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Hearings Panel Meeting Agenda 15 May 2023

Notice is hereby given that a Hearings Panel Meeting will be held in Nga Hau
e Wha, William Fraser Building, 1 Dunorling Street, Alexandra on Monday, 15
May 2023 at 9.30 am.
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Hearings Panel Meeting Agenda 15 May 2023

Members Cr N Gillespie (Chairperson), Cr M McPherson, Cr | Cooney
In Attendance T Lines (Minute Secretary)

1 APOLOGIES
2 CONFIRMATION OF MINUTES

Hearings Panel Meeting - 9 May 2023
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15 May 2023

3 REPORTS

23.7.1 RC220425 MARCO CREEMERS & RYAN SANDERS
Doc ID: 651478

2. Attachments

Appendix 1 - S42a Report &

Appendix 2 - Application (under separate cover) =

Appendix 3 - s95 Report §

Appendix 4 - Heritage Peer Review by Orgin Consultants §

Appendix 5 - Supplementary Material to Heritage Review by Orgin Consultants @
Appendix 6 - Addendum to Heritage Peer Review by Orgin Consultants §
Appendix 7 - Submissions 4

Appendix 8 - Resolution §
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Hearings Panel Meeting 15 May 2023

CENTRAL OTAGO DISTRICT COUNCIL
CENTRAL OTAGO DISTRICT PLAN
REPORT OF PLANNING STAFF

APPLICANT: Marco Creemers, 754 Earnscleugh Road, Alexandra (RC220425)

The application seeks land use consent for exterior alterations to the Earnscleugh Station
Homestead, which is listed in Schedule 19.4 of the Central Otago District Plan (the District
Plan): Register of Heritage Buildings, Places, Sites & Objects and Notable Trees as a Category
| Heritage Listed building at 754 Earnscleugh Road, Alexandra.

BACKGROUND

Consent background

Various resource consents have been approved on the subject site, with the following being
particularly relevant to this proposal.

The site was recently created by subdivision consent RC 220238 which approved a three-lot
subdivision. Following the approval of RC 220238, a section 127 change of conditions was
sought by the applicants to change conditions relating to the accessways, this was approved
on 15 September 2022. RC220238 has been given effect to by way of section 223 and section
224(c) certification and the new records of title were issued on 8 February 2023.

RC220451 was approved on 29 March 2023 in relation to the subject site, for alterations to the
stables building, internal and external alterations to the homestead building and approval for
an accommodation activity and rural selling place within the existing building on the subject
allotment.

Application background
Resource Consent RC220285

On 11 August 2022 the applicants submitted a resource consent application (RC 220285) with
Council, seeking approval for internal and external alterations and additions to the Earnscleugh
Station Homestead and Stables building at 754 Earnscleugh Road, Alexandra. The homestead
and stables buildings are Category | Heritage Listed buildings on the New Zealand Heritage
List/Rarangi Korero (‘the List') and are listed in Schedule 19.4 of the District Plan. The
applicants also sought approval to operate an accommodation facility for up to 14 persons
across three separate buildings on the subject site.

A Section 95 determination for RC220285 was approved under Delegated Authority on 18
November 2022 which concluded that the proposed activity was likely to have more than minor
adverse effects on the wider environment and the application was required to be processed
on a publicly notified basis. The applicants subsequently placed the application on hold, and
submitted two separate applications, effectively splitting the application into two parts. This
application forms one part of the proposal and includes only the external rendering works (RC
220425), the second application containing the other parts of the original application
(RC220451) was lodged with Council on 2 February 2022 and was approved by delegated
authority on 29 March 2023.
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Homestead Background:

Edmund Anscombe, an architect of national significance, known for designing Otago Girls High
School, various universities and commercial buildings throughout Aotearoa was commissioned
by Stephen Spain in 1919 to design the Earnscleugh Homestead buildings." Construction of
the Earnscleugh homestead begun in 1919-1920, however, the homestead building was never
completed due to the hard financial times of the post-war collapse. The Earnscleugh Station
Homestead conforms to a style of architecture known as 'Jacobethan' which combines aspects
of English domestic architecture from the period 1568-97, and 1608-20. The Homestead is the
only known Jacobethan styled building that is not a collegiate building but a homestead. The
Earnscleugh Homestead was registered under the Historic Places Act 1993 as it was
considered by HNZPT as having physical, cultural and historical significance. 2

SITE DESCRIPTION

The subject site comprises an area of 11.5 hectares and is legally described as Lot 2 DP
582018 as contained in Record of Title 1087318. The site is located within the Rural Resource
Area as shown on Planning Map 42 and is partially subject to a flood hazard notation along
the western edge of the site which adjoins the Fraser River. The site contains the Earnscleugh
Station Homestead and Stables, which are listed in Schedule 19.4 of the operative Plan as
item 172 and are identified on the New Zealand Heritage List/Rarangi Korero as Category |
Heritage buildings.

Figure 1: Screenshot of the subject site, shown in yellow and black dotted lines, with the
homestead location shown by the black square. Source CODC GIS.

The subject site is well described in the application and the supporting documents, including
the Conservation Plan, titled Earnscleugh Station 754 Earnscleugh Road Earnscleugh
Conservation Plan for Marco Creemers and Ryan Sanders and dated November 2022 and are
considered to accurately identify the key features of the site. The applicant’s site description

' https://lwww.heritage.org.nz/list-details/7405/Earnscleugh%20Station%20Homestead#details
2 https://www.heritage.org.nz/list-details/7405/Earnscleugh%20Station%20Homestead#details
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and the site description provided in the supporting report are adopted for the purposes of this
report.

DESCRIPTION OF PROPOSAL

The details of the proposal are contained within the application and are summarised as follows:

e The Applicants propose to undertake alterations to the exterior of the Homestead building,
by rendering the majority of the presently brick exterior, and leaving a small area on the
southern elevation unrendered. The brick on the unrendered part of the building is
proposed to be repointed as shown in Figure 2 below.

Figure 2: Proposed southern elevation, demonstrating the area of repointed brick. Source:
Application AEE.

e The plaster colour is proposed to be Resene Half Sour Dough, which is a cream colour
and has a light reflectivity value (LRV) of approximately 64%.

PLANNING FRAMEWORK:
Central Otago District Plan

The proposal requires resource consent for the following reasons in accordance with the
District Plan:

e Rule 4.7.6D of the District Plan stipulates the colour palette and light reflectivity value in
which all buildings and structures are required to comply with. Rule 4.7.6D provides for a
breach to the colour palette and light reflectivity value as a restricted discretionary activity
in accordance with Rule 4.7.3(iii) of the Plan. In this case, the proposed colour ‘half sour
dough’ will not comply with the colour palette and does not have a light reflectivity value of
less than 38%, therefore, consent is required as a restricted discretionary activity.

e Any alteration or addition (including any sign) to a building or structure identified in Part A
of Schedule 19.4 as an item having a NZ Historic Places Trust [now Heritage New Zealand]
classification of Category | is a discretionary activity. In this case the proposal will result in
external alterations to Heritage Item 172 (Earnscleugh Station Homestead and Stables)
which has Category | status (Heritage New Zealand ref 7405) as identified in Schedule
19.4 of the District Plan.
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NATIONAL ENVIRONMENTAL STANDARD FOR ASSESSING AND MANAGING
CONTAMINANTS IN SOIL TO PROTECT HUMAN HEALTH

The Resource Management (National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011 (NES) came into effect on 1
January 2012. The NES applies to any piece of land on which an activity or industry described
in the current edition of the Hazardous Activities and Industries List (HAIL) is being undertaken,
has been undertaken or is more likely than not to have been undertaken on a piece of land
described in subclause (7) or (8) of the NES.

Council records show that there is no history of hazardous substances on the site that could
cause land contamination, notwithstanding this, the application confirms that there is a historic
petrol pump located to the north of the Quarter’s building, which will not be disturbed as a result
of the proposed application. The proposal is not seeking to change the underlying use of the
site, is not for subdivision and does not propose earthworks.

Accordingly considering the above, it is considered that this NES is not applicable to this
application.

Overall Status

Under the particular circumstances of this case, | consider it appropriate that the bundling
principle established in Locke v Avon Motor Lodge (1973) is applied, and that the application
be considered, in the round, as a discretionary activity pursuant to sections 104 and 104B of
the Resource Management Act 1991 (‘the Act’).

Permitted Baseline

Under sections 95D(b) and 104(2) of the Resource Management Act 1991, the Council may
disregard an adverse effect of an activity on the environment may be disregarded if the plan
permits an activity with that effect. That is, an application can be assessed by comparing it to
the existing environment and development that could take place on the site as of right, without
a resource consent, but excluding development that is fanciful.

In this case, there are no permitted alterations to Category | Heritage buildings, nor any
permitted colour breaches under the Central Otago District Plan. Effectively, | do not consider
there to be any helpful permitted baseline to be applied.

Receiving Environment

The existing and reasonably foreseeable receiving environment is made up of:

. The existing environment and associated effects from lawfully established activities;

. Effects from any consents on the subject site (not impacted by proposal) that are likely
to be implemented,;

. The existing environment as modified by any resource consents granted and likely to be
implemented; and

. The environment as likely to be modified by activities permitted in the district plan.

For the subject site, the existing and reasonably foreseeable receiving environment comprises
a range of activities that are typical of a farming block with associated supporting residential
activity, a farm worker dwelling and farm buildings including the stables building.

For adjacent land, the existing and reasonably foreseeable receiving environment comprises
productive rural land uses within large landholdings, sometimes supported by dwellings
established either historically or by way of land use consent.
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STATUS OF THIS REPORT:

The attention of the applicants is drawn to the fact that the purpose of this report is to bring to
the attention of the Council all relevant factual information or issues which should be
considered in deliberating on the proposal. It must be emphasised that any conclusions
reached, or recommendations made in this report are not binding on the Council, and it should
not be assumed that the Council will reach the same conclusion or decision having considered
all the evidence.

COMMENT ON PROPOSAL:

| have noted that the proposal has status as a discretionary activity in the Rural Resource Area
of the Central Otago District Plan. It is, therefore, appropriate that the proposal be considered
as an application for land use consent to a discretionary activity pursuant to sections 104 and
104B of the Resource Management Act 1991.

Section 104B provides for the Council to approve or decline and impose conditions.

Section 104(1) requires that subject to Part Il, the Council shall have regard to any actual or
potential effects of allowing the activity; any relevant provisions of the plan or proposed plan;
and any relevant national or regional planning document.

NOTIFICATION & AFFECTED PERSONS APPROVAL:

The written approval of Heritage New Zealand Pouhere Taonga (HNZPT) was provided to
Council on 18 November 2022 for the initial application (RC 220285). The applicants have sent
through subsequent email communication from Fran Davies on behalf of HNZPT dated 16
January 2023 confirming that the NPZPT written approval is still valid for the amended proposal
with the following comment:

‘As stated through the written approval provided by HNZPT on 17 November 2022, the external
plastering proposed on the main Homestead does not uphold the heritage values of building
as described in the List. The amended proposal with a small area of the main homestead, in
addition to the laundry-block, being left unrendered will result in the slight reduction of adverse
effects on the aesthetic and social values of the Homestead. Further evidence of the necessity
and appropriateness of the external plastering for weathertightness and longevity has not been
received. Provided the amended proposal meets the structural requirements to provide for
residential and commercial adaptive reuse, as is set out in the application, then HNZPT’s
written approval covers the amended proposal received on 20 December 2022.’

Effectively | accept that the written approval provided by HNZHPT in the context of RC220285
is applicable for this application, therefore, the effects on HNZPT have been disregarded.

A separate notification decision was made on 15 March 2023 that determined that the effects
of the application had adverse effects on the wider environment that were more than minor
which warranted public notification pursuant to Section 95A(8)(b) and Section 95A(9)(a) of the
Act. It is noted that the determination, as to whether an application should be notified or not, is
separate from the issues to be considered in making a decision on the application itself.

SUBMISSIONS:

The application was publicly notified, and ninety-five (95) submissions were received in
response to the proposal by the closing date of 23 March 2023. A brief summary of the
submissions received, and the decisions sought is presented in Table 1 below. | note that this
table seeks only to present a summary of the contents of each submission and that further
details are available in the full text of the submissions.
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Submitter Summary of Submission Decision Wishes to
Request be heard
Alison Lomax Support on the following grounds: Approve No

¢ It will enable seismic strengthening
of Earnscleugh homestead;

e |t will improve the longevity and
adaptive reuse of heritage building;

e The completion to the original design
of the building will be a positive asset
for Central Otago District.

Alison Vernall Support on the following grounds: Approve Yes

e |t will enable seismic strengthening
of Earnscleugh homestead;

e It will improve the longevity and
adaptive reuse of heritage building;

e The completion to the original design
of the building will be a positive asset
for Central Otago District.

