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INTRODUCTION 

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

Zealand Heritage Properties Limited, a cultural heritage 

management consultancy firm which also operates in the 

ownership, development and reuse of heritage property. 

2 I have over 13 years’ experience in national and international 

heritage and archaeological consulting, cultural resource 

management, heritage resource management, heritage building and 

structure recording and analysis, preservation and conservation, 

research design and material culture analysis. I have lectured in 

archaeology, anthropology and cultural resource management at 

the University of Otago and James Cook University, Australia.  I 

have a first class honours degree in Anthropology, a post-graduate 

diploma in commerce and a doctorate in archaeology from the 

University of Otago.  I have attended University College London as 

a Marie Curie Fellow and the University of Cambridge post-doctor 

ally as an Evans Fellow. Furthermore, I am directly involved in the 

reuse and redevelopment of heritage  buildings, are a judge of 

annual Dunedin City Council heritage reuse awards 

3 I became involved in the current matter in December 2015 when my 

company, New Zealand Heritage Properties was approached for a 

view on the process of identifying, assessing and listing of heritage 

items on the Proposed Christchurch Replacement District Plan 

(PCRDP) with specific reference to proposed heritage listing item 

347 – The Former Miller’s Factory and Setting at 558 Wairakei 

Road, Christchurch. 

4 I have read the Environment Court's Code of Conduct and agree to 

comply with it. My qualifications as an expert are set out above. I 

confirm that the issues addressed in this statement of evidence are 

within my area of expertise.  

5 The data, information, facts and assumptions I have considered in 

forming my opinions are set out in the part of the evidence in which I 

express my opinions. I have not omitted to consider material facts 
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known to me that might alter or detract from the opinions I have 

expressed. 

6 The key documents and elements I have used, or referred to, in 

forming my view while preparing this brief of evidence are: 

(a) The evidence of Amanda Ohs on behalf of Christchurch City 

Council. 

(b) The Statement of Significance for the building at 558 Wairakei Road 

dated 30th of January 2015 (attached as Appendix F – “Revised 

Statement of Significance Former Millers Factory” to the evidence of 

Christchurch City Council). 

(c) Appendix 4 of the Section 32 Report for Chapter 9 – Natural and 

Cultural Heritage.  

(d) Chapter 9 – Natural and Cultural Heritage of the Section 32 Report. 

(e) A site visit to 558 Wairakei Road, Christchurch 

(f) Archsite – NZAA site recording scheme database 

(g) QuickMap – historic survey and mapping database 

(h) The evidence of Dr Fairgray on behalf of the Christchurch City 

Council. 

(i) The evidence of Chris Patient on behalf of Tait Limited and the Tait 

Foundation 

(j) The evidence of David Fletcher Wade on behalf of Tait Limited and 

the Tait Foundation 

SCOPE OF EVIDENCE 

7 My evidence is focused on the proposed heritage listing of the 

building at 558 Wairakei Road, Christchurch. In particular, I address 

the following key issues: 

(a) Whether the general methodology used for identifying, assessing 

and listing heritage items on the PCRDP is  appropriate/robust. 
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(b) An assessment of the building at 558 Wairakei Road against the 

identified significance criteria. 

(c) Whether it is appropriate to schedule the building at 558 Wairakei 

Road as a heritage item (item 437) on the PCRDP 

EXECUTIVE SUMMARY 

8 The purposes of heritage listings under the district plan is to afford 

buildings of significance to a region and New Zealand a level of 

protection.  

9 Heritage buildings face many challenges, most of all remaining 

relevant, particularly the case of commercial buildings, in a 

commercial environment.  

10 Heritage buildings need tenants or occupiers; organisations to 

maintain them, to use them, to make them relevant.  

11 In some instances, when all of the above are already in place, I see 

protection through the regulatory process as an unnecessary 

burden paradoxically working against the protection of the heritage 

element, in a way making the buildings irrelevant in a commercial 

environment. 

12 I recommend that the building at 558 Wairakei Road be recognised 

outside of the regulatory environment and suggest discussions be 

considered with the Christchurch City Council for the longer term 

use of the building by Tait.  

