.

Buildings, sites and objects identified in Table 13.1 are subject to Rule HER.1 which requires
a resource consent for any alteration, addition, or works which may modify, destroy or detract
from the character of the item.

Permitted works are limited to the redecoration or restoration of any original features, details
or fabrics, provided it is carried out in the same manner and design and with similar materials
to those originally used and does not detract from the historical character of the registered
item.

It is recommended that before undertaking any works to a heritage building, site or object you
clarify whether the works would require a resource consent, and what information is required
by contacting Council’s Planning Team on 0800 801 350 or email help.desk@cluthadc.govt.nz.

Demolition of heritage buildings
Demolition of heritage buildings that are included in the District Plan schedule is a
discretionary activity requiring a resource consent, at the discretion of council. If the building is
listed on the Heritage New Zealand Heritage List/Rārangi Kōrero, written approval may be
required by Council before consent is granted. In all instances where demolition is proposed a
publicly notified consent process is triggered.

In all instances where you are proposing to demolish an existing scheduled or listed heritage
building it is best practice to talk to the Council planners and Heritage New Zealand in the first
instance.

Approval from Heritage New Zealand Pouhere Taonga
Heritage New Zealand Pouhere Taonga (HNZPT) may also have an interest in your proposal,
as it has a statutory role in the management of historic places in New Zealand. HNZPT is
usually considered to be an affected party for a resource consent application involving a
scheduled heritage building if it is also included on the New Zealand Heritage List. To check if
your building is on the List see here.

The Heritage New Zealand Pouhere Taonga Act 2014 applies to New Zealand's "historic and
cultural heritage” which includes many sites and buildings of pre-1900 date not registered with
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the CDC or with Heritage New Zealand Pouhere Taonga. Therefore, even if no resource
consent is required for your proposal, you may still need HNZPT approval before you
undertake any work involving demolition or ground disturbance.

To check your obligations, contact the Otago/Southland Area office on 03 477 9871 or
email: infodeepsouth@heritage.org.nz

Heritage New Zealand Pouhere Taonga Act 2014 (HNZPTA)

The Heritage New Zealand Pouhere Taonga Act (HNZPTA) is a regulatory act to help manage
archaeology and to promote the identification and protection of heritage in New Zealand. The
act:

 provides for heritage covenants,
 guides any heritage-related response in the event of a national or local

emergency,
 establishes the New Zealand Heritage List Rārangi Kōrero, which includes

historic places, historic areas, and wāhi tapu (sacred place or site) as a means
for recognising heritage values,

 provides for the establishment and maintenance of a list to be known as the
National Historic Landmarks/Ngā Manawhenua o Aotearoa me ōna Kōrero
Tūturu; and

 includes sanctions for breaches of the Act.

There are a range of offences listed in the Act. These relate to modifying or destroying
archaeological sites or land subject to a heritage covenant. Other offences relate to altering,
damaging, or removing items from land which is vested in, or under the control of, Heritage
New Zealand. Fines range from $3,750 up to $300,000, depending on the offence.

New Zealand Heritage List Rārangi Kōrero
The New Zealand Heritage List, also known as Rārangi Kōrero, is a national record – a source
of information about New Zealand’s rich and diverse place-based heritage. It is a professionally
researched and documented record of New Zealand's historical and cultural heritage. It
includes historic places, historic areas, Māori sacred sites, and places important to Māori for
ancestral significance. Items on the List can be physical or tangible, like archaeological sites,
or natural and intangible – e.g., places associated with traditional activities or significant
events.

Historic places are divided into Category 1 (places of special or outstanding historical or
cultural heritage significance or value) and Category 2 (places of historical or cultural heritage
significance or value). The List is about recognition and has no legal effect.

Heritage New Zealand or any other person may apply to enter a historic place or historic area
on the List. If an application is supported by sufficient evidence, HNZPT must publicly notify it
and give notice to the owner of the historic place or historic area and the relevant local
authorities. If an application relates to Māori land, HNZPT must give notice to the appropriate
registrar of the Māori Land Court.

Any person may apply to the Māori Heritage Council to enter a wāhi tūpuna, wāhi tapu, or wāhi
tapu area on the List. If HNZPT considers an application is supported by sufficient evidence, it
must publicly notify the application and give notice to the owner of the land and the appropriate
iwi or hapu and the relevant local authorities. If an application relates to Māori land, HNZPT
must give notice to the appropriate registrar of the Māori Land Court.
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Heritage NZ may enter the item on the List without giving public notice if the owner of the land
and the appropriate iwi or hapu (if relevant) give their written approval to the application.