Alison Wild Support Approve No

Andrew and Support on the following grounds: Approve No

Beatriz Longley | e The application will add heritage
value for decades to come and allow
people to enjoy it;

e Without weather protection, it will be
lost for future generations.

Anja Fiona van Support on the following grounds: Approve Yes
der Hoeven e Preserving this place of historic value

and for the community and society.
Frances Austin Support Approve No
Kay Austin Support on the following grounds: Approve No

¢ It will enable seismic strengthening
of Earnscleugh homestead;

¢ Improve the longevity and adaptive
reuse of heritage building and
complete the original design of
homestead;

e Positive asset for Central Otago
District;

e Leaving it will have detrimental long-
term impact on the building.

Ayson Geoffrey | Support on the following grounds: Approve No

Gill e |t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead

e Positive asset for Central Otago

District
Paul David Support on the following grounds: Approve No
Baragwanath e |t will enable seismic strengthening of

Earnscleugh homestead, improve the
longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.
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Rex Richard and
Carol Baxter

Support on the following grounds:

e Building will be a treasure for society;

e The building is currently decaying;

e Earnscleugh homestead is a
beautiful backdrop for a restoration
project like this;

¢ Happy to see the owners investing in
the building;

¢ None of the locals they have talked
to oppose the restoration

Approve

No

Graeme Bell

Supports on the following grounds:
e Proposal will benefit the building

Approve

No

Michelle Bendall

Support on the following grounds:

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead

e Positive asset for Central Otago
District and the rest of New Zealand

Approve

No

Jillian Bowie

Support on the following grounds:

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

¢ Positive asset for Central Otago
District.

Approve

No

Brigid Helena
Denniston

Support on the following grounds:
e Preservation of the homestead

Approve

No

Chad Buston

Support on the following grounds:

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead

e Positive asset for Central Otago
District

Approve

No

Alistair Campbell

Support on the following grounds:

e That the finish the exterior of the
house will be finished as Andscombe
had planned and that earthquake
proofing will mean that it will be
around for another 100 years.

Approve

Yes

Central Otago
Heritage Trust

Support on the following grounds:

¢ Innovative rendering system will
provide seismic strengthening while
being true to original historic design
and colour;

e Approach will enable
weatherproofing and is far more
cost-effective than keeping brick
fagade;

e Protect local heritage building for
generations to come;

Approve

Yes

Item 23.7.1 - Appendix 1
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e Contribute to economic development
of Central Otago region and
contribution to Central Otago
heritage values.

Clayton James
Mclnnes

Support on the following grounds:
e Exterior of the homestead should
be plaster finished.

Approve

No

Catherine and
Robert
Creemers

Support on the following grounds:

¢ [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District

Approve

No

Maria Creemers

Support on the following grounds:
e Significant piece of NZ
architectural heritage

Approve

No

Daniel Carrodus

Support on the following grounds:

e |t will consider heritage and amenity
while preserving Earnscleugh
Homestead and its historical link to
Central Otago area;

e Retaining section of original cladding
provides element of history to be
remembered;

e Positive asset for Central Otago
District and the rest of New Zealand;

e Current owners are passionate and
driven in their desire to preserve the
building.

Approve

Yes

David Hogan

Support on the following grounds:

o It will consider heritage and amenity
while preserving Earnscleugh
structurally and seismically;

e Positive asset for Central Otago
District and the rest of New Zealand;

e Current owners are passionate and
driven in their desire to preserve the
building as evidenced by their
Instagram.

Approve

Yes

Christopher
Eason

Support on the following grounds:

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve on
condition that
it is finished to
the original
design, ball
room and
dining room
ceilings not
destroyed

No

Gerrard Eckhoff

Support on the following grounds:

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead

Approve

Yes

Item 23.7.1 - Appendix 1
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Restoration is necessary and
needed.

Gail Ferguson

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
Positive asset for Central Otago
District.

Approve

No

Sarah Ferguson

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead,;
Positive asset for Central Otago
District.

Approve

No

Deborah
Griffiths

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
Positive asset for Central Otago
District.

Approve

No

Russell Garbutt

Support on the following grounds:

Encourage the huge efforts
demonstrated by applicants in
completing the house and ensuring
its survival,

Ensure on-going use of heritage
building.

Approve

No

Glen Minkley

Support on the following grounds:

Proposed alterations to homestead
will make it more sustainable and
keep authentic aesthetics;

Positive asset for Central Otago
District;

Owners are undertaking this in
correct manner.

Approve

Yes

Wayne Goodall

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
Positive asset for Central Otago
District.

Approve

No

Susan Gregory

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

Approve

Not
specified

Item 23.7.1 - Appendix 1
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e Positive asset for Central Otago
District;

e Lived in the house for 20 years and
think the work will greatly enhance
both the building itself and the
environment.

Hamish
Sutherland

Support on the following grounds:

e Once completed it will be a positive
asset for Central Otago District;

e Ensures the building will survive
through until the 22 century.

Approve

No

Renee Jean
Harrold

Support on the following grounds:

e [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Mandy Hinton

Support on the following grounds:

¢ [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead.

e Positive asset for Central Otago
District.

Approve

No

Natalie Hitchings

Support on the following grounds:

¢ [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Debbie Iversen

Support on the following grounds:

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Jacqueline
Groves

Support on the following grounds:

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Jacquiline White

Support on the following grounds:

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of

Approve

No

Item 23.7.1 - Appendix 1
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heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

James Fergus Support on the following grounds: Approve on Yes
Barclay e Restoration workers Marco and Ryan | the condition
have proven track record; that building
 Positive asset for Central Otago is weather
District; proofed with
e Requires on-going support; product that
e Protection, preservation and prc.)wd.es
enhancing historic building; seismic
strengthening,
including the
roof
Jenny Grimmett | Support on the following grounds: Approve Not
e Keeping a section of exterior wall specified
unchanged is positive;
e Building will be preserved and
adaptively reused;
e The written approval of HNZPT
reflects that a high quality outcome is
sought by the applicants;
e The proposal offers a good solution
for restoring the building exterior.
Jess Thomas Support on the following grounds: Approve No
¢ Marco and Ryan have done a
wonderful job so far in
restoration.
John Wekking Support on the following grounds: Approve No
¢ Repairs and upgrades approved
by Heritage NZ.
Corina Jordan Support on the following grounds: Approve Not
¢ [t will enable seismic strengthening specified
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
e Positive asset for Central Otago
District.
Julia Gillon Support on the following grounds: Approve Yes
o Alterations proposed will make it
more sustainable and keep authentic
aesthetics;
e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.
Natasha Just Support on the following grounds: Approve Yes
e Proposal will limit the amount of
change to heritage interiors,
strengthen structural integrity and
provide weather tightness and
protection from elements.
Marie Kahukura | Support on the following grounds: Approve No

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve

Item 23.7.1 - Appendix 1
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the longevity and adaptive reuse of
heritage building and complete the
original design of homestead,;

e Positive asset for Central Otago
District.

Karen Maree Gill

Support on the following grounds:

e |t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Protected for future generations;

e Protects fagade and provides
weather tightness.

Approve

No

Kate Davidson

Support on the following grounds:
e Great for our town;
¢ Maintain a beautiful heritage
building.

Approve

No

Kristina Williams

Support on the following grounds:

e Alterations proposed will make it
more sustainable and keep authentic
aesthetics;

e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.

Approve

Yes

Leah La Hood

Support on the following grounds:

e Marco is a specialist developer,
grateful for his expertise;

e |t will lead a path for techniques
relating to strengthening and
watertightness to be used in the
future.

Approve

No

Robert & Penny
Laery, Peta
Laery, Richard &
Susie Laery,
Andrew Laery &
Andrea Karacic

Support on the following grounds:

e Heritage New Zealand endorsement
and expert opinions it is evident that
there is overwhelming support for the
project;

e Clear commitment to preserving the
heritage value of the property, while
ensuring the safety and well-being of
future occupants;

e The applicant's choice of the Mapei
plaster system and the attention to
detail in addressing the structural
and aesthetic aspects of the property
are commendable.

e The restoration and development of
the Homestead will not only enhance
the area's visual appeal but also
contribute to the region's economic
development.

Approve

Not
specified

Mark and
Carolyn Laing

Support on the following grounds:

e Alterations proposed will make it
more sustainable and keep authentic
aesthetics;

Approve

Yes

Item 23.7.1 - Appendix 1

Page 18



Hearings Panel Meeting

15 May 2023

e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.

Simon Lloyd

Support on the following grounds:

e Alterations proposed will make it
more sustainable and keep authentic
aesthetics;

e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.

Approve

Yes

Loretta Bush

Support on the following grounds:

e The applicants are wanting to restore
the house to the original plans;

e Future proofing of house, seismic
measures.

Approve

Yes

Jacqui Lowe

Support on the following grounds:

e |t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Mark Maddren

Support on the following grounds:

o [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Madison Irving

Support on the following grounds:

e Alterations proposed will make it
more sustainable and keep authentic
aesthetics;

e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.

Approve

Yes

Mark Mulvena

Support on the following grounds:

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

Yes

Anne McElwail

Support on the following grounds:

¢ [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Jessica
McKinlay

Support on the following grounds:

Approve

Yes
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It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity of heritage building and
restore plastering;

Acknowledge the effort into
conserving the love story of this
home;

Positive asset for Central Otago
District.

Gareth Morton

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
Positive asset for Central Otago
District.

Approve

No

Christopher
Mulvena

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead,;
From having lived in the building,
aware of the maintenance issues,
has a direct interest in seeing the
building restored and protected;
Positive asset for Central Otago
District.

Approve

No

Joanne Mary
Mulvena

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
Positive asset for Central Otago
District.

Approve

No

Andrew
Patterson

Support on the following grounds:

It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
Positive asset for Central Otago
District.

Approve

Yes

Paula Jones

Support on the following grounds:

Seismic strengthening, water
tightness critical to ensure longevity;
Plaster makes aesthetic and
structural sense;

The building has a history of
architectural disruption, including the
building of a wall right through the
middle, which now forms the
narrative of the building. Overtime

Approve for
the proposed
seismic
strengthening
and water
tightening

No

Item 23.7.1 - Appendix 1

Page 20



Hearings Panel Meeting 15 May 2023
the plastering will no doubt form this
narrative.
Penelope Clark | Support on the following grounds: Approve No
e Asset to the region;
e Structure improved seismically;
¢ Return to original architecture of
plastering and grade 2 bricks.
Penelope Davis | Support on the following grounds: Approve Yes
o [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
e Positive asset for Central Otago
District.
Peter Michael Support on the following grounds: Approve, Yes
Hogan o Alterations proposed will make it
more sustainable and keep authentic
aesthetics;
e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.
Phillipa Gay Support on the following grounds: Approve No
Mclnnes e Direct descendant of original owner
of Earnscleugh station, preserve and
protect the significant building;
e ltis clear the rendering is part of the
original plan.
Gabrielle Support on the following grounds: Approve Not
Puskas e It will enable seismic strengthening specified
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
e Positive asset for Central Otago
District.
Rachel Adams Support on the following grounds: Approve Not
o It will enable seismic strengthening specified
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;
e Positive asset for Central Otago
District.
Ralph Bradley Support on the following grounds: Approve No
Allen e Original dwelling was not completed
to original intentions;
e Aesthetic and practical (weather
tightness) reasons.
Rebecca Annan | Support on the following grounds: Approve Yes
¢ Alterations proposed will make it
more sustainable and keep authentic
aesthetics
e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history
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Regan Cliff

Support on the following grounds:

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

Yes

Regan Gill

Support on the following grounds:

e Ensuring original design

e Preserve building for generations to
come

e Positive alterations to external and
weather tightness, seismic
strengthening

Approve

No

Ashley Riley

Support on the following grounds:

¢ Alterations proposed will make it
more sustainable and keep authentic
aesthetics;

e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.

Approve

Yes

Andrea Ritchie

Support on the following grounds:

e Plaster external walls of building in
order to strengthen and watertight
the building.

Approve

No

David Ritchie

Support on the following grounds:

e Plaster external walls of building in
order to strengthen and watertight
the building.

Approve

No

Robbie Bell

Support

Approve

Not
specified

Steven Richard
Roberts

Support on the following grounds:

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

No

Shaun Robinson

Support on the following grounds:

¢ Alterations proposed will make it
more sustainable and keep authentic
aesthetics;

e Grateful for Marco and Ryan for
taking on valuable and treasured part
of district and history.

Approve

Yes

Roger Tompkins

Support on the following grounds:

¢ [t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Approve

Yes
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Rozena Joy Support on the following grounds: Approve Maybe
Hallum e The completed project will provide
Alexandra a unique asset to be
enjoyed by both the local community
and visitors.