BACKGROUND 

13 Heritage buildings are vital for ensuring cities and towns are vibrant 

places to live and work. They provide texture and depth to 

streetscapes, provide links to key events and socio-economic and 

political climates in the past. They contribute to our understanding of 

how we have developed as a nation and how we have responded to 

changes in the socio-economic and political environment.  Their fate 

is, however, is largely tied to the relevance they hold in general 

society.  
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14 The main reason for scheduling heritage places on a district plan is 

to ensure the effective protection and management of the heritage 

resource in order to maintain a connection with past events, 

experiences or activities. How effectively a heritage building 

achieves this link, is considered by how well it can be interpreted by 

novice stakeholders.  As an example,  if the fire service leave a 

building, how well it maintains this connection will be determined by 

how easy it is to identify that the building was a fire station after it 

has been afforded a new use. 

15 The easiest form of interpretation is to enable continued occupation 

of a site by those occupants who in themselves contribute to the 

understanding of a site or overall site value. 

16 Thus, it is important also that where possible, the values associated 

with the original or long-term occupiers are maintained and original 

use and/or the values for which make a place a heritage space are 

maintained.  

17 However, the best protection of heritage buildings comes by making 

them relevant and economically viable and desirable in 

contemporary society. Economic or adaptive reuse of heritage 

buildings is a term used to describe the process of adapting 

buildings to fit with modern needs in a way that allows them to 

remain relevant (economically), utilised and ultimately protected. A 

building that has a use, maintains its core heritage qualities while 

allowing flexibility to modify, occupy and maintain, ensures its 

survival.  

 558 WAIRAKEI ROAD – FORMER MILLER’S FACTORY BUILDING 

AND SETTING 

18 I have reviewed the general assessment methodology for assessing 

the significance of heritage places and reapplied this methodology 

to the building at 558 Wairakei Road (The Former Miller’s Factory 

Building and Setting) with a view to consider the appropriateness of 

its listing on the CPRDP.  
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19 In light of these responses, I consider whether or not listing item 347 

on the CPRDP is the most appropriate/effective means of 

“protecting” /managing the Former Miller’s Factory Building and 

Setting from inappropriate use or development 

20 On approach, the building appears as a rather non-descript building 

of largely horizontal dimensions. One obvious feature is the 

repeating characteristic of walls at 90 degrees to each other of 

repeating short and long dimensions with each wall starting at the 

termination of the other. This creates the appearance of fins or, 

when viewed from the air, as sawteeth on the blade of a circular 

saw. Along the long axis these “teeth” are clad in a creamy or yellow 

rock-faced brick with the short axis containing glazing and doors. 

Modifications have occurred to the long axis with large horizontal 

glazing having been installed. The exterior brick work has in some 

cases been painted to blend with other buildings on the campus. 

Other modifications include the construction of a modern reception. 

Proportionally, this is largely in keeping with the original design, and 

stylistically replicates and continues the saw tooth shape. It is 

designed to contrast with the original building yet not detract from it.  

Internally, the building generally flows along the original circular 

lines with services generally located within the central hub.  

Modification to the “working” areas has occurred with the installation 

of offices and shared spaces on the ground and top floor and with 

the installation of a mezzanine floor between first and second. The 

roof of the main “blade” of the circular saw pattern is held up by the 

original steel trusses with some sections of original ceiling present 

throughout both on the factory floor and within the current and 

former cafeteria. 

21 Overall the condition of the building is good and reads well and is 

easily interpreted from the interior. However, the public have few 

ways in which to engage or interact with the building at 558 

Wairakei Road – being set back and upon private property, the 

general public are not able to interpret or understand many of the 

qualities for which it has been assessed as significant. Thus, the 

amenity value is low. 
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22 The key interior items and features are the roof truss system, the 

location of services in the centre and the central corridor system 

and the ceiling tiles that cover the main factory area as well the top 

floor cafeteria and offices. The radiating internal walls tend not to be 

directly related to the design quotient nor contribute significantly to 

the overall interpretation of the building. They tend to be related to 

designating space meaning there is less heritage value associated 

with them.  

23 With the building having originally been built for Millers there is a 

historical and design disconnect between the original occupiers and 

that of Tait. Presumably the building was designed to meet the 

needs of the Millers Clothng company, however, the use of a 

circular building is not necessarily an efficient way of organising a 

warehouse, factory or commercial property. There is evidence for 

this fact likely dating to the time of Miller’s occupation of the 

building.  A purpose built loading dock appears never to have been 

used as the glazing to this face is the same as the remaining short 

walled sections of the saw teeth meaning it is unlikely to have 

functioned as a loading dock in the traditional sense. 

