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New Plymouth District Plan 
 

Plan Change PLC14/00041 
 

Section 32 Evaluation Report 
 

Classification of Barrett Street Hospital 
Gates and Brick Wall, New Plymouth as 

Category A Heritage Item 
 
 
1. INTRODUCTION 

 
This report assesses the proposed Plan Change in terms of the Resource Management 
Act 1991 (“RMA”) and specifically the requirements outlined in Section 32 as 
amended by the Resource Management Act 2013.  It should be read in conjunction 
with a copy of the proposed Plan Change and the explanation contained within that 
document.  Section 74 of the RMA requires that the Council, when considering a plan 
change to the New Plymouth District Plan (“District Plan”), shall have regard to, 
among other things, the provisions of Part II of the RMA, its functions under Section 
31 and its duties under Section 32. 
 
This report considers the background to the Plan Change and the appropriateness of 
its objectives in achieving the purpose of the RMA along with the appropriateness of 
the provisions (that is, polices and methods) in achieving the objectives in terms of 
their efficiency and effectiveness. 
 
This report also identifies and assesses the benefits and costs of the environmental, 
economic, social and cultural effects anticipated from the implementation of the 
provisions of the Plan Change including the opportunities related to economic growth 
and employment. 
 
This evaluation should be read together with a copy of the Plan Change document. 
 

2. PURPOSE OF THE PROPOSED CHANGE 
 
The purpose of Plan Change PLC14/00041 is to add Barrett Street Hospital Gates and 
Brick Wall, New Plymouth (“gates and brick wall”) to Schedule 8.3 Category A 
Heritage Buildings and Items in Appendix 8. 
 

3. LOCATION AND SITE CHARACTERISTICS  
 
The gates and brick wall form part of the former Barrett Street Hospital site.  This 
7.6272 hectare site occupies most of the land bounded by the following streets: 
Dawson, Fulford, Mt. Edgcumbe, Tamar, Morley, Barrett, Stoke and Standish.  
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Construction of the Barrett Street Hospital started in 1887 and it was officially opened 
in 1888.  From the late 1960s hospital facilities were gradually shifted to the Taranaki 
Base Hospital on David Street.  A range of private individuals and organisations have 
leased the buildings on the site since.  Unfortunately many of the buildings are now in 
a state of disrepair and are unsafe for occupation.  The most significant of these is the 
Barrett Street Hospital Nurses Home, the eastern wing of which is classified as 
Category A in the District Plan.  
 
On 14 April 1908 the Taranaki Hospital Board and Charitable Aid Board approved a 
plan of Messers Russell and Son for the construction of the gates and brick wall.  On 
25 April 1908 an advertisement was placed in the Taranaki Herald by New Plymouth 
architect Frank Messenger calling for tenders to erect the gates. They were 
constructed in the same year.  The intent behind the construction of the gates and 
brick wall was to form an entrance to the Barrett Street Hospital and to beautify the 
grounds. They were funded from a balance of money raised by New Plymouth 
citizens and government subsidies.   
 
The gates are located on the western side of Dawson Street opposite Bulteel Street.  
The brick wall is also located on the western side of Dawson Street and runs from the 
gates along Dawson Street to the intersection of Fulford Street.  A small part of it also 
wraps around onto Fulford Street.  The gates and brick wall were built in a Victorian 
style. The gates have brick work pillars with decorative plaster caps and decorative 
wrought iron metalwork. The same brick work was used to construct the wall. The 
gates and brick wall are in average condition and would benefit from some 
maintenance.  Some of the decorative plaster caps are missing or have been damaged. 
A picture of the gates is shown below: 
 

 
 
 
The gates and brick wall are located on land that is currently zoned Residential B in 
the District Plan.  Residential B environment areas are those areas identified as having 
a more dense character, capable of absorbing and integrating denser development 
without adversely affecting their existing residential amenity. These areas are 
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predominantly located close to local shopping areas and the CBD.  Sites tend to be 
landscaped and of a consistent height.   
 