Robert Boyd Support on the following grounds: Approve No

e Owners have a respect for the
historical nature of the property and
a considered approach towards
restoration;

¢ Rendering the brickwork will be the
most cost effective and least
intrusive solution to earthquake
strengthening;

e |t will create both short- and long-
term economic benefits;

e Complete the original design as
intended by the architect Edmund
Anscombe.

Ruben Bunting Support on the following grounds: Approve No

e Takes hat off to new owners, for
trawling through historical documents
and plans to being the homestead
back to the original;

e Central Otago lucky to have these
custodians.

Russell Mair Support on the following grounds: Approve Yes

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago

District.
Sally Margaret Support on the following grounds: Approve No
Bell e |t will enable seismic strengthening

of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago

District.
Owen Shearer Support Approve No
Angela Spain Support on the following grounds: Approve Don’t mind

e |t will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e The proposed design allows for a red
feature wall, which will showcase the
historical visual brick of the house,
as a nod to its heritage;

e Positive asset for Central Otago
District and Aotearoa
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e Faith in the owners to deliver great
results, the proposal meets
earthquake standards and
waterproofing.

Stacey Elstob Support on the following grounds: Approve Yes

e It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Stephen Spain Support Approve No

e Support the original plans intended
the building to be plastered;

e The proposed change turns an ugly
unfinished building into a stunningly
beautiful property as originally
intended.

Michele Stone Support on the following grounds: Approve No

¢ It will enable seismic strengthening
of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago

District.
Sally Turner Support on the following grounds: Approve Not
e It will enable seismic strengthening specified

of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago

District.
Mariska Vear Support on the following grounds: Approve Yes, if
e It will enable seismic strengthening necessary

of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead;

e Positive asset for Central Otago
District.

Charlotte Waite | Support on the following grounds: Approve No

e Plaster external walls of building in
order to strengthen and make
watertight.

Table 1: Summary of Submissions

Three late submissions were also received on 24 March 2023, 27 March 2023 and 28 March
2023, bringing the total number of submissions to ninety-eight (98). A brief summary of the
submissions and the decisions sought are presented in Table 2 below. | also note that this
table seeks only to present a summary of the contents of the submissions and that further
details are available in the full text of the submissions.
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Submitter Summary of Submission Decision Wishes to
Request be heard

Moira Jeanette Support on the following grounds: Approve No

Hanna o It will enable seismic strengthening

of Earnscleugh homestead, improve
the longevity and adaptive reuse of
heritage building and complete the
original design of homestead

e Positive asset for Central Otago
District

Russell Ibbotson Support on the following grounds: Approve No

e This historic building and landmark
was in a state of disrepair when the
owners took over the property,
without their efforts and financial
support, the building would
gradually continue to deteriorate.

Jamie Gilbertson | Support on the following grounds: Approve Not

e The proposed alterations and the specified
finishing of the exterior of the
building are reasonable;

e Brings further revenue to
businesses in Central Otago area;

¢ Innovative project is forward
thinking and adds value to local
community.

Table 2: Summary of Late Submissions

It is recommended that the Panel accept these late submissions and waive compliance with
the submission time limit, pursuant to S37A(1) and S37A(2)(a) of the Resource Management
Act 1991.

ASSESSMENT OF EFFECTS:

This assessment will consider the appropriateness of the proposal within the context of the
District Plan, while considering the overall actual and potential effects on the environment that
will or may result from this proposal. In undertaking this assessment, | have relied on the
application documents, the heritage peer review and subsequent reports undertaken by Origin
Consultants, namely:

. The Applicants Assessment of Environmental Effects, Titled Application for alterations
to the Earnscleugh Homestead at 754 Earnscleugh Road, Alexandra for weather
tightness and seismic strengthening, dated 7 December 2022 and completed by Brown
& Company Planning Group.

o The Archaeological Appraisal, titted Earnscleugh Homestead, dated 2 November 2022
and completed by Carissa Madden of New Zealand Heritage Properties Ltd.

. The Conservation Plan, titled Earnscleugh Station 754 Earnscleugh Road Earnscleugh
Conservation Plan for Marco Creemers and Ryan Sanders and dated July 2022 and
provided with the application and completed by Archifact.

. The Heritage Construction Management Plan, titled, Earnscleugh station 754
earnscleugh road Earnscleugh heritage construction management plan Draft for marco
creemers & ryan sanders, dated November 2022 and completed by Archifact.

. The Heritage Impact Assessment Titled, Heritage Impact Assessment for Marco
Creemers & Ryran Sanders, dated August 2022 and completed by Archifact.
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. The subsequent Heritage Impact Assessment Titled, Heritage Impact Assessment
Memorandum Supplementary Material, dated December 2022 and completed by
Archifact

. The peer assessment completed by Robin Miller, of Origin Consultants, titled, 754
Earnscleugh Road, Alexandra Known as ‘Earnscleugh Station Homestead’ and dated 28
October 2022.

. The addendum to Heritage Peer Review completed by Robin Miller, of Origin
Consultants, completed by Robin Miller, of Origin Consultants titled, 754 Earnscleugh
Road, Alexandra Known as ‘Earnscleugh Station Homestead’ and dated 24 November
2022.

. The subsequent peer assessment completed by Robin Miller, of Origin Consultants, titled
Response to Supplementary Material Post Final Peer Review, dated 21 December 2022.

For clarity, | note that the peer reviews undertaken by Origin Consultants as listed above, were
undertaken in the context of RC220285. Engaging a specific assessment, to address the
elements in this application separately is considered to be unnecessary, as all documentation
provided with this application was provided to and assessed by Mr Millar as part of RC220285.
As detailed above, this application is seeking approval for one part of the proposal as applied
for by RC220285.

Colour Breach

The colour of the external render ‘half sour dough’ was selected in accordance with the colour
study undertaken for heritage buildings in Clyde, Alexandra and Ophir. The applicants
consulted with HNZPT, who recommended that a condition be imposed on the resource
consent to ensure the exterior shade of the Homestead was sympathetic to the heritage values
of the building and to the wider environment. Although the proposed colour is considered
appropriate from a heritage perspective, the colour results in a colour palette breach and has
a light reflectivity value (LRV) which exceeds the permitted 38% LRV as stipulated in the
District Plan.

In terms of the effects on the district’s landscapes as a result of the colour breach, | consider
that the breach will be barely visible from outside of the site, due to the discrete location of the
building towards the rear of the site, and its limited visibility from Earnscleugh Road due to the
established vegetation within the site. For these reasons | also do not consider that the colour
breach will result in any traffic safety effects. Overall, | consider the colour of the building is
appropriate as it is sympathetic to the heritage values of the building and will not detract from
the landscape values experienced in the wider environment.

Heritage Values

The unfinished appearance of the Homestead contributes to the buildings significance as
detailed in the HNZPT listing which explicitly states that “the fact that the place is unfinished
adds to its interest, and indeed to its uniqueness, since there are no other places on this scale,
and in this style, in New Zealand like it.”> For completeness, the rendering of the Homestead
is intended to finish the building. | consider that rendering the building will potentially
compromise the heritage values of the building as described in the HNZPT List.
Notwithstanding this, as detailed in the application, the external render including a seismic
plaster system and lime-based mortar weather tightening are intended to provide for the
resilience of the presently poor-quality incomplete building.

Earnscleugh Station Homestead has HNZPT Category | status. As detailed above, the written
approval of HNZPT has been provided, therefore, the effects on them have been disregarded.
For clarity, the written approval provided by HNZPT was unconditional, however, the written
approval provided recommendations and comments on the proposal, which | consider to be

3 https://www.heritage.org.nz/the-list/details/7405
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helpful for this assessment. The written approval notes that there are several factors mitigating
the potential adverse effects of undertaking external plastering on the heritage values of the
Earnscleugh Station. For completeness, the mitigation measures proposed in the application
include the maintenance of a portion of the southern elevation as unrendered to express the
history of the building, and the implementation of a construction management plan and a
heritage conservation plan to ensure ongoing works are undertaken in accordance with best
practice. | consider that these mitigation measures will ensure the heritage values of the
building are not compromised to an unreasonable degree through construction works. |
ultimately concur with HNZPT that when considering these mitigation measures, and the
proposed adaptive reuse of the building, the proposal is appropriate overall and will allow for
the ongoing use and appreciation of the Earnscleugh Station.

While the Homestead is not located in a visually prominent position, where it can only be seen
intermittently from the road and with established landscape screening located within the site,
the values associated with the building are no less significant. This building contributes to the
cultural wellbeing of the community by providing a tangible record of its heritage. The
Homestead building also contributes to the community’s visual sense of place and the District
Plan acknowledges that historic heritage makes Central Otago attractive to visitors from other
parts of New Zealand and from overseas.* It is evident by the submissions received in support
of the application, that this building has significant community appreciation. The proposed
render to the exterior will enable the building to be appreciated by the community and visitors
to Central Otago for years to come, therefore, maintaining this tangible record of Central Otago
heritage.

Although the heritage values of the building may be compromised to a degree, as
demonstrated by the peer assessment completed by Mr Miller and HNZPT’s written approval,
the proposed works will ensure the longevity of the building and its reuse as a residence and
accommodation facility. Overall, subject to the proposed mitigation measures forming
conditions of consent, | consider that the impact on the heritage values of the building as a
result of the application are appropriate.

Assessment of Alternatives

In his assessment, Mr Miller, noted that restoration where necessary of the existing bricks on
the exterior of the building would provide a better conservation option, than rendering, as the
existing brickwork is of a reasonable quality. For completeness, Mr Millers position is contrary
to the applicant’s argument, and | note that there were a number of matters in which Mr Miller
and Archifact disagreed in their expert heritage assessments regarding the exterior brick
masonry. The areas of disagreement are identified in the supplementary material post final
peer review memo, completed by Robin Miller of Origin and dated 21 December 2022, the
section 95 assessment and are summarised below:

- Although both experts accept that ‘seconds’ bricks have been used for much of the external
brick walling to the Homestead, Mr Miller considers that these bricks are visually imperfect
as opposed to second-quality in terms of the durability of the bricks as they have already
lasted over 100 years with few decay problems that are evident.

- The majority of the external walls have a vertical cavity in them as observed by Mr Miller
on site. This ventilated cavity is the primary defence to moisture transference through the
external walls and is a viable long-term option for the building, which is contrary to
Archifect’s view.

- Weather-tightness could be addressed by repair works, such as repointing.

- Archifact acknowledged certain parts of the ICOMOS New Zealand Charter, Te Pumanawa
o ICOMOS o Aotearoa Hei Tiaki | Nga Taonga Whenua Heke Iho o Nehe (the Charter)
which is a set of guidelines on cultural heritage conservation, produced by ICOMOS New

4 Section 14, Central Otago District Plan, Heritage Buildings, Places, Sites, Objects and Trees, Policy
14.4.2 Heritage Buildings and Objects
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Zealand. The parts identified by Archifact demonstrated that the external render application
meets the guidelines assuming that the unfinished state of the Homestead is deemed not
to be part of its heritage significance. As a set of guidelines, Mr Miller agreed that there are
some clauses that can be used to support the proposal, but there are, equally, clauses that
do not support it.

It is important to note that Mr Miller is a Chartered and Registered Building Surveyor and a
RICS Certified Historic Building Professional (the Royal Institution of Chartered Surveyors).
He also has a New Zealand National Diploma in Architectural Technology and holds a
Licenced Building Practitioner Design Level 2 qualification. Further to this, Mr Miller holds a
Postgraduate Diploma in Building (Heritage) Conservation from the College of Estate
Management, University of Reading, England (2002-2004) and is a full member of ICOMOS
New Zealand and of the Institute of Historic Building Conservation, UK. Effectively, as he has
more than 35 years’ experience in the inspection, repair and maintenance of brick and stone
masonry buildings | consider Mr Miller to be suitably qualified and experienced to determine
the condition of the brick exterior of the building. Accordingly, | adopt the assessment
undertaken by Mr Miller for the purposes of this report.

Notwithstanding the above, the application states that the applicants have explored alternative
options with HNZPT and they maintain that all reasonable alternatives, including the repointing
of the brickwork were unviable. Given the need for weather tightening, seismic strengthening
and brick repairs, if the applicants were to maintain the status quo approach, | consider there
to be a risk to the longevity of the building.

Overall, the applicants have proposed an option that will restore the building and ensure the
longevity of the building. The submissions received are supportive of the building being
rendered and largely indicate that the plastering of the building will be aesthetic and practical
to ensure weathertightness and seismic strengthening, and will enable the building to be
finished as originally anticipated by Edmund Anscombe.

Summary of Effects

Fundamentally, when considering the adaptive reuse of the building, the maintenance of an
unrendered area of the building, the completion of the building as was intended by the original
design, the resulting weathertightness and seismic strengthening, the unconditional written
approval of HNZPT and the mitigation measures as proposed, it is evident that any loss in
heritage value as a result of the proposed rendering is appropriate.