Any person may make a submission on an application within 20 working days of the notification
or the specified time limit.

An entry on the List may be reviewed at any time, provided three years has passed since the
entry was made or the last review was undertaken.

 The New Zealand Heritage List/Rārangi Kōrero can be found here:
 More information about the List can be found on the Environment Foundation

website here.

Heritage Covenants
HNZPT may enter into a heritage covenant with the owner of a historic place, historic area,
wāhi tūpuna, or wāhi tapu to provide for its protection, conservation and maintenance.

A heritage covenant is a voluntary agreement between the owner of the land and HNZPT.
Once agreed, a heritage covenant paces conditions on the management and use of the place
or wāhi tapu. It is usually permanently registered against the land title meaning the restrictions
are legally binding on all subsequent owners.

Heritage covenants can be unregistered in certain circumstances and can be for a defined
number of years.

Heritage covenants can:

 Be requested by an owner to ensure long term protection of their property
 Be required for the protection of places or areas as part of a resource consenting

process
 Be required as a condition of a grant under the National Heritage Preservation

Incentive fund
 Be used to mitigate or prevent damage to archaeological sites.

Adapted from the Environment Foundation website. For more information see:
https://www.environmentguide.org.nz/issues/heritage/managing-historic-heritage/heritage-
new-zealand-pouhere-taonga-act-2014/

Archaeological sites
Archaeological sites are defined as any place occupied prior to 1900 that may provide
archaeological information on the history of New Zealand. An archaeological authority is
required for any works that may modify or destroy an archaeological site, including both
recorded and as yet unrecorded archaeology sites.

Archaeological sites which are currently known and recorded are listed on the New Zealand
Archaeological Association recording scheme, ArchSite. Note that currently unrecorded sites
are not noted on ArchSite, and it is important to contact the local HNZPT Archaeologist if there
are any questions.

The Archaeology Digital Library is a vital tool for the preservation of knowledge gathered during
the archaeological authority process. The library can be accessed through this link.

Earthworks
Works that may modify an archaeological site include any earthworks on land that was
occupied prior to 1900, or demolition of a building that was constructed prior to 1900.
Earthworks can include general landscaping, planting, forestry work, path/cycle way
construction, earthworks to install a fence, trenching for services, and any general ground
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disturbance. If landowners are unsure if their works may impact an archaeological site, they
should contact their local Heritage New Zealand Pouhere Taonga Archaeologist for advice
archaeologistOS@heritage.org.nz.

The Conservation Act (1987)

The Conservation Act (1987) guides the Department of Conservation and promotes the
conservation of New Zealand's natural and historic resources.

The Reserves Act (1977)

The Reserves Act (1977) guides the classification and management of reserves for a range of
purposes, including protection.

3.5 KĀI TAHU CULTURAL CONTEXT

Te Ao Mārama and Aukaha are owned by and represent the interests of local runaka of Kāi
Tahu, who are the mana whenua of the Clutha District. More information about Aukaha and
Te Ao Mārama, and the participating runaka, are available on their websites:

 Te Ao Mārama https://www.tami.co.nz/
 Aukaha https://aukaha.co.nz/

You can also find useful information relating to the Clutha District through the Kāi Tahu Cultural
Mapping Project (Kā Huru Manu) and on the official website of the Kāi Tahu Archive (Kareao).

3.6 APPROPRIATE MATERIALS

Using materials that are consistent with those historically used in the local area will help your
building fit within the surrounding environment. This can seem like a small detail but can be
important to the overall look of the building.

[Click to collapse/expand]

Think about whether the exterior cladding, roof, windows and doors, and decorative features
are compatible with the original style of the house, as well as neighbouring buildings. If you
are planning an addition, the use of matching construction materials should help to ensure that
this complements the original, existing building.

Selecting the most appropriate material requires expertise and may require some time to
investigate which option works best. You should also think about the durability of the repair
material and its future maintenance requirements.

Useful links:

 North Shore City Council (link). An older document (2003) which is still relevant
for owners looking to alter their heritage property.

 Historic England guidance (link). Not necessarily relevant to New Zealand
materials or conditions, but provides useful guidance on slate roofing, timber and
metals.