24 Accordingly, there have been changes to the building for use by 

Tait. The building is now largely fit for Tait’s purpose and while there 

has been some considerable changes to the interior, there have 

been relatively few substantive and non-reversible changes having 

occurred during their tenure. The exterior remains largely intact. 

Thus, the occupiers of 558 Wairakei Road have been good 

custodians of the building for the last 35 years. 

25 The Statement of Significance presented by Council identifies the 

building and setting as having high historical and social significance. 

The building does have historical and social significance but, I 

believe the assessment methodology fails to capture the importance 

of longevity of the current occupier Tait Electronics. It tends to 

consider heritage as a static quality that has already been 

“produced” rather than an evolving and dynamic quality. Thus, it 

fails to consider the historical and social significance of Tait 

Electronics themselves and the significance of the fact that they 
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remain in the building and are further developing the campus. Thus, 

the historical and social significance of the structure in inextricably 

tied to the occupation by Tait. In heritage management and 

protection a desirable situation is one in which the original, or long 

term occupier maintains a connection to the site. This is a situation 

which has implications when considering the ongoing viability and 

management of the site. Thus when it comes to modifying that site, 

impact is balanced with the benefits of maintaining that connection. 

GENERAL ASSESSMENT METHODLOGY  

26 The regulatory framework for listing heritage sites and places exists 

to ensure their protection and management. A key word in heritage 

resource management is “economic” or “adaptive reuse” - a means 

of adapting heritage places to new uses, making heritage relevant in 

the modern world. This is particularly true of heritage property that is 

commercial or industrial in nature. Typically, heritage houses are 

within residential areas meaning further “protection” is afforded by 

zoning meaning “uses” of houses rarely change (i.e. Generally, 

houses remain within their as designed, or intended use, that is as 

residences) 

27 Thus, it is easier for heritage houses to remain “relevant” in a 

modern world, that is to say, they are largely able to provide shelter 

to people, they already contain the necessities of living, bedrooms, 

kitchens, living spaces, albeit often needing upgrade. The same 

cannot necessarily be said for commercial and industrial properties. 

Typically, the original use or tenant for which the structure was built 

has long since vacated. Thus, for a commercial heritage building to 

remain commercially relevant, it often requires adaptation to a new 

use, technological advancement, or function in order to derive value 

for those with a stake in the building. This is both for the owner of 

the building (if different to the occupier) in the form of rent, or the 

occupier in the form of a space that is used to derive an income.  

28 A district plan, in this case chapter 9, outlines how and in what ways 

structures in particular can be reused (because it controls 

modifications) and which adaptations are permissible to ensure the 
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long term survival of the heritage item and the values associated 

with its heritage significance. In order for owners and occupiers to 

understand which features and design elements have heritage 

value, it would be useful to have these specifically identified in a 

listing.  

29 When it comes to individual heritage assessments and in particular 

for commercial or industrial property, the methodology fails to 

consider the “importance of continuity between past, present, and 

future” (ICOMOS NZ Charter 2010) in that it fails to acknowledge 

the importance of maintaining tenants in place, within buildings or 

spaces for which future uses would require significant alterations.  

30 Thus, the listing of heritage items is weighted to controlling adaptive 

reuse rather than maintaining a current use. Ultimately, with every 

new use, there is greater intervention into the original building fabric 

than there would be with the continuation of existing tenants.  

31 That is to say, where building’s social and cultural values are 

assessed as being high, on the basis of the existing tenants and 

their use of the space, it is more desirable to maintain their 

association with a structure which is suited to their operation rather 

than the general market providing tenants that require significant 

modification to enable new uses. I.e. Fire service in purpose built 

fire stations, ambulances in ambulance depots, brewers in 

breweries, the courts in courthouses. It can be very difficult to 

maintain interpretative ability in a for-purpose building while creating 

new use. 

32 Where an existing owner/tenant has maintained a long history with 

a building or place, weight needs to be given to their continued use 

of the space and the ease in which this can occur.  Often the best 

means of ensuring this can occur is outside of the regulatory 

process.   

33 This is because where greater legislative burden occurs to maintain 

the status quo this acts to constructively remove existing occupiers 

to seek greater functioning space. Thus, creating a loss of 

connection to the heritage place, reducing the historical and socio-
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cultural values of the site for which significance has been 

established, while arguably, making a space at threat from greater 

modification anyway to allow for an adapted reuse. A good example 

is tenants moving between un-reinforced masonry buildings and 

reinforced buildings.  