OBJECTIVES AND POLICIES:

The particularly relevant objectives and policies of the Operative District Plan include:

Rural Resource Area

4.3.1 Objective - Needs of the District's People and Communities
To recognise that communities need to provide for their social, economic and cultural
wellbeing, and for their health and safety at the same time as ensuring environmental
quality is maintained and enhanced.

4.3.3 Objective - Landscape and Amenity Values
To maintain and where practicable enhance rural amenity values created by the open
space, landscape, natural character and built environment values of the District’s rural
environment, and to maintain the open natural character of the hills and ranges.
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4.4.2 Policy — Landscape and Amenity Values

To

manage the effects of land use activities and subdivision to ensure that adverse

effects on the open space, landscape, natural character and amenity values of the rural

env

(a)

—~ —_~
«Q > D Q0

ironment are avoided, remedied or mitigated through:
The design and location of structures and works, particularly in respect of the
open natural character of hills and ranges, skylines, prominent places and
natural features,
Development which is compatible with the surrounding environment including
the amenity values of adjoining properties,
The ability to adequately dispose of effluent on site,
Controlling the generation of noise in back country areas,
The location of tree planting, particularly in respect of landscape values, natural
features and ecological values,
Controlling the spread of wilding trees.
Encouraging the location and design of buildings to maintain the open natural
character of hills and ranges without compromising the landscape and amenity
values of prominent hillsides and terraces.

4.4.8 Policy - Adverse Effects on the Amenity Values of Neighbouring Properties.

To ensure that the effects associated with some activities including (but not limited to):

(@)
(b)
(c)
(d)
e)

(
(f)

Heritage
14.3.1

14.3.2

14.4.2

14.4.3

Noise (including noise associated with traffic generation, night time operations),
and vibration,

The generation of a high level of traffic, in particular heavy vehicles,

Glare, particularly from building finish,

A reduction in visual amenity due to excessive signage and the storage of goods
or waste products on the site,

The generation of odour, dusts, wastes and hazardous substances, and

The use and/or storage of hazardous goods or substances do not significantly
adversely affect the amenity values and privacy of neighbouring properties or
the safe and efficient operation of the roading network.

Objective — Precincts, Buildings and Objects

To recognise and protect precincts, buildings and objects that contribute to the
character, amenity and heritage values of the District to enable the District's
communities and people to provide for their social, economic and cultural wellbeing.

Objective — Historic Sites
To recognise and provide for the protection of those sites that contribute to the
District’s historic character.

Policy - Heritage Buildings and Objects

To identify those buildings and objects which make a significant contribution to the
character, amenity and heritage values of the District and to provide for their
protection while encouraging sympathetic use or adaptive reuse and development of
heritage buildings.

Policy - Reuse of Heritage Buildings

To take into account the positive benefits that the reuse of heritage buildings can
have on the conservation of such buildings and on the social, economic and cultural
wellbeing of the community.
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14.4.7 Policy — Historic Sites
To provide for the conservation of the values associated with the District’s historic
sites by:
(a) Identifying significant sites on the register at Schedule 19.4, the list of Historic
Reserves and Protected Private Land for Historic Purposes at Schedule 19.10 and
on the planning maps.
(b) Ensuring that works carried out within such sites are consistent with cultural and
historical values.
(c) Requiring the protection of such sites as a condition of subdivision or land use
consent where appropriate.

14.4.8 Policy - Assessment of Activities Affecting Heritage Resources
In determining the appropriateness of work and/or activities involving heritage
resources, the following matters shall be taken into account:
(a) The heritage values and significance of the resource, including its registration or
proposed registration by the NZ Historic Places Trust.
(b) The significance of the resource to Kai Tahu ki Otago.
(c) The necessity of work having regard to the health and/or structural integrity of the
resource and any potential threats to public safety.
(d) The visual impact of the work/activity.
(e) The contribution the work/activity will make to the social, economic and cultural
wellbeing of the community.
(f) The contribution the work/activity will make to the conservation of the heritage
resource.
(g) The contribution of the heritage resource to the particular character of an area or
precinct and to the integrity of its heritage and amenity values.
(h) The locational and/or operational requirements of the work and/or activity.

Colour Breach

| consider that the proposed colour breach will maintain the existing character of the Rural
Resource Area as the building is barely visible from outside of the site. Further to this the
proposed colour provides for cultural wellbeing of the community as the colour is consistent
with the Heritage Guidelines, is sympathetic to the cultural values of the building and has been
considered by HNZPT. Overall, the proposal is considered to be consistent with Objective 4.3.1
and Objective 4.3.3.

In terms of Policy 4.4.8 and Policy 4.4.2 the effects of the land use activity can be managed
to ensure that adverse effects on the open space, landscape, natural character and amenity
values of the rural environment will be avoided, remedied or mitigated in this instance due to
existing established vegetation within the site, which screens the building from public places
and neighbouring properties. In all the circumstances | consider that the proposed land use
activity will not compromise the landscape and amenity values of prominent hillsides and
terraces.

Heritage value

Objective 14.3.1 and Objective 14.3.2 recognise the protection of heritage sites which
contribute to the district communities’ social, economic and cultural wellbeing. The land use
consent sought by this application will result in significant external alterations to a relatively
high-profile building, which has the potential to adversely impact on the heritage values of the
building. However, it is evident by the information provided in the application, the submissions
and the Heritage Conservation Plan that the building is currently in a rundown state as it has
not been occupied or maintained for many years. The applicant is intending to restore the
building to ensure it does not deteriorate further while effectively maintaining the heritage value
of the building. Although | acknowledge that this application will result in a reduction to the
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heritage value to some extent as detailed in Mr Miller’s peer review and the recommendations
provided in the HNZPT written approval, the methods specified in the draft Construction
Management Plan and the Conservation Management Plan assist in mitigating any loss.
Overall, | consider that this proposal is not contrary to these objectives.

Policy 14.4.2 and Policy 14.4.3 of the District Plan recognises heritage buildings as being
important elements of the district’s character, and states that ‘while the use and development
of buildings including adaptive reuse and development, is encouraged, care must be taken to
ensure that heritage values are not compromised.’ In this case the applicants are proposing to
undertake extensive alterations for the reuse of the buildings for the purposes of
accommodation and residential activity as approved by RC220451. Overall, subject to
conditions of consent to ensure works do not compromise the heritage value of the building,
the proposal is assessed as appropriate in relation to these policies.

In terms of Policy 14.4.7 and policy 14.4.8 it should be noted that the applicants consulted with
HNZPT, who have given their written approval to this proposal, therefore, effects on them have
been disregarded. The reuse of the building will ensure the building continues to contribute to
the social, economic and cultural wellbeing of the community and the proposed works will
ensure the structural integrity of the building.

Overall, the proposed development will result in significant external alterations to a listed
Heritage Building, which has the potential to reduce the built heritage values offered by that
building. However, with regard to the above, | conclude that when considering the Construction
Management Plan, and Heritage Conservation Plan, the approval of HNZPT and the mitigation
measures to preserve the heritage value of the building, the proposed alterations to the building
are appropriate in the context of the District Plan policies and objectives.

PART 2 OF THE RMA:

The purpose of the RMA to promote the sustainable management of the natural and physical
resources is stipulates in Part 2 as below:

“managing the use, development and protection of natural and physical resources in a
way or at a rate which enables people and communities to provide for their social,
economic and cultural well being and for their health and safety while:
a) Sustaining the potential of natural and physical resources (excluding minerals) to
meet the reasonably foreseeable needs of future generations: and
b) Safeguarding the life-supporting capacity of air, water, soil and ecosystems: and
¢) Avoiding, remedying, or mitigating any adverse effect of activities on the
environment.”

In respect of matters of national importance set out in Section 6, the following matters are
considered relevant to the proposal:

“6(b)  the protection of outstanding natural features and landscapes from inappropriate
subdivision, use, and development

6(f) the protection of historic heritage from inappropriate subdivision, use, and
development”

As per the assessment provided above, | consider that the proposed exterior alterations to the
Heritage building are appropriate, and the Construction Management Plan and Heritage
Conservation Plan will ensure the alterations are sensitive to the heritage value of the building.
| acknowledge that this proposal remains consistent with the Section 14 of the Central Otago
District Plan which promotes adaptive reuse of heritage buildings. Furthermore, | consider that
the proposed mitigation will adequately address any effects of the proposed works associated
with this application.
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In respect of the other matters set out in Section 7, the following matters are considered
relevant to the proposal:

“7(b)  the efficient use and development of natural and physical resources
7(c) the maintenance and enhancement of amenity values
7(f) the maintenance and enhancement of the quality of the environment”

As assessed in the objectives and policies assessment above, | consider that the proposal
seeks to maintain and enhance the environment and is an efficient use and development of
natural and physical resources. Furthermore, provided that the relevant conditions of consent
are adhered to on an ongoing continual basis, | consider that amenity values will be
maintained.

OFFSETTING OR COMPENSATION MEASURES:

In accordance with Section 104(1)(ab) of the RMA, consideration for offsetting or
compensation measures is required. In this instance, the applicant has not offered any
offsetting or compensation measures.

OTHER MATTERS:

Section 104(1)(c) of the Resource Management Act 1991 requires the Panel to have regard to
any other matters considered relevant and reasonably necessary to determine the application.
In this instance, there are no other matters for consideration deemed relevant.

POSITIVE EFFECTS:

The submissions received in support of the application noted a large number of positive effects
that the proposal will have, and | consider it appropriate to mention some of the common
themes arising from these submissions, as listed below:

e |t will enable seismic strengthening of Earnscleugh homestead, improve the longevity and
adaptive reuse of heritage building and complete the original design of homestead;

e |t will be a positive asset for Central Otago District, that allows for the protection,
preservation and enhancement of the historic building;

e The proposal contributes to economic development of Central Otago region and
contribution to Central Otago heritage values;

e By retaining the section of original cladding, this provides an element of history to be
remembered;

e This is an innovative project, is forward thinking and adds value to local community;

e Alterations proposed will make it more sustainable and keep authentic aesthetics;

e The proposal allows for the completion of the significant heritage building, as it was
intended by the original Edmund Anscombe design.

It is evident throughout Section 14 of the District Plan that alternative uses of the building
should be encouraged, given that the adaptive reuse of heritage buildings is generally the most
positive way of conserving their value. This is further suggested through various policies which
encourage sympathetic use or adaptive reuse and development of heritage buildings given the
positive impacts on the social, economic and cultural wellbeing of the community as a result
of the building.

RECOMMENDATION:

Having regard to the information available to me prior to the Hearing Panel’s consideration of
the application, | recommend that the proposal be considered as an application for land use
consent to a discretionary activity in terms of Sections 104 and 104B of the Resource
Management Act 1991.

Item 23.7.1 - Appendix 1 Page 32



Hearings Panel Meeting 15 May 2023

For the reasons detailed in the body of this report, | have come to the view that any adverse
effects on the environment are appropriate, and that granting consent will not be contrary to
the objectives and policies of the Operative District Plan.

The application does not conflict with any national or regional planning document or the
purpose of the Act which is to promote the sustainable management of natural and physical
resources of the District or to any other matter referred to in Part 2 of the Act.

| therefore recommend that the Panel grant consent to the application for land use consent,
subject to conditions of consent. A draft suite of conditions of consent is included as Appendix
1 of this report for the consideration of both the applicant and the Panel.

Prepared by:

Olivia Stirling Date: 4 April 2023
Consultant Planner
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Appendix 1

General

1. This consent authorises the external alterations of a Category | Heritage Listed Building as
identified in Part A of Schedule 19.4 of the District Plan, as Item 172 Earnscleugh Station
Homestead in accordance with the application and the plans attached as Appendix 2, with
the exception of the external rendering works as shown on the plans.

2. The consent holder shall pay to the Council all required administration charges fixed by the
Council pursuant to section 36 of the Act in relation to:
a) Administration, monitoring and inspection relating to this consent; and
b) Charges authorised by regulations.
c) There has been a change in the circumstances and the conditions of consent are no
longer appropriate in terms of the purpose of the Act

Heritage

3. Inthe event of an accidental archaeological discovery, the Heritage New Zealand Pouhere
Taonga Accidental Discovery Protocol or another Accidental Discovery Protocol modified
to suit the project detail shall be followed.

4. The final version of the draft Heritage Construction Management Plan attached as
Appendix 3 shall be submitted to Council’s Chief Executive for approval prior to the
commencement of works to the Homestead building and shall be complied with in
perpetuity.

5. Any works to the homestead and stables buildings shall be undertaken in accordance with
the Conservation Management Plan attached as Appendix 4 and this Conservation
Management Plan shall be complied with in perpetuity.