3.7 COLOUR SCHEMES

Owners may wish to recreate the authentic colours of their heritage building. The range of
colours used in the past was somewhat limited compared to today, and bright colours were
less common.
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[Click to collapse/expand]

Guidance prepared for the Central Otago District (link) suggests that base colours should be
chosen from a palette of heritage or neutral colours, with a focus on muted earthy tones. Colour
can be used effectively for highlighting details.

One way to find out which colours were originally used is to carefully scrape through the layers
of paint in a remote place (such as under a window sill) until you find the original colours used
on the building. You can then try and match the colours on a modern paint chart. Paint
companies have sophisticated ways to create a match with your colour. Some paint companies
provide a ‘heritage’ colour range.

Other useful links:

 Resene heritage colour guide: (link)
 Dulux heritage colour guide: (link)

3.8 SHOP FRONTS AND SIGNAGE

Well-cared for commercial heritage buildings help to make our small towns more attractive
places for people to visit and spend time shopping. Good shop front design can enhance the
retail experience for customers. Signage also plays an important role, and there are some
Council rules around size and location of signs (link).

[Click to collapse/expand]

A useful guide to maintaining and enhancing shop fronts has been prepared by the Wellington
City Council (link). Some of the key tips included in this guide include:

 Research the history and significance of your building and understand which
features should be retained.

 Keep original materials in good condition with regular maintenance and repair.
 Try to retain details and unique features.
 Repair rather than replace, and restore damaged materials where possible.
 Do not paint or render over existing unpainted or unplastered surfaces (for

example ceramic and faience tiles).
 Use colour schemes that are characteristic of the era and style of the building.

Avoid bright corporate colour schemes.
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4.0 LOOKING AFTER YOUR HERITAGE BUILDING
Like any building, heritage places require ongoing maintenance and repairs. Some useful
information for looking after your heritage building is provided below.

4.1 LOOKING AFTER YOURSELF

Maintaining buildings can expose you to potential harm - for example, working at height,
potential disease associated with bird/rodent infestation and mould, or contact with hazardous
substances like lead paint or asbestos fibres. Make sure you have an appropriate health and
safety plan in place or employ competent and qualified professionals and contractors to do the
work.

4.2 INSURANCE

Heritage buildings may contain unique features which may make the process of insuring them
more complex. However, the age of a building should not have a major effect on how a property
is assessed, or its risk of damage.

[Click to collapse/expand]

If the building is well maintained, with good electrical wiring and plumbing, has been
strengthened and has appropriate fire protection, then the availability of insurance should be
the same as for non-heritage buildings. The simple fact a building is old should not necessarily
result in high insurance costs.

Getting the right level of insurance for heritage buildings is important, and taking a proactive
approach may make a difference when negotiating your cover. As for any building, actions that
help keep insurance costs down include:

 installing smoke detectors and sprinkler systems.
 upgrading electrical wiring systems.
 earthquake strengthening.
 carrying out regular maintenance.
 ensuring that your property is safe from vandals.
 ensuring that your property is occupied.

The Heritage New Zealand Pouhere Taonga website provides more information, and some
questions to consider as part of your preparation for obtaining insurance are replicated below.

 Is the information your insurer has on the property up to date?
 What is your insurance record like and are you making the most of it? For

example, does your premium include a no-claims discount and are there ways to
bundle various policies together to make things cheaper?

 What level of cover is right for you and your property? There are many different
levels and combinations of cover you could ask about, such as reinstatement
versus indemnity level cover, and whether your insurer offers cover where you
specify the perils to be insured for. Perhaps a higher excess or some level of self-
insurance may be feasible in your situation.

 Is it worth getting an engineering assessment of the property to provide
information, and hopefully reduce the insurer’s uncertainty, around how it may
perform in an earthquake or other disaster.

 Does your property have heritage collections/chattels that are important to its
heritage values? Is contents insurance relevant and set at an appropriate level?
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Make sure you provide your insurance company with all relevant information about the
building, including level of maintenance, age, structural performance, fire protection measures
and valuation.

4.3 MAINTAINING HERITAGE BUILDINGS

[This larger section could be included as a separate PDF document]

The importance of maintaining heritage buildings

The survival of any building depends on regular maintenance, but heritage buildings may have
additional requirements, especially where they contain features not found in more modern
buildings.