34 Thus, paradoxically, listing of heritage items, in which original use or 

long-term occupant remain could in fact have a negative impact 

upon the integrity of the buildings themselves and see a reduction in 

the historical, social, cultural and contextual significance of a site. 

558 WAIRAKEI ROAD IN RELATION TO THE CONSIDERATION OF 

OTHER EVIDENCE 

35 Dr Fairgray in 6.2 of his evidence, notes, “Planning regulations can 

benefit society by managing situations where market failures occur” 

therefore, by that logic planning regulations can equally hinder 

society where markets succeed. I suggest that in the case of 558 

Wairakei Road, the market has succeeded in making this heritage 

structure relevant, utilised for largely its intended purpose, well 

maintained, and maintains connections to the socio-cultural values 

for which it has been assessed - with the public benefitting. 

Regulation now to maintain the status quo would appear to penalise 

the current occupiers for contributing to the overall significance of 

the building and the setting in which it occupies and hinder their 

ability to function efficiently at the site.   

36 Evidence submitted by Chris Patient attests to the likely operational 

issues of increased compliance which would affect “Tait’s ability to 

maintain operating agility, efficiency, and customer responsiveness” 

(Paragraph 38, thus affecting Tait’s ability to function efficiently 

within the current building. Whether or not it materialises in the short 

or medium term, this scenario puts the current occupancy, by Tait, 

under threat.  Meaning the historical, social, cultural and contextual 

values of the building would be affected should the building be 

vacated.   

37 Evidence of the former CFO David Wade for Tait also suggests that 

the “additional restrictions and costs imposed on the business 
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through a heritage listing will have an adverse impact on the 

business in the form of reduced margins, reduced operating 

flexibility and agility, reduced international competitiveness and 

reduced market responsiveness” (Paragraph 26).  This again 

suggests a listing could create an environment in which the building 

and site may become obsolete for operations by Tait. 

38 In the evidence of Amanda Ohs, it is suggested that the building at 

558 Wairakei Road is considered a “well-known landmark”, owing to 

an association with Millers and Tait’s occupation.  However, 

landmarks in this sense, tend to relate to physical attributes and a 

structure’s ability to be easily seen, recognised and understood by 

the public.  The low amenity value of the building and horizontal 

scale means this is difficult and thus, unlikely to be considered a 

“well-known landmark”. 

CONCLUSIONS 

39 Heritage buildings and places are important avenues for 

understanding past events, experiences and changes to the socio-

economic and political environments. 

40 In my experience, the majority of buildings scheduled on district 

plans throughout the country are those in which the original 

functions have changed or where the long term occupiers for which 

a items is considered significant, have long since left.  Protection on 

the district plan provides a means of maintaining this connection to 

the past, ensuring that the building can be interpreted  despite a 

new and adapted reuse.  

41 Regulations aside, the greatest protection is afforded through 

relevance where a heritage building performs and social, cultural 

and economic function whereby it is maintained and utilised. 

42 The assessment methodology for identifying, assessing heritage 

items on the CPRDP is appropriate but does not have a means of 

valuing the ongoing occupation by an original or long-term occupier, 

which in themselves, contribute to the overall historical, social and 

cultural significance of a building.  
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43 It is more advantageous to have an original or long term occupier of 

a building remain in place as this increases heritage value and 

generally reduces need for a greater number of alterations that 

might otherwise be required to make a heritage building 

economically viable for a new use. 

44 The fact that an original loading dock has not been used for its 

intended purpose does hint at some of the issues and inefficiencies 

of a circular building meaning, possible future adaptive reuse might 

be difficult without internal and external modifications to the existing 

structure.  

45 It is likely that an economic or adaptive reuse of the building would 

require significant changes to the layout and structure for a modern 

commercial property. Thus, the greatest “protection” and the most 

desirable outcome is that which ensures Tait is able to remain 

efficiently operating within the existing building. 

46 I recommend this is considered outside of the regulatory framework 

with recognition of the buildings value delivered in other ways most 

appropriately in discussion with the Christchurch City Council. It is 

suggested that Tait approach Council with a view to engage in an 

agreement for ongoing “management” of the site by Tait and how 

the heritage of the building might be recognised. 

47 For this, and the reasons stated above, I recommend that 558 

Wairakei Road not be listed under the CPRDP plan. 

 

Dr Hayden Cawte  

10 December 2015 