6. The plaster colour of the Homestead building shall be Resene ‘Half Sour Dough’ and
maintained in perpetuity.

Advice Notes:

1. Many sites in Central Otago have archaeological value. The provisions of the Heritage New
Zealand Pouhere Taonga Act 2014 confirm that any site with evidence of human
occupation or activity prior to 1900 is considered an archaeological site. Many of these
sites have not been formally identified through survey. The modification, damage or
destruction of any known or unknown archaeological site by a landowner or contractor
without an archaeological authority from Heritage New Zealand is a criminal offence under
this Act. Please note that this Consent is not an Archaeological Authority. It is
recommended that the consent holder contact Heritage New Zealand’s archaeologists for
more information.

2. Resource consents are not personal property. The ability to exercise this consent is not
restricted to the party who applied and/or paid for the consent application.

3. It is the responsibility of any party exercising this consent to comply with any conditions
imposed on the resource consent prior to and during (as applicable) exercising the
resource consent. Failure to comply with the conditions may result in prosecution, the
penalties for which are outlined in section 339 of the Resource Management Act 1991.

4. The lapse period specified above may be extended on application to the Council pursuant
to section 125 of the Resource Management Act 1991.
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5. This is a resource consent. Please contact the Council’s Building Services Department,
about the building consent requirements for the work.
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Appendix 2: Application Plans

EARNSCLEUGH
STATION- MAIN
HOUSE RC STAGE 2 -
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LEGAL DESCRIPTION: SURVEY INFORMATION
' Lot 11 DP 27576
| \ \ TA: CENTRAL OTAGO DISTRICT COUNCIL SURVEY INFORMATION SHOWN FROM:
\ \ ZONE: RURAL RESOURCE AREA, CATEGORY 1 )
| \ HERITAGE BUILDING/PLACE (REFERENCE EE?Q%TJ;%??%J‘K; 0
| NUMBER 173) SHEET TITLE: TOPOGRAPHICAL SITE SURVEY
\ \ TOTAL AREA: 22.9HA LOT 2 BEING A SUBDIVISION OF LOT 11 DP
\ \ SOIL TYPE: x¢ 27576
\ \ EARTHQUAKE ZONE: ZONE 2
EXPOSURE ZONE: ZONE B
\ TOPO GRAPHIC SURVEY OF:
\ \ WIND ZONE: VERY HIGH 754 EARNSCLEUGH HOUSE, ALEXANDRA
\ PROVIDED BY:
\ PATERSON PITTS GROUP
\
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\ \ 2000,
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27576.
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o
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NOTE

APPLICATION IS LIMITED TO EXTERNAL
PLASTER SYSTEM AND ASSOCIATED WORKS.
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FOR INTERNAL WORKS REFER TO RC220285.
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|

LOT 12 DP 27576
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754 EARNSCLEUGH ROAD, ALEXANDRA
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LEGAL DESCRIPTION:
Lot 11 DP 27576

TA: CENTRAL OTAGO DISTRICT COUNCIL
ZONE: RURAL RESOURCE AREA, CATEGORY 1
HERITAGE BUILDING/PLACE (REFERENCE
NUMBER 173)

TOTAL AREA: 22.9HA

SOIL TYPE: xx

EARTHQUAKE ZONE: ZONE 2

EXPOSURE ZONE: ZONE B

WIND ZONE: VERY HIGH
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NOTE

APPLICATION IS LIMITED TO EXTERNAL
PLASTER SYSTEM AND ASSOCIATED WORKS.
FOR INTERNAL WORKS REFER TO RC220285.
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GENERAL NOTES

PLASTER FINISH:

. REINFORCED PLASTER BREATHABLE
SYSTEM BY ROCKCOTE, STO, MAPEI
OR SIMILAR.
PLASTER ALL EXPOSED EXTERIOR
INSITU CONCRETE AS NOTED ON THE
ELEVATIONS
STRUCTURAL ENGINEER TO SITE
INSPECT EXISTING INSITU CONCRETE
PRIOR TO PLASTERING.
MAIN HOUSE: PLASTER FINISH ALL
‘ROUGH' BRICK WORK IN LOCATION AS
SHOWN ON THE ELEVATIONS
COLOUR TO BE INCLUDED IN THE
PLASTER
COLOUR & FINISH TBC.

EXPRESSED BRICK WORK:

. GENERALLY, THE BRICK WORK
ORIGINALLY INTENDED TO BE
EXPOSED IS FINISHED TO A HIGH
STANDARD AND REQUIRES MINIMAL
INTERVENTION
REPAIR / REPLACE AS REQUIRED ANY
NOTABLY WORN POINTING WITH
MATCHING POINTING.

REPAIR / REPLACE AS REQUIRED ANY
POORLY IMPLEMENTED POINTING
USED FOR PREVIOUS REPAIRS WITH
MATCHING POINTING.

REPLACE ANY COMPROMISED BRICKS
WHICH ARE STRUCTURALLY CRACKED

/BROKEN.
KEY
PROPOSED SEISMIC PLASTER
SYSTEM
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FOR INTERNAL WORKS REFER TO RC220285.
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GENERAL NOTES

PLASTER FINISH:

. REINFORCED PLASTER BREATHABLE
SYSTEM BY ROCKCOTE, STO, MAPEI
OR SIMILAR.

. PLASTER ALL EXPOSED EXTERIOR
INSITU CONCRETE AS NOTED ON THE
ELEVATIONS
STRUCTURAL ENGINEER TO SITE
INSPECT EXISTING INSITU CONCRETE
PRIOR TO PLASTERING.

. MAIN HOUSE: PLASTER FINISH ALL
‘ROUGH' BRICK WORK IN LOCATION AS
SHOWN ON THE ELEVATIONS
COLOUR TO BE INCLUDED IN THE
PLASTER
COLOUR & FINISH TBC.
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INTERVENTION
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AAPPLICATION IS LIMITED TO EXTERNAL
PLASTER SYSTEM AND ASSOCIATED WORKS.
FOR INTERNAL WORKS REFER TO RC220285.
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@ GENERAL NOTES

PLASTER FINISH:
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SYSTEM BY ROCKCOTE, STO, MAPEI
OR SIMILAR.
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GENERAL NOTES

PLASTER FINISH:

. REINFORCED PLASTER BREATHABLE
SYSTEM BY ROCKCOTE, STO, MAPEI
OR SIMILAR,

. PLASTER ALL EXPOSED EXTERIOR
INSITU CONCRETE AS NOTED ON THE
ELEVATIONS
STRUCTURAL ENGINEER TO SITE
INSPECT EXISTING INSITU CONCRETE
PRIOR TO PLASTERING.

. MAIN HOUSE: PLASTER FINISH ALL
‘ROUGH' BRICK WORK IN LOCATION AS
‘SHOWN ON THE ELEVATIONS
COLOUR TO BE INCLUDED IN THE
PLASTER
COLOUR & FINISH TBC.

EXPRESSED BRICK WORK:

. GENERALLY, THE BRICK WORK
ORIGINALLY INTENDED TO BE
EXPOSED IS FINISHED TO A HIGH
STANDARD AND REQUIRES MINIMAL
INTERVENTION.

REPAIR / REPLACE AS REQUIRED ANY
NOTABLY WORN POINTING WITH
MATCHING POINTING.

. REPAIR / REPLACE AS REQUIRED ANY
POORLY IMPLEMENTED POINTING
USED FOR PREVIOUS REPAIRS WITH
MATCHING POINTING.

REPLACE ANY COMPROMISED BRICKS
WHICH ARE STRUCTURALLY CRACKED
/BROKEN.
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AAPPLICATION IS LIMITED TO EXTERNAL
PLASTER SYSTEM AND ASSOCIATED WORKS.
FOR INTERNAL WORKS REFER TO RC220285.
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PROPOSED MAIN FACADE PERSPECTIVE
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1. executive summary

The proposed scheme is for conservation refurbishment and modification works to the
heritage buildings and site at Earnscleugh Station — the Earnscleugh Homestead
(House), Stable Block, and Utilities Shed (Men’s Quarters) — to address building
condition issues and the buildings for ongoing future residential use and occupation.

The Heritage Construction Management Plan (HCMP) lists the contact details relevant
to specific roles on the project and identifies workplan methodologies associated with
specific heritage components of work. The HCMP sets out key roles and
responsibilities, identifies those heritage features that are at risk from construction
activities, and sets out procedures and processes to manage this risk.

This is a strategic project document and, as a ‘living document’, it will be subject to
review and amendments during key project stages and additionally as required.

Where reference is provided for specific techniques or matching of materials (type,
appearance, moisture content etc.) these are provided on the basis that such
techniques or materials are reasonably available and suitable for the materials
involved. If the techniques or materials are found to be incompatible with the
reasonableness referenced above this shall be discussed with the client or their
representative and alternative solutions agreed.

heritage construction management plan DRAFT 4 earnscleugh station [2220310]
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2. commission

archifact — architecture & conservation Itd (Archifact) was commissioned by Marco
Creemers and Ryan Sanders in April 2022.

3. identification of the place

3.1 address

754 Earnscleugh Road,
Earnscleugh
Alexandra 9391

NZTM reference: Easting: 1311398 / Northing: 4985485

3.2 ownership
The property is owned by Marco Creemers and Ryan Sanders.

3.3 legal description

The legal descriptions identified for the site vary depending on the authority consulted.
As such, the different legal descriptions, and where they are found, are given below:

1. Central Otago Council District Plan District Plan Rates Information-Property
Details:
a. LOT 15 DP 27576
b. LOTS 4 7-9 DP 22249 SEC 1 SO 23926 LOTS 11-15 DP 27576 SEC 1
SO 23924 SEC 218 21 9 220 224 BLK X LEANING ROCK SD
c. Certificate of Title: 812516 812517
2. Central Otago Council District Plan — Schedule 19.4: Register of Heritage
Buildings, Places, Sites & Objects and Notable Trees:
a. Lot5DP 26125
3. Heritage New Zealand Pouhere Taonga Heritage List:
a. LOT 11 DP 27576 (RT OT19A/1165), Otago Land District

34 local authority status

Within the Central Otago District Plan (CODP), the subject building is identified as
located within the Rural Resource Area.

The ‘Earnscleugh Station Homestead and Stables’ (No: 172, Map 42) is scheduled in
the CODP’s Schedule 19.4: Register of Heritage Buildings, Places, Sites & Objects and
Notable Trees. The Utilities Shed (Men’s Quarters) outbuilding is not recognised as a
heritage item within the CODP.

3.5 heritage new zealand pouhere taonga

The site at 754 Earnscleugh Road is listed as a Category 1 Historic Place (List No.
7405) in the New Zealand Heritage List/Rarangi Korero administered by Heritage New
Zealand Pouhere Taonga (HNZPT).

heritage construction management plan DRAFT 5 earnscleugh station [2220310]
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During ongoing consultation with HNZPT, they have voiced agreement in principle with
the proposed works, which they will address more specifically in a formal letter.

3.6  archaeological status

The HNZPTA 2014 defines an archaeological site as any place in New Zealand,
including any building or structure (or part of a building or structure), that (i) was
associated with human activity that occurred before 1900 or is the site of the wreck of
any vessel where the wreck occurred before 1900; and (ii) provides or may provide,
through investigation by archaeological methods, evidence relating to the history of
New Zealand; and (b) includes a site for which a declaration is made under section
43(1).

Within the project area there is a previously recorded archaeological site associated
with the twentieth century Earnscleugh station homestead and associated buildings
(G42/446). The ArchSite was recorded in March 2022 with the site point recording the
twentieth century homestead and the location of nineteenth century Earnscleugh
Station features is currently not recorded in ArchSite.

heritage construction management plan DRAFT 6 earnscleugh station [2220310]
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4. background

41 site and location

The Earnscleugh Station site is situated in the Central Otago District. The property is
located approximately 2 km south of the small settlement of Earnscleugh, 4 km south
of Clyde, and approximately west of the Clutha River and approximately 4 km north of
Alexandra. To the east of the site runs the Clutha River, and to the west the site is
bounded by the Fraser River with the Nevis Range further to the west.

Fig. 2 Aerial view of the wider Earnscleugh and Clyde context, with the subject site arrowed.
(Central Otago District Council GIS, accessed May 2022)

Fig. 3 erial view of the site context with the subjec ie rowed and outlined in yellow/black dashed line.
(Central Otago District Council GIS, accessed May 2022)

heritage construction management plan DRAFT 7 earnscleugh station [2220310]
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Fig. 4 Aerial view of the site with identification of the individual buildings.
(Central Otago District Council GIS, accessed May 2022)

The principal site entrance is located on Earnscleugh Road, where access is gained
through an opening marked by brick gate piers with concrete caps.