Keeping an eye on your building and dealing with faults early avoids the need to do expensive,
intrusive repairs, as well as giving you time to plan and budget for the work.

A good approach is to carefully inspect the building to assess its likely maintenance needs
over the next 10 years and then review and update this after five years. Roofs, gutters, and
downpipes should be checked at least twice a year.

As well as ‘fine weather’ inspections, additional checks during storm events will help you to
see where the water goes and how well your roof and gutters are performing. You should get
professional help if you do not feel competent to inspect your building.

The information below provides a simple checklist for a building maintenance plan. It is not
exhaustive by any means, but it covers the basics for a typical heritage building in the Clutha
District. Since all buildings are different, the checklist is general and can be adapted to fit
different properties.

In some cases, a more thorough evaluation by a professional building inspector, engineer, or
contractor may be required. If building faults are identified, we recommend you ask
professionals for advice and help.

When choosing a builder or tradesperson, look for someone who has experience and
knowledge of working with heritage buildings – the right person can give you good advice on
appropriate materials and building techniques. Note that modern materials, modern building
techniques and ‘quick fixes’ tend not to be successful when applied to heritage buildings,
potentially causing problems later on. Taking the time to find the right advice, the right people
and the right materials will pay dividends in the long run.

Note: This section of the Clutha District Heritage Toolbox contains information, text and images
sourced from “Invercargill City Centre Heritage Maintenance Guidelines” (2020) by Invercargill
City Council and Origin Consultants, licensed for reuse under the CC BY 4.0 licence).

Other useful resources include:

1. Invercargill City Council & Origin Consultants - Renovation and Colour Guidelines
2. Waitaki District Council – Inspection Checklist for Heritage Buildings
3. Dunedin City Council – Inspection Checklist Historic Buildings

Maintenance checklist

4.3.1 Roofing

A building’s roof is the first line of defence against the weather, so it is important to look after
it. There are many roofing types, and each has its own specific issues and defects. Water can
enter your building if materials, fixings, or flashings fail. It is not uncommon to find that
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alterations to the roof, such as penetrations for heat pumps and other services, are the source
of problems.

 Are there signs of fallen roofing materials?
 Generally, does the shape and form of the roof look correct or are there areas

that sag or are no longer in the right plane?
 Are the edges of corrugate sheets buckled or lifting?
 Are there missing or slipping slates and tiles?
 Are there holes or heavily rusted areas in the corrugate?
 Are fixing nails lifting or missing?
 Are the external surfaces of slates or tiles breaking up or growing a lot of moss

or algae?
 In the case of flat roofs, does water pond on the roof or are there bubbles, splits,

or cracks in the covering?
 Does water stand in the parapet/internal gutters?

ADVICE: Chimneys and eaves are common sources of leaks. It’s best to look during or soon
after a good rain to see where the water’s coming from. If you notice any of the problems
described above, you should try to understand the problems and ways to fix them.

NOTE: Access to the roof is sometimes difficult and they can often be forgotten and poorly
maintained. In many instances, they can only be properly and safely inspected by a crane
platform or ‘cherry-picker’. It is likely that a roof inspection should be carried out by a suitably
qualified and experienced professional.

4.3.2 Chimneys, parapets and roof level ornamentation

Parapets and chimneys can be important architectural features of historic buildings. They are
often decorative and define a building’s appearance from the street, but they can create
problems when they are not properly maintained. Chimneys are a common source of water
getting into roofs.

Advice: Securing parapets and chimneys is a good first step in earthquake strengthening.

 Is the chimney straight or does it lean?
 Is vegetation growing from the chimney?
 Are there bird droppings on the chimney or other
 Signs of birds accessing or living in it?
 Are there open joints or cracks in the chimney?
 Is the chimney stained (indicating water problems)?
 Are chimney/flue flashings in good condition or loose/missing?

Like roofing, parapets and decorative features at roof level are often ‘out of sight and out of
mind’ and not well maintained. Lack of maintenance makes them vulnerable to failure because
of strong winds or earthquakes. Failure is a particular concern because these structures are
high above the ground so the consequences of failure could be serious.

 Do the parapets or architectural ornaments show any signs of cracking or
movement?

 Are they water-stained or are finishes flaking or peeling?
 Is there a lot of moss or algae growth on the parapets or signs of vegetation

growth?
 Is there a secure and well-fitted coping (capping or covering of a wall) to the

parapet and are the flashings in place?
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 Are there signs of leaks, discolouring or water staining around the scuppers
(outlets in the parapet through which water drains to the downpipes)?