A metalled driveway heads in a westerly direction across the site to curve around the
homestead. The driveway continues south to serve the Utility Shed, Stable Block and
other outbuildings. The site is relatively flat with large open areas of grass covering the
land outside of a central core of planting featuring mature trees of varying species
surrounding the homestead.

The principal north elevation of the Homestead addresses gardens populated by a pair
of palm trees growing directly in front of the house, and these are shouldered by two
elm trees, which are planted off-set to each of the projecting wings.

See the ‘Conservation Plan’ (Archifact, 2022) for a greater description of the site
context and buildings of the Earnscleugh Station.

4.2 historic heritage significance values

The assessment carried out for Earnscleugh Station illustrates that the place has
overall exceptional historic heritage significance.

The values of this place relate most particularly to the collection of essential elements
that combine the Homestead, the outbuildings (Utility Shed (Men’s Quarters) and
Stable Block), and the landscaped gardens into a single entity. The architectural
scheme provides a close link between the Homestead and subservient outbuildings,
and the defining landscape context of the gardens provide a formal link between the
historic built and natural landscape. Together, these elements form an essential and
integral part of the historic heritage values reflected by Earnscleugh Station.

heritage construction management plan DRAFT 8 earnscleugh station [2220310]
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The place is considered to have considerable architectural and aesthetic significance.
Architectural significance is principally attributed through the association of the place as
the work of architect Edmund Anscombe, one of the foremost and influential
architectural exponents of the Jacobethan style in New Zealand, and Alfred Buxton for
the designed landscape that provides a setting to complement the architectural
composition. Aesthetic significance is attributed to the place through its display and
retention of key aspects of that style. The Homestead has undergone a number of
alterations and additions over the years; however, the form, scale, mass and layout of
the original design has not been unduly compromised, retaining considerable overall
aesthetic significance.

Although forming a key feature of the original architectural design, the incomplete
exterior, particularly the render finishes, now present a clear risk to the long-term
survival of the place with an exterior vulnerable to uncontrolled moisture and airflow
penetration. Architectural and aesthetic significance values are compromised by this
elevated risk to the built fabric. The incomplete original Anscombe design currently
presents a raw substrate that is simply a result of a lack of funds available to Stephen
Spain which prevented him from achieving his vision of as grand mansion style
property settled within its rural Otago setting. Together, these are intrusive factors that
do not accord with any recognised indicator attributed to the Jacobethan style of
architecture and adversely affect the overall significance of the place.

The Earnscleugh Station is a key landmark within the locality and demonstrates
contextual and historic significance as a surviving example of an important South
Island pastoral station, dating back to the early years of permanent European
settlement. The place represents historical events of a key development and
settlement period both locally and within the region of Central Otago.

See the ‘Conservation Plan’ (Archifact, 2022) for a greater discussion on the history,
context, and significance values of the Earnscleugh Station.
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4.3 heritage construction management plan objectives

This document is to provide a framework and overview of objectives applying to the
construction phase of the project:

e To avoid impacts to the heritage structure and features of the building along
with adjacent buildings and structures (ie: Utility Shed and Stable Block) in the
vicinity of the project.

e To ensure heritage features and structures are protected from accidental
damage.

e To avoid adverse effects to adjacent heritage structures during the
refurbishment and modification works to the heritage buildings at Earnscleugh
Station.

e To ensure that contractors are aware of the sensitive nature of the heritage
features within or adjacent to the construction areas and any legal
requirements.

e To establish clear communication paths and reporting, including ‘stop work’
protocols, procedures for documenting changes to scope of works, complaints,
responsibilities etc.

e To ensure construction is carried out in accordance with good practice
conservation principles and methods, for example by:

- Providing a thorough record of the sites and structures that may be
affected, prior to works starting;

- Undertaking tool box talks with contractors so that they are aware of the
heritage value of sites and structures within or adjacent to the project
area;

- Establishing appropriate temporary protection, and making sure this in
itself does not cause damage through inappropriate fixing to built
heritage features;

- Monitoring works to ensure accidental damage is avoided;

- Remediation of any damage with ‘like-for-like’ materials; and,

- Completing monitoring reports which detail any works undertaken to
heritage features or structures and adjacent.

4.4 review

The HCMP will be reviewed regularly throughout the Project and/ or under the following
conditions:
e Adoption of agreed methodology for temporary relocation, temporary protection
measures and remediation works if required;
Significant change to the Scope of Works;
If required as a result of monitoring or incident;
If Auckland Council formally request a change;
If the Project Director or Heritage Consultant determines that it is appropriate;

This is a strategic project document and as a ‘living document’, it will be subject to
review and amendments during key project stages and additionally as required. Where
reference is provided for specific techniques or matching of materials (type,
appearance, moisture content etc..) these are provided on the basis that such
techniques or materials are reasonably available and suitable for the materials
involved. If the techniques or materials are found to be incompatible with the
reasonableness referenced above this shall be discussed with the client or their
representative and alternative solutions agreed.

heritage construction management plan DRAFT 10 earnscleugh station [2220310]

Item 23.7.1 - Appendix 1 Page 65



Hearings Panel Meeting 15 May 2023

5. contacts and communication

5.1 key contacts

The following contact details are set out in the table below. This table may be
amended from time to time to include additional specific roles which are relevant to the
project.
Role Name Telephone Email
Project Stakeholder
(appointed
representative)

Heritage Consultant — 09 966 6940 info@archifact.co.nz
Archifact Architecture
& Conservation Ltd

Director Adam Wild 021 666 347 adam @archifact.co.nz
Project Architect

Architect —
RTA Studio
Director

Project Architect

Structural Engineer —

Director
Structural Engineer

Contractor —

Director
Project Manager
Senior Site Manager

Auckland Council
Consent Compliance
Heritage Unit

Other
Archaeologist — New 03 477 3933 info@heritageproperties.co.nz
Zealand Heritage
Properties Ltd

(to be updated as HCMP is reviewed throughout the course of the project)
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5.2 communication plan with council heritage specialist

Planned meetings with the client and consultants will be held fortnightly to discuss the
status of the project with updates on completed and upcoming works.

This allows for changes and project status to be managed and communicated
effectively with the Council Heritage Specialist in a timely manner.

A heritage site observation of the contract works will be undertaken on a regular
fortnightly basis and a copy of the site observations will be made available to the
Council Heritage Specialist.

5.3 emergency response

If any of the below occur the main contractor will stop work on the affected area and
seek input from the Heritage Architect through a Project RFI.

¢ Asignificant discrepancy between the drawings and what is physically on site is
discovered,

e A reasonable amount of unexpected damage occurs,

e A proposed new method of construction,

¢ Any other event that affects the original fabric of the building.

The main contractor will direct heritage focussed communications to the Heritage
Architect.

The Heritage Architect will be responsible for heritage communications with the
Auckland Council Heritage Specialist and Compliance Officer.

The expected response time to an RFI will be 5 working days however alternative
timescales may be agreed subject to complexity or severity of the issue.

5.4 lines of communication
The following lines of communication will be:

Council Heritage Project Heritage Project Manager

Specialist Specialist

Quantity

Surveyor Site Manager
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5.5

meetings schedule

The following meetings will be held:

Meeting Purpose Frequency Attendance
Pre Start Meeting Discuss the Not Less than 5 Contractor
Heritage days before Archifact
Construction commencement of | Auckland Council
Management plan, Construction Heritage
salvage Specialist
methodology, plan Auckland Council
for dealing with any Monitoring Officer
unforeseen issues
Site Meeting Monitor, review and | Fortnightly Contractor
discuss progress Archifact
and programme, Consultant team
resolve any
outstanding details
or site issues
Health & Safety Weekly meeting Weekly Contractor
Meeting with subcontractors Subcontractors
to discuss Health &
Safety, upcoming
works and any
specific items that
require special
attention.
Heritage Site Site observation, Fortnightly and at | Contractor
Observation progress update completion of Archifact
and discussion of works.
any conservation
issues arisen during
works.
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6. scope of works

The proposed works to the heritage buildings at Earnscleugh Station — the Earnscleugh
Homestead (House), Stable Block, and Utilities Shed (Men’s Quarters) include
refurbishment and modification works to address building condition issues and
rehabilitate them for ongoing and future residential use and occupation.

Earnscleugh Homestead:
The building is currently uninhabited and unsafe for habitation. The project team sought
to improve the building with minimal intervention to allow it to function as a family home
combined with a low occupancy Bed and Breakfast. Works include:
¢ Retaining historically significant features while adjusting internal spaces to
provide greater amenity for a family home and the Bed and Breakfast. The
general spatial arrangement remains unchanged;
o New windows and doors to enhance external connectivity;
o Replacement of the existing brick balustrade at the western balcony with a new
timber balustrade that references an existing balcony;
o New black steel joinery at the existing northern balcony;
o Plastering of the exposed brick fagade.

Utility Shed (Men’s Quarters):
The three bedroom dwelling will remain with some proposed upgrades. Works include:
e Maintenance work including seismic upgrading and remediation of a damaged
corner of the dwelling due to subsidence;
e Minor alterations to the internal planning, with all rooms remaining in their
original locations.

Stable Block:
Currently the building is in a very poor condition with a collapsed section of roof and
mid floor. Works include:

e Concealed seismic upgrading;

e Replacements of existing stair;

e Replacement of the collapsed roof;

e Repurposing of the upper level into a single bed dwelling.

7. specific workplan methodologies

The following identifies specific heritage components of work. Each component of work
describes the deconstruction and refurbishment methodologies, including identification,
assessment, recording, protection and processes used to retain and maintain the
heritage of Earnscleugh Station throughout the project.

Prior to commencement of work, relevant personnel will receive training appropriate for
their role in heritage management. All workers will receive a site induction that will
include discussion around the various heritage aspects of the project. Ongoing toolbox
talks will raise awareness of the heritage features and risks to the wider project team
and contractors on the ground.

Prior to the commencement of works, the Heritage Conservation Architect and Design

Architect, in consultation with the contractor, shall identify and catalogue the existing
heritage fabric and describe its condition and how it will be stored and reused.
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interior brick masonry wall deconstruction, storage, and reconstruction

Identification

1.

2.

Refer project architect/engineer drawing package for location and identification
of brick masonry fabric subject to the deconstruction process.

Clearly identify and mark all sections of brick masonry subject to proposed
deconstruction and seek approval of accuracy from the architects, engineer and
project manager.

Prior to deconstruction, provide detailed recording of each brick masonry
element subject to deconstruction process. Recording is to include the period
of construction for the identified brickwork, dimensions of all openings and their
location within the wall plane.

Execution

1.

7.2

Provide suitable structural support to brick masonry sections of wall not
identified for deconstruction (refer to structural engineer’s details for structural
support information).

Check for asbestos containing material & other contaminates prior to starting. If
found, remove by licensed contractor under the latest NZ standards.

All existing doors, windows and frames are to be carefully removed from their
respective openings and securely stored.

All adjacent building surfaces not subject to the deconstruction process will be
protected by plywood shields for the duration of the works.

Adhere to engineer’s staged deconstruction methodology to ensure that no
loadbearing walls are prematurely deconstructed.

Carefully deconstruct the existing masonry. Deconstruction to be generally
undertaken utilising hand tools where possible. Power tools with appropriate
breaker tips designed to penetrate joint widths only, may be used but this
method must not result in damage to the brick masonry units.

Clean all mortar from brick faces.

Stack and store all brick masonry on-site pallets, cling-wrap and label stacks
with grid specific markers noting location extracted from.

Stored brick fabric to be reused for repairs to or in-filling existing openings in
walls of a corresponding period of construction as required.

interpretation of deconstructed internal walls

Before commencing work, carry out a precise existing record of the space and
its immediate context with a digital 3-D laser scan. This will provide an archival
base record of the existing fabric and detailed information for interpretive
measures.

Produce scaled 2-D plans, sections, and elevations accurately detailing the
form and arrangement of the existing interior walls subject to deconstruction,
inclusive of a description identifying all components.

As-existing survey drawings will mark the precise alignment, extent and
footprint of the existing interior walls subject to removal. This will provide base
information for identifying the original location for future interpretation
measures.

Take detailed photographs of the fabric subject to removal before commencing
work and retain a set of these photographs as a record of existing condition.
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5.

6.

Alignment of wall floor plate to ceiling plate should remain legible as part of the
interpretation works for the space.

The suggested treatment of the wall plate interpretation zone at floor level
should be to clean the floor surface carefully (no water or abrasive cleaning)
and protect the area revealed while the rest of the floor is prepared for
application of new finishes over the whole area (including the floor pate area).
Installation of Interpretive downstand ceiling nib beams are to align exactly with
walls removed prior to demolition.

This all needs to be checked against the proposed architectural treatment of the
ceiling and floors within the areas subject to wall demolition.