ADVICE: Installing metal flashing on parapets can be an inexpensive way of preventing water
getting in and damaging the parapet.

Source: Invercargill City Council & Origin Consultants – Heritage Maintenance Guidelines

Advice on how to secure parapets and facades on unreinforced masonry buildings can be
found on the MBIE website.

4.3.3 Flashings

In heritage buildings, original flashings may be made of lead, copper, or galvanised iron/steel.
More recent flashings may have been added, such as membranes or pre-finished steel.

 Are flashings in good condition and firmly in place?
 Are there signs of other flashings being added or the use of mastics/sealants to

fill in gaps?

ADVICE: The design/detailing of flashings requires specialist input so if in doubt, consult a
qualified and experienced roofer or builder with heritage experience. When in good condition,
historic flashing materials (such as lead and copper) perform well and last a long time. They
may be expensive to replace like-for-like but will outperform more modern materials.



GHC Consulting Report 2024/18 19

4.3.4 Gutters

Gutters on heritage buildings come in many different shapes and materials and they can be
an important feature of a building. Effective, free-running gutters are of critical importance to
buildings. However, gutters are easily blocked causing them to overflow and saturate the
adjacent wall. Gutters should therefore be cleaned out at least twice a year.

 Are there signs of leaves or debris in the gutters or vegetation growing in them?
 Can you see water in them?
 Do the gutters look to be aligned, or have they become loose, broken, or

displaced?
 Are there rusty joints in the gutters or does water drip from joints during/after rain?
 Is the surface of the wall below a gutter very wet or running with water?

Sometimes, water overflows from the back of the gutter under the eaves and is
not as easy to identify as water pouring over the outer lip.

ADVICE: Clean out gutters after autumn leaves have fallen before the wet winter weather.

4.3.5 Downpipes, spoutings and drains

Poorly connected downpipes can result in water discharging onto the ground near your
building. The water can then seep into the walls or beneath the building, causing damp
problems that can even affect the integrity of the building’s foundations. All water should be
discharged well away from buildings, preferably to a formal stormwater system or a soak pit.

Another problem is that blocked downpipes can cause water to stand or overflow from gutters.

 Is water being forced from joins in the downpipes?
 Is there damp ground around the base of a downpipe, including around the feet

of verandah posts (which often double as a downpipe)?
 Are the downpipe joints rusted or stained?
 Is the join down the back of the downpipe split open?
 Is there water staining or decayed/washed out mortar joints on the wall behind

the downpipe?
 Is there staining behind downpipes (green or black moss or mould)?

NOTE: It may be that the discharge capacity needs to be increased, as the downpipes may be
too small or too few for the size and pitch of the roof. Also, it may be necessary to employ a
plumber or drainlayer to clear the storm water drains periodically of blockages, particularly if
the drains have been laid at a poor gradient and do not run efficiently.

ADVICE: It is well worth fix these problems early to prevent having to repair expensive water
damage.
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Source: Invercargill City Council & Origin Consultants – Heritage Maintenance Guidelines

4.3.6 Verandahs

There are some highly ornamental verandahs on both domestic and commercial buildings in
the Clutha District, and these are often important heritage features of those buildings. Keeping
them in good repair maintains the character of the building.

 Have the means of support and/or suspension from the building facade been
checked by a structural engineer?

 Where there are ceiling/soffit linings, are there any signs of detachment from the
structure, such as bulges and sagging, water damage (indicating roof leaks),
cracks or loose sections?

4.3.7 External walls

The external walls can provide much of the structural integrity in older, heritage buildings. They
can also vary considerably in their materials, construction techniques and maintenance needs,
and may therefore have different maintenance requirements.

 Are there areas of staining or discolouration on a wall indicating a damp problem
(sometimes areas of peeling or bubbling paint)?

 Are there eroded, decayed or washed out mortar joints or sandy/crumbling
mortar?

 Are there salts (‘efflorescence’) or white-ish material leaching from the wall?
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 Are there rotten weatherboards or other timber claddings?
 Is fungi or mycelium (masses of threads often white in colour) visible?
 Are there decayed bricks or stones?
 Are there blown or hollow areas of plaster/render?
 Are there cracks in masonry or plaster/render?
 Are there bulges, leaning walls or other signs of structural movement?

ADVICE: The cause of any defects in an external wall may not be clear, so it is worth seeking
professional advice. Hairline and horizontal cracks usually do not represent a problem. Vertical
cracks through masonry units and mortar joints or diagonal cracks signal problems and should
be checked by a structural engineer.

ADVICE: Removing vegetation should always be a priority, especially from the base of walls
where they can hold damp. Roots can dislodge mortar and pointing, creating spaces for water
to seep in and weaken the structure.
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Source: Invercargill City Council & Origin Consultants – Heritage Maintenance Guidelines

4.3.8 Windows, doors and other external joinery

Historic joinery, such as windows and doors, can be important heritage features on older
buildings. They can be expensive to match and replace if maintenance is not kept up. Some
of the buildings have valuable old glass in their windows and fanlights, including lead lights,
coloured glass, and pressed pattern glasses.

 Are there gaps around window and door frames where water can get in?
 Do timber windows and doors have open joins, splits or pockets of decay?
 Are windows or doors difficult to open/close or appear crooked in their frames?
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 Are sash cords broken or glass panes cracked?
 Are fascia boards missing or loose?
 Are boards deformed, cupped, or split?
 Are there patches of bare timber on the external joinery or is the paint peeling?
 Is the putty holding glass panes in place cracked or missing?
 Are lead light panels misshapen or buckled?
 Is the lead in good condition or is it thin/bent with the glass panes beginning to

rattle?

ADVICE: Regularly checking and attending to windows and doors when they start to stick,
warp or crack is an easy way to head off more extensive and costly repairs.

4.3.9 External pavement/ground levels

Resurfacing of roads, pavements and paths can raise ground levels around a building.
Unfortunately, this can reduce the difference in level between the internal ground floors of your
building and external ground, bridge over dampproof courses, and cover ventilation grilles. Soil
build up, flowerbeds and other landscaping can also cause this to happen. The risk is that
damp levels in walls can be increased, and combined with a lack of ventilation, can result in
timber and masonry decay, plaster and finishes deterioration, and borer infestation.

 Do the raised external ground levels and external surfaces slope back towards
the walls of the building instead of away (and therefore take water into the
building)?

 Are the ventilation grilles and airbricks blocked or partially covered?
 Is there damp, timber decay and/or borer internally at the base of external walls?
 Are there signs of blocked surface water or foul drains?
 Is there water pooling on the ground close to the building?

ADVICE: Clearing vegetation increases the air flow and helps to keep the building drier.
Excessive moisture can speed up decay.

ADVICE: Lowering the ground level around a building can help solve damp problems.
However, make sure that water can still drain away from the building.

4.3.10 Building interior

Keeping a regular eye on the interior condition of heritage buildings can help identify problems
with the outside of the building.

 Is there evidence of birds or rodents inside the building, particularly roof spaces,
indicating that there may be holes through which they are getting in?

 Are walls or ceilings discoloured, delaminated, or decayed? This may indicate
water ingress through the external walls.

 Are there signs of fungi and mould or musty/damp smells?
 Is there water or damp in basements?
 Are there sagging ceilings/floors, cracked plaster or other signs of structural

movement?

NOTE: You should also undertake regular maintenance to building services to prevent leaks
from items like hot/cold water tanks, plumbing pipework and sinks.

ADVICE: Jamming windows and doors may indicate uneven settling in walls or floors, or
pressure being exerted on interior walls from the roof. In old buildings, some permanent
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change in shape (called deflection) is common, but significant or ongoing changes can indicate
a bigger problem and should be checked by a structural engineer.

4.3.11 Cleaning, painting and repointing

These three items are where well-intended maintenance works can go seriously wrong for
heritage buildings. Before embarking on any of these tasks, seek advice from a qualified and
experienced heritage professional. However, some useful tips are listed below:

 Before cleaning be sure that it is really necessary. Cleaning can result in removal
of the ‘patina’ of a building that is part of its special character, heritage value and
streetscape value.

 If cleaning is really necessary always undertake a cleaning trial first. This should
be in an inconspicuous place and should start with simple washing with clean
water and a soft brush. Cleaning techniques should be specific to the particular
building material (e.g., wood, limestone, bluestone, sandstone, brick) and the
particular type of soiling (e.g., moss/algae growth, bird droppings, atmospheric
pollution, etc.).