7.3  fungal growth remedial work
Identify
1. Wear appropriate personal protection equipment when undertaking the mould
infestation remedial works.
2. ltis essential to identify and restrict all sources of uncontrolled water
penetration into the subject space.
3. Undertake a programme of visual investigation of all adjoining spaces to
determine the extent of fungal infection on surfaces and within cavities.
4. Undertake invasive investigation of floor, wall and ceiling cavities where
required.
5. Notify Project Manager of any potential areas identified.
6. Engage microbiological specialist to test black mould on surfaces to determine

toxicity and any specialised treatment requirements.

Containment

1.

dow

Prior to removal works being undertaken set up containment systems to prevent
cross-contamination of surrounding areas and spread of fungal spores.

Contain the entire work area from floor to ceiling with heavy-duty plastic
(polythene), seal all edges and corners and contain all dust/debris.

Ventilation and exhaust ducts are to be sealed to prevent cross-contamination.
For heavily contaminated areas, there may be a requirement for use of a
negative air pressure unit with a HEPA filter fitted and exhausted to the outside.
Entry and exit areas are to be a controlled airlock and decontamination units
used as applicable.

The area should not be occupied during remediation. Evacuate people in
adjacent areas especially if anyone is immunocompromised.

Remove

1.

Where fungal contamination is found, liaise with the Conservation Architect to
determine the necessity and potential extent of material required to be
removed.

Where identified, remove all infected and decayed timber, including flooring,
support battens, timber mouldings, internal doors, and staircases. If required
for inspection purposes, remove window sills and reveal linings but DO NOT
remove any timber window joinery until specific instruction from the Project
Manager is received.

If appropriate, cut away infected timber material to leave sound material
approximately 500mm past the last line of visible fungal growth or decay.
Remove all wall plaster from ground level upwards until 500mm past line of last
visible fungal growth.
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5. In accordance with toxicity result recommendations clean black mould from all
surfaces and spray with fungicide. Ensure all personal protection methods are
adhered to in accordance with the fungicide manufacturer's recommendations.

6. Remove all plaster board ceiling linings which have suffered water damage or
extensive mould infestation.

7. Remove any porous materials affected by visible fungal growth or prolonged

wetting of GIB wall linings.

Any decayed or deteriorated materials should be removed.

Hard non-porous materials, such as glass and metals, can be cleaned.

0. Superficial fungal growth which is growing on surfaces only and has not

penetrated into materials, can generally be cleaned.

11. A qualified and experienced mould remediation specialist should be consulted
with regards to:

a. Porous materials not affected by visible fungal growth;
b. Chattels in affected areas.

0>

Ventilate and Remove Moisture

Ventilate the area to the maximum degree possible.

Identify and remediate unwanted sources of moisture entry.

Dry damp materials.

Use of dehumidifiers and mechanical ventilation such as fans should be
considered.

When moisture ingress is repaired, remediation to remove the fungal
contamination should take place immediately afterwards.

Pobd=

o

Clean
1. Thoroughly clean and remove any porous materials from interior spaces such

as carpets that show signs of mould or hold high moisture content.

Ensure selected disposal site is not a source of construction rubble-fill.

Once repair and removal has been completed, decontamination of remaining

surfaces is recommended.

4. Carefully clean all surfaces using warm water and non-ionic detergent with a
soft natural bristled brush. Water to be used sparingly — do not saturate
treated surface.

5. Use a top down approach, this should include ceilings, walls, windows, and
cabinetry of affected rooms.

6. Use a certified H14 rated HEPA vacuum to remove dust and debris from all
surfaces, before and after wet wiping.

7. DO NOT use bleach or biocides in lieu of cleaning and removing black mould.

® N

Spray
1. Where Brown Rots are found, spray treat all exposed concrete and masonry
surfaces with a proprietary fungicide containing boron in glycol.
2. Spray treat all accessible surfaces of surviving timber joinery, walls and ceilings
with a proprietary fungicide containing boron in glycol.

Ventilate
1. Continue to ventilate and dry the built fabric within the subject and adjoining
spaces in order to return construction moisture content to less than 20%.
2. Use dehumidifiers within sealed spaces in order to return construction moisture
content to less than 20%.

Post-Decontamination Sampling

1. ltis suggested that a post-decontamination assessment is made to ensure all
active growth and moisture has been removed prior to reinstatement. Post-
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decontamination assessments should be undertaken by a suitably qualified and
experienced person who is independent from the remediation contractor.

New Work

1. Ensure the area subject to new work is clean and dry as far as is practicable.

2. Undertake moisture testing on all surfaces and materials within the subject
area.

3. Isolate new work from concrete or brick substrate with a damp proof membrane.

4. All new timber support battens in direct contact with concrete or masonry are to
be pre-treated to min H3.2 standard.

5. Prior to installation, apply two coats of fungicide to battens or other joinery likely
to be in contact with masonry

6. Ensure structure is continuously ventilated or dehumidified and continues to dry
in order to obtain construction moisture content of less than 20%.

Finishes
1. Following the programme of mould removal and surface cleaning, undertake
inspection and analysis of all surface finishes to determine requirements for any
application of new finishes.
2. Vapour permeable products based on traditional materials should be specified
for all new surface finishes.

Maintain
1. Continue to ventilate the building.
2. Maintain the building envelope and rainwater goods to prevent moisture ingress
at all times.
3. Ensure only vapour permeable coatings are applied to the building surfaces.

7.4 repair of historic structural timber

Primary Investigation

1. Structural timbers where accessible will be assessed for signs of rot/decay

2. Where identified, measures are to be developed to address cause of decay and
to collaborate with the structural engineer and design team to produce design
and specification for appropriate repair methodologies.

3. Prior to commencement of any repair or remedial works to existing structural
timbers a detailed record of the existing fabric and surrounds shall be made.
This record shall include as a minimum:

a) A written description of the defect and causes,

b) Accurate dimensional record of the subject member requiring repair.
c) Photographic record of the member and surrounds.

d) Production of detailed drawings for the proposed repair.

General Structural Timber Repair

1. All timber scarf repairs will be carried out in matching timber species and
characteristics (including moisture content) using traditional carpentry methods,
retaining all sound existing material, and replacing only decayed material
necessary to restore the structural integrity of the timber frame element.

2. The principal of repair should be to reconstruct the original form of the damaged
timber so that the repair does not detract from the appearance of the old work.

3. Preferably, repairs should be done on site so that original fixings and fastenings
are not lost.
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o

7.5

Badly decayed or seriously split members or parts of members should be
carefully cut away and new sections spliced in, using timber of the same
species and dimensions as the original.
Where possible, repairs are to be undertaken in situ.
The complete removal and replacement of a failed timber member should be a
last resort.
Where clear access to the timber element is restricted, consideration may be
given to inserting a new member beside the old one, or the old member can be
patched with timber or strengthened by attaching steel bracing.
In association with the project structural engineer, architect, and conservation
architect, an appropriate structural timber repair methodology shall be
developed on a case-by-case basis. Subject to the particular defect
characteristics, repair methods may incorporate repair techniques such as:
a) Traditional scarf, pegged and/or lap joints
b) Steel reinforcement with flitch plates and other plate bracing methods
c) Synthetic resin repairs.

timber floor deconstruction, storage, and reconstruction

Deconstruction Identification

1.

Accurately identify and map with physical markers, all timber floor fabric subject
to proposed deconstruction works and seek approval of accuracy from the
architects, engineer, and project manager.

Only the minimum degree of original fabric is to be removed to facilitate the
proposed works.

Only experienced joiners/carpenters are to be engaged for the proposed
deconstruction works.

Prior to each phase of deconstruction work, label all individual floorboards,
timber beam and joist elements subject to proposed deconstruction works with
unique ID in pencil.

Produce accurate floor plans incorporating grid locator markings and all
identifying tag information. This will enable accurate reinstatement of all
deconstructed fabric.

Deconstruction Execution — tongue and groove edged boards

1. Once marked and catalogued, carefully punch-through all floorboard nails and
commence lift of floorboards throughout the subject areas.

2. Note original tongue and groove board installations may have utilised hidden
nailing patterns. Hidden nails require punching-through with a fine punch or
cutting between board and joist with a multi-tool attachment.

3. Ensure boards are carefully lifted, levered and pulled from the adjacent board
without damage to tongue with particular care given to prising the first board in
the sequence.

4. Once marked and catalogued, carefully remove all joists from bearing points.

5. Once marked and catalogued, carefully remove all structural timber beams from
bearing points.

6. Stack and bind all deconstructed timber in manageable packs.

7. ldentify and label stacked timber making reference to the area from which the
boards were removed from relative to the building grid.

8. Remove from work are into secure, dry storage.
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Deconstruction Execution — straight edged boards

1.

2.

ook

Once marked and catalogued, select carefully prise and lift floorboards
throughout the subject areas,

Select first board away from wall edge with a suitable but-end gap to receive a
lifting jemmy bar.

Provide surface protection blocking (wood or steel plate) to lever against
adjacent board and work progressively along the length of the board, increasing
the lift by small increments.

Lift board and immediately de-nail prior to placing in storage.

Once marked and catalogued, carefully remove all joists from bearing points.
Once marked and catalogued, carefully remove all structural timber beams from
bearing points.

Stack and bind all deconstructed timber in manageable packs.

Identify and label stacked timber making reference to the area from which the
boards were removed from relative to the building grid.

Remove from work are into secure, dry storage

Reconstruction Execution

1.

2.

3.

Following seismic and construction works, reintroduce stored timber to original
interior locations and enable the material to acclimatise to the environment for a
minimum of three weeks prior to reinstallation.

Reinstate all deconstructed material unless original space is occupied by new
seismic or foundation fabric.

The reconstruction will be informed by the existing dimensional records
previously undertaken and will accurately follow the original alignment,
dimensions and arrangement.

Detailed reconstruction methodologies will be developed at this stage to guide
installation methods and procedures and ensure the maximum degree of
retention of original historic fabric, and to carefully match the existing.

Reconstruction Repairs

1.

7.6

All repairs to historic floorboards will be carried out in matching timber species
and characteristics using traditional joinery methods, retaining all sound existing
material, and replacing only decayed material necessary to restore the
structural integrity of the boards.

Badly decayed or seriously split members or parts of members should be
carefully cut away and new sections spliced in, using timber of the same
species and dimensions as the original.

Damaged/decayed ends of boards should be cut back only to the nearest
supporting joist.

Specific repair methodologies of damaged or decayed timber will be prepared
on a case-by-case basis by the contractor in association with the project
Architect/Conservation Architect as and when required.

repair and finishing of timber window joinery

General Window Joinery Repair

1.

All repairs to windows will be carried out in matching timber species and
characteristics using traditional joinery methods, retaining all sound existing
material, and replacing only decayed material necessary to restore the
structural integrity of the windows (stiles and rails) and window frame (including
mullions and sills).
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10.

11.

Badly decayed or seriously split members or parts of members should be
carefully cut away and new sections spliced in, using timber of the same
species and dimensions as the original.

Loose joints should be cleaned of any residual fillers/paint from the joint faces.
All joints should be glued and screwed, or pinned using brass or stainless steel
fixings and a suitable exterior-grade timber adhesive.

Where possible, repairs are to be undertaken in situ. Unsound timber should be
removed in an appropriate manner, such as using a Forstner bit which
minimises excessive removal of damaged material below the damaged area
and undue stress from chiselling to the window frame.

Raised edges should be sanded down to provide smooth transitions, and timber
should be prepped for painting.

All end grain to be primed and sealed (refer paint specification) before the new
material is spliced into existing timber. Maximum strength is attained in glued
timber joints when areas to be glued are face/side grain to face/side grain, so at
all times prime end grain to prevent future moisture migration and glue face/side
grain surfaces for maximum adhesion with Titebond lll R exterior grade gap
filling PVA or approved alternative (temporarily fix into place with screws while
glue cures).

Prior to reassembly of window units and/or re-fitting window units to building
frame, all timber is to be primed and prepared before re-assembly. Windows
are to be painted in accordance with the paint specification.

Broken glass is to be replaced with material to match existing. All loose or
damaged window pultty is to be removed and made good with linseed oil putty.
Repaint as per paint specification.

Existing original ironmongery is to be retained. Any replacement ironmongery
for missing, mismatched, or damaged items, is to be in accordance with the
approved specification. All ironmongery is to be cleaned and tested for
operation.

Existing paint layers are to be removed to the extent required to undertake
appropriate joinery repairs and ensure ease of operation. Paint removal is to be
undertaken using a non-abrasive, non-toxic, paint removal system (to be
approved by the Architect/Conservation Architect.

New paint finish is to be in accordance with the approved specification.

Sash Window Repair

1.

Sand windows and frames lightly (protecting all glazing with tape) and repaint
(refer to main contractors general specification).