 Be aware that more aggressive forms of cleaning can cause problems, for
example:

o Medium or high pressure water blasting is likely to remove mortar, force
water into the building envelope and can cause problems with soluble
salts inside old stone and brick masonry;

o  Abrasive cleaning of stone or brickwork (for example, by sand-blasting or
heavy wire-brushing) will remove fine detailing from the building and may
cause accelerated decay; and

o Different chemicals can cause accelerated deterioration to heritage
buildings.

 Painting previously unpainted stone or brick masonry can have serious adverse
effects – as well as changing the character of a heritage building, most modern
paints don’t allow heritage buildings to ‘breathe’, causing damp retention in
masonry. They are also likely to be impossible to remove in the future without
stripping the face of the masonry.

 Be very wary of masonry sealants and water-proofers. If wrongly chosen or
incorrectly applied, they may cause decay of stone or brick in the long-term and
can result in ‘ghosting’ to masonry walls (faint white blemish across the face of a
wall).

 The architectural and aesthetic value of a heritage building can be damaged by
inappropriate repointing of brick and stonework. Repointing should follow the
original scheme and materials for the building as closely as possible. For
example, raked-backed and recessed pointing can affect the architectural and
aesthetic value of an old wall if this is not the original method/technique. Similarly,
raised ‘ribbon’ or ‘strap’ repointing can adversely affected a wall’s appearance,
making the new pointing the dominant feature rather than the original stone or
brick.

 Modern Portland Cement-based repointing, plasters and renders are not the
same as the original materials from 100 or so years ago. Their use may contribute
to accelerated stone/brick decay and damp problems in a building.
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5.0 CASE STUDIES
We have provided some case studies from across the Clutha District, which help to illustrate
how it is possible to preserve the past while also adapting for the future. Common themes
amongst these case studies include taking a collaborative approach, community engagement,
and the need to navigate regulatory and funding challenges. We hope you enjoy learning more
about how local heritage buildings can be revitalised for use by future generations

5.1 ISLAY HOUSE

Islay House is a medium-sized residential dwelling, built in the 1890’s. Work to modernise and
improve the building has been undertaken by different owners since the early 2000’s.

Figure 5-1 View of Islay House in 2010 (left) and 2025 (right)

5.1.1 Challenges

Challenges faced by the current and previous owners to restore and improve Islay House
include:

 Wall thickness – the triple brick walls mean extra deep reveals for windows and
doors.

 Heating – The triple brick exterior walls are not insulated, and it can take time to
heat the house from cold, as the walls ‘suck up’ a lot of heat. The modern radiator
system means heat can be applied consistently over an extended period, which
helps to maintain an even temperature throughout the house at a reasonable
cost.

 Uneven floor levels – a significant effort and plenty of levelling compound was
required to re-level the bathroom floor, before it could be modernised.

 Aging infrastructure / utilities – issues with old wiring, plumbing and drainage
were not always immediately evident, with additional and unanticipated costs to
replace.

 Loss of heritage features – cast iron lacework had previously been removed from
the verandah. A subsequent owner imported new lacework from overseas which,
when combined with hardwood rails, created a visually appealing verandah
frontage (see photo below).
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5.1.2 Strategies

Phased Restoration: Restoration has been carried out in phases, prioritising structural repairs
and extensions. This was followed by improved heating (diesel radiator system) and heat
retention (double glazing) measures, before finally moving on to cosmetic restorations
(painting, wallpaper).

Historical Research: Work to understand the building’s history helped to ensure that
improvements were generally aligned with how it has previously been used, and how it looked
in the past. This included discussions with long-term neighbours and local experts.

5.1.3 Outcome

Islay House is now a warm, comfortable home, combining modern features into an elegant
heritage building. The house has been repurposed for modern use, including as high-quality,
short-term rental accommodation.

5.1.4 Lessons learnt

Use experienced tradesmen: It is important to use qualified tradesmen, who will take time and
care in renovations or when installing utilities (heating, plumbing). The impact of previous work
which was rushed, or done by unqualified people is still evident, and is hard to ‘make good’
once it has been done.

Balancing modern needs with historical integrity: Restoration of this heritage home has
required a balance between the need for modern amenities, along with a desire to preserve
important historical features. This has required some innovative building and engineering
solutions. The work to date has not always resulted in a perfect outcome, due to budget
limitations and difficulty finding experienced tradesmen in rural areas.

5.2 MINERS COTTAGE

This historic three-room cottage is one of the earliest built in Lawrence, circa 1869, and was
shifted to Ross Place in 2010 by the Lawrence Heritage and Cultural Charitable Trust. The
Trust has worked for several years to make the cottage suitable as a public space, located on
Lawrence’s main street (Ross Place). This case study has been prepared with the Trust’s
input.

See also: Otago Daily Times article, June 2023 [link]



GHC Consulting Report 2024/18 27

Figure 5-2 Top: the Miners Cottage in the 1860’s on the corner of Whitehaven & Campbelton Streets. Middle:
being transported on site in 2010. Lower: restored, on Ross Place in January 2025
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5.2.1 Challenges

Challenges faced by the Trust to relocate, restore and improve the Miners Cottage include:

 Uneven floor levels – the floor needed levelling and had several different types
of floorboards.

 Repairing rotten weather boards and uneven exterior walls.
 Electrical wiring – a complete rewire was required, and a new switch board.
 Wheelchair access - ramp installed at rear of the building, at the correct grade,

to enable the building to be used for commercial purposes.
 Leaking roof - sealed and painted the roof.
 Heritage values – original windows were retained to preserve heritage values.
 Transporting the building from Whitehaven Street to Ross Place.
 Fund raising for purchase.

5.2.2 Outcome

The fit-out of this historic Clutha cottage has provided a fitting headquarters for Century Farms
New Zealand.

 Relocated and restored an 1860's building for commercial and community use.
 Saved building from demolition and repurposed it with thoughtful renovation.
 The building now makes a significant contribution to the heritage streetscape in

central Lawrence (Ross Place / Colonsay Street area).
 Retained a building for future generations to use, that would otherwise be lost to

history.

5.2.3 Lessons learnt

Use experienced tradesmen: A register of experienced tradesmen for undertaking heritage
building works would be useful. To qualify, tradespeople/companies would need to be familiar
with the Building Code and the need for historical integrity to be maintained during works.

See also: Engaging Experts to Help [link to section 2.2].

It is difficult! Saving our past for future generations (which is actually the Trust’s motto) is not
easy, so you need a group with some vision, and who are passionate about the whole project
and process.

5.2.4 Processes which would benefit future projects

The Trust noted that the following items would greatly assist groups such as theirs, as well as
private building owners looking to restore heritage property.

Help with the consenting process: A proactive approach from the regulatory authority would
benefit groups such as the Trust, who don’t necessarily have the expertise or experience with
projects like the restoration of the Miners Cottage. A Council case-manager, preferably with
experience in the restoration of heritage buildings, would provide a ‘one-stop shop’ and help
to obtain information and guidance in a timely manner.

Financial assistance: This is critical for groups such as the Trust, as restoration / preservation
work can’t be done without adequate funding. Guidance on potential funding sources would
be helpful, along with a clear Council policy on funding support for heritage restoration projects.
The Trust also suggested that reduced building consent fees could be one way that local
authorities could support heritage restoration work.

See also: Funding Sources [link to section 2.4].



GHC Consulting Report 2024/18 29

6.0 VISUAL EXAMPLES
This section provides photographic examples of heritage restoration, as well as other
matters that can have a significant impact on heritage such as lack of maintenance and
demolition.

Figure 6-1  New commercial building on Ross Place, Lawrence, which uses traditional materials and is
built to similar dimensions as neighbouring heritage buildings. The new build is set back and
is painted a recessive colour which does not compete with its historic neighbour.

Figure 6-2 The Athenaeum Building on Ross Place, Lawrence, the former offices of the Tuapeka Times.
The more recent commercial buildings on either side are built of concrete block and to a
different style. See also the listing for this building on the Heritage New Zealand Pouhere
Taonga website [link].
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Figure 6-3 Deterioration due to lack of maintenance, Arkwright's Building, Dunedin, between 2007 and 2025.
Scaffold has been in place beneath the cantilevered verandah for several years.
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Figure 6-4 The loss of heritage buildings due to demolition, Rattray Street, Dunedin between 2009 and
2025.
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Figure 6-5 Restoration of historic railway buildings in a rural environment (Waitahuna) for a tourism
operation, between 2012 and 2024.
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Figure 6-6 An example of fire protection requirements for a multi-storey, mixed residential / commercial
development in central Dunedin.