2. For large scale repairs, remove all paint with non-abrasive Peel Away product
or similar).

3. Remove excess paint from sash frames and sash channels to enable free
movement.

4. Replace sash cords if missing — repair or replace sash cords which are
damaged or have been painted over.

5. Check, clean, and lubricate pulley wheels to enable smooth operation.

6. Check sash counterweights are intact, well secured to sash cords, and moving
freely. Adjust counterweights to suit.

7. Remove window hardware, clean back to original finish, check operating
correctly, and repair/reinstall. If broken or missing, replace with new hardware
with new to match existing.

8. Check all timber joints are secure and closed — repair if necessary as per the
approved methodology.
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9. Check timber sashes and frames for signs of timber damage (rot, cracking,
insect damage, etc.) and repair as per the approved methodology.

10. Remove existing, cracked window putty and replace with new.

11. Sashes should be glazed using stainless steel sprigs and traditional linseed oil
putty — glazing beads and modern glazing compounds are unsuitable.

12. Existing paint layers are to be removed to the extent required to undertake
appropriate joinery repairs and ensure ease of operation. Paint removal is to be
undertaken using a non-abrasive, non-toxic, paint removal system.

13. New paint finish is to be in accordance with the approved specification.

7.7 window (casement) catch repairs

Identify

1. Before commencing work, carry out a thorough survey and examination of all
existing ironmongery and record any operational defects and notify
Architect/Conservation Architect.

2. Document all areas identified for repair.

3. Take photographs of the fabric before commencing and during the work
process. Provide the client through the Architect/Conservation Architect a set of
these photographs as a record of the works.

Removal
1. Remove screws securing catch to casement frame.
2. Remove catch from casement fame.

Modify
1. Refer to Archifact sketch (SK02) for proposed modification detail

Draughtproof
1. Fit proprietary self-adhesive neoprene draughtproof seal around complete
perimeter of each casement frame jamb.
2. Close casement.

Replace
1. Replace modified catch in original location with original fixing screws, using
original fixing screws to pull casement closed and tight to catch-plate and new
neoprene seal.

Label
1. Provide self-adhesive warning label adjacent to catch to instruct users that:
“Window fixed — DO NOT OPEN”

7.8 interior and exterior render repair

1. Before commencing work, carry out a thorough survey and examination of all
render in order to determine the extent of crack and delamination defects. Full
render replacement within the subject location is only to be undertaken if
determined to be extensively unsound and further to consultation with the
project architect/conservation architect.

2. Document all areas identified for repair.
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3. Take photographs of the fabric before commencing and during the work
process. Provide the client through the Architect/Conservation Architect a set of
these photographs as a record of the works.

Sample Panel
1. A sample panel is to be prepared to show proposed consistency, aggregate
size, colour and joint style and be subject for review and approval by the
Architect/Conservation Architect, prior to commencement of works.
2. Colour and texture to match outer layer of original render.

Structural Repair

1. Where defects relate to structural problems in the parent substrate, if crack
filling or surface repair is insufficient to prevent further deterioration of the fabric,
the cutting out some of the plaster or render may be justified.

2. Should any observed cracking in the render surface be found to extend into the
parent brick masonry, consultation must be made with the
architect/conservation architect and structural engineer to establish any
requirement for additional repair methodologies.

3. With regard to the application of render over any applied carbon fibre
reinforcing, the Specified System can be installed on the carbon fibre
reinforcing. To ensure the adhesion between the Specified System and the
carbon fibre, the carbon fibre have to be finished with broadcasted sand.

Repair of Cracks

1. Cracks of more than 0.5mm, which are not accompanied by any significant
detachment, may be surface filled. For external renders, a colour-matched
mortar, slightly weaker than the surrounding material is most suitable.

2. Cracks may need to be opened out towards the back, by scraping with a knife
or spatula to form a parallel-sided crack (not a V-shaped one) which makes a
much better key for the repair. Loose material and dust should be removed.

3. If the crack is associated with significant detachment then screw fixing, grouting,
or the removal and replacement of the cracked material may be necessary,
depending on the significance and condition of the render or plaster.

Repair of Surface Damage

1. The methods of surface repair will depend on whether the damage is limited to
the finishing coat or extends into the lower layers.

2. The edges of the damaged area should be carefully scraped/cut back to sound
plaster. Cutting with a chisel risks loosening sound adjacent material. For very
hard, brittle renders (typically cement-based renders), careful cutting around the
edge of the damaged area with a diamond-cutting disc may be less damaging
than the percussive effects of chiselling, but extreme care needs to be taken to
avoid damage to the substrate.

3. Small irregular areas can often be patched successfully with minimal visual
impact. Itis harder to conceal for larger repairs; this may justify the removal of
additional sound render so that the repaired area might be contained by
architectural features such as windows, stringcourses, copings, or scribed
ashlar lines to make it less conspicuous. Repairs tend to look neatest when cut
out to a square-shaped patch.

Repair of Delamination and Detachment
1. Renders and plasters are applied in layers, creating inherent planes of
weakness. Failure between layers results in delamination, while separation
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from the substrate results in detachment. Any intervention to secure hollow
plaster or render carries risks, so the need for remedial work must be very
carefully considered by an experienced conservator who can assess the risk
and confirm which methods are likely to prove effective. The repair is typically
undertaken using restraint fixings or grouting.

2. In contrast to weak, slightly flexible lime plaster, external cement render is rigid
and brittle. Strong renders of this kind are usually able to tolerate local
detachment, so unless there are associated cracks, they are often best left
alone. Almost all cement renders will have areas of delamination surrounded
by areas of strong adhesion.

3. ltis not necessarily a requirement to remove identified areas of delamination,
with replacement subject to a case-by—case analysis of defect, location and
potential for further degradation. It is important that any cracks are filled to
prevent water penetration, as water cannot easily evaporate from these dense,
impermeable materials.

Infill of Missing Render Sections
1. Provide full coat system as per the approved specification over areas of
masonry exposed following removal of existing elements which have revealed
unfinished sections of wall render.

7.9 exterior paint finish on rendered surfaces

Remove

1. Remove existing paint layers from all existing painted render surfaces with a
nonabrasive paint removal system. High pressure water blasting and abrasive
cleaning methods are not considered acceptable processes for use on historic
built fabric. Refer to Archifact Specification for a copy of the paint removal
product specification.

2. The efficacy of the non-abrasive paint removal system specified requires testing
on individual substrates prior to commencement of works. Substitute non-
abrasive paint removal systems will be subject for review by the
architect/conservation architect.

3. Extent of paint removal and surface render preparation must be strictly in
accordance with the paint manufacturer’s requirements.

Sample Panel
1. A sample paint removal panel is to be prepared in each building location and be
subject for review and approval by the paint manufacturer, and
Architect/Conservation Architect, prior to commencement of works.

Application
1. Apply new vapour permeable paint system in accordance with manufacturer’s
recommendations.

7.10 pointing repair

Identify
1. Before commencing work, carry out a thorough survey and examination of all
brickwork and associated mortar pointing in order to determine the extent of
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pointing and/or brickwork defects. Full pointing replacement is only to be
undertaken if determined to be extensively unsound.

2. Document all areas identified for repair.

3. Take photographs of the fabric before commencing and during the work
process. Provide the client through the Architect/Conservation Architect a set
of these photographs as a record of the works.

Removal

1. Remove cement-rich pointing evident in the subject area identified for repair.
Removal can be achieved by carefully cutting a line with a cutting disc through
the centre of the brick joint and then hand chiselling the cement mortar from
either side of the cut. This method prevents the cutting disc from damaging the
bricks as the cutting blade tends to want to track towards the softer material (i.e.
the bricks) if you try to cut the joints next to the bricks.

2. Once the hard cement mortar is removed, all mortar joints are to be carefully
raked out to a depth of approximately 30mm. NOTE: Rotating disc cutters and
percussive power tools are not to be used to rake out joints as these can
damage the edges of the brick. Recommend a standard jointing chisel/quirk.
Use a dry natural-bristle brush to clear debris from open joints.

Sample Panel

1. A 1.0m2 sample panel is to be prepared to show proposed consistency,
aggregate size, colour and joint style and be subject for review and approval by
the Architect/Conservation Architect, prior to commencement of works.

2. The new mortar mix should have a strength no greater than that of the parent
masonry units.

3. Pointing mortar strength should take into account the degree of exposure on the
subject element.

4. Colour to match outer layer of original mortar.

Repointing

1. Preparation of the new mortar must be undertaken by qualified personnel
trained in the use of mixing traditional NHL mortar and masonry repairs.
Repointing is to commence from the top of the wall and progress downwards
Wall to be thoroughly wetted prior to repointing.
Mortar to be well-pressed into all voids using correctly sized pointing tools
Mortar joint to be flush finished.
Mortar joint to be stippled with a chum brush after initial hardening has
occurred.

o gk v

Finish
1. Ensure all mortar/grout has been cleaned off the face of the brickwork. Ensure
all mortar joints are well finished, clean and have been lightly brushed while still
wet.
2. The joints will be wet down prior to application and protected from the weather
and kept damp for 1 week during the curing period.

7.11 brick masonry repair and new work

Identify
1. Before commencing work, carry out a thorough survey and examination of all
brickwork and associated mortar pointing in order to determine the extent of
brickwork defects. Full brick replacement is only to be undertaken if subject
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brick is determined to be structurally unsound, such as through cracking or
heavy spalling of the brick face.

2. Document all areas identified for repair.

3. Take photographs of the fabric before commencing and during the work
process. Provide the client through the Architect/Conservation Architect a set
of these photographs as a record of the works.

Removal of Damaged Bricks

1. Spalled or cracked bricks identified for removal and replacement will be cut out
using an arbourtech joint cutter which can cut the full depth of the joint without
damaging the brickwork.

2. Once the brick has been removed, it will be inspected to see if it is reusable by
turning it around to an undamaged face. If reusable, all old mortar is to be
cleaned from all faces of the brick in preparation for reuse. If the brick is not
considered suitable for reuse, it will be replaced with a new brick of similar
dimensions and colour, and bedded in NHL 2 and repointed in NHL 3.5 for 1872
period masonry and Mapei Antique Allettamento for post 1917 period masonry.

3. Refer to the structural engineer’s specification for any additional crack repair
methodologies which need to be incorporated in the works.

4. Pointing to be ‘flush-finished’, and ensure no cavities left along leading edges of
the brickwork. Finally, lightly brush face of mortar using a medium natural
bristle brush — ensure that brush lines are not left in the mortar.

5. Contractor to ensure no mortar remains on the face of the brick.

Repair to Large Holes in Bricks (holes > 10mm dia.)

1. Thoroughly clean old fillers/sealants and other debris from the hole.

2. Using a similar new brick — matched to the same dimensions, colour and
texture of the original brick — drill out a brick dowel with an overall diameter
4mm less than that of the hole.

3. Insert the new brick dowel into the hole and inject repair grout (composition
t.b.c.) all around the dowel — leaving an even 2mm gap all round.

4. Using a round-edged tool, remove the excess grout — to finish slightly back from
the leading edges of the brick.

5. Contractor to ensure no grout remains on the face of the brick.

Repair to Small Holes in Bricks (holes < 10mm dia.)
1. Thoroughly clean old fillers/sealants and other debris from the hole.
2. Inject lime mortar repair grout to fill the hole. Using a round edged tool, remove
the excess grout — to finish slightly back from the leading edges of the brick.
3. Contractor to ensure no mortar remains on the face of the brick.

Repairs to Splintered Bricks

1. Carefully remove splintered brick pieces by hand if they are sitting loose — these
pieces are to be reused not discarded.

2. Damaged bricks will be cut out using an arbourtech joint cutter which can cut
the full depth of the joint without damaging the brickwork.

3. Once the brick has been removed, it will be inspected to see if it is reusable by
turning it around to an undamaged face. If not, it will be replaced with a similar
new brick, bedded in NHL 2 and repointed in NHL 3.5 for 1872 period masonry
and Mapei Antique Allettamento for post 1917 period masonry.

4. |If the brick shards are between half and full depth of the brick, then they are to
be removed, cleaned, and set back into place using a high-quality epoxy resin.
Thoroughly clean the surfaces of the brick and moisten prior to repair. Using a
shallow bed of epoxy, the brick shards are to be set in place with a max 2mm
epoxy line visible.
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5. |If the brick shards are shallow ‘flakes’ sitting only on the front face of the brick,
all shards are to be removed and the brick repaired using the indenting
technique. Contractor to source bricks of similar dimensions, colour and texture
— to be approved by Contract Administrator prior to installation.

6. Thoroughly clean the surfaces of the brick and moisten prior to repair.

7. Using a shallow bed of grout on the bottom, the brick indent to be set in place
with a max 2mm grout line visible at the brick-brick edges.

Masonry Reconstruction and New Works

1. For reconstruction and new brick masonry work, new/replacement brick sh