A road widening designation runs adjacent to the gates and brick wall.  It is listed in 
the District Plan as “L44 Dawson Street – 1m on west side from opposite Bulteel 
Street to St Aubyn Street.”  The Council (or more specifically Roading) is the 
requiring authority for this designation.  This designation has lapsed but Roading has 
indicated they intend to re-instate this designation.  To re-instate it, the designation 
process outlined in the RMA will need to be followed by Roading. Giving effect to 
the designation is not expected to impact on the gates and brick wall.   
 
The former Barrett Street Hospital site is subject to a Treaty of Waitangi claim that is 
currently being negotiated between the Crown and Te Atiawa Iwi Authority 
(“TAIA”).  The Office of Treaty Settlements is acting as the caretaker for this site 
while this process is being conducted. 

 
4. BACKGROUND TO THE PROPOSED PLAN CHANGE 

 
Current Heritage Provisions in the District Plan  
 
The RMA requires all persons exercising powers or functions under it to recognise 
and provide for “the protection of historic heritage from inappropriate subdivision, 
use and development” as a matter of national importance.  Issue 11 of the District 
Plan refers to the degradation of heritage resources.  Cultural heritage is identified as 
“those man-made objects that through our history give us a sense of our cultural 
identity.”  The District Plan identifies over 800 buildings and items as having historic 
significance.  They are classified as either Category A, B or C as follows:   
Category A – buildings and items of great cultural heritage value. 
Category B – buildings and items of considerable heritage value. 
Category C – buildings and items of some heritage value.  
 
Only Category A buildings and items are subject to heritage related rules in the 
District Plan whereas Category B and C are not.  102 buildings and items are 
currently classified as Category A and are listed in Schedule 8.3 in Appendix 8 of the 
District Plan.  The following activities are regulated and therefore require resource 
consent from the Council: work on the exterior that is not in character; demolition or 
removal; and subdivision of land with a Category A building or item on it.  The Hen 
and Chicken houses on Cameron and Pendarves Streets, New Plymouth, are also 
subject to a rule regarding the erection of buildings within their vicinity, and certain 
Category A buildings are also subject to a rule regarding their interiors.  A rule also 
allows the Council to consider the repositioning of the Beam Oil Pump (Ocean View 
Parade, New Plymouth) and the Te Henui Cemetery Gates (Watson Street, New 
Plymouth) on the same site.  
 
Whilst Category B and C buildings and items are not regulated in the District Plan 
landowners are encouraged to maintain heritage values wherever possible through 
various non-regulatory methods provided by the Council. These non-regulatory 
methods include heritage protection funding, free architectural advice and free colour 
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consultancy.  Category A buildings and items are also eligible to use these non-
regulatory methods. 
 
Initial Assessment 
 
To identify heritage buildings and items within the New Plymouth district a study was 
commissioned by the Council, entitled The New Plymouth District Heritage Study – 
Non-Maori Sites (Dinah Holman, Heritage Planner in association with Paul 
Goldsmith, Architect, Boon Cox Goldsmith Jackson, 1995).  As part of the study an 
A, B or C grade was allocated to buildings and items in the New Plymouth district.  
At the end of this exercise there were 222 Category A buildings and items on the list.  
This number was considered unmanageable so criteria based on the Historic Places 
Act 1993 was developed.   
 
The criteria evaluate a building or item in terms of nine attributes.  Each attribute is 
given a score out of five, with one being the lowest and five being the highest.  The 
nine attributes are: 
• Historical – is it important in the history of the New Plymouth district?  
• Importance to the community – is it an important physical landmark to the 

community?  
• Aesthetic appeal – does it conform to a past or present sense of beauty?  
• Rarity – is it rare or unique in the New Plymouth district?  
• Architecture and use – does it have architectural merit or belong to an 

important architectural period or time?  
• Technical – is it technically accomplished or of a high quality of building 

materials, methods or craft skills?  
• Setting – does the setting of the place add to its cultural heritage value?  
• Context – does it form part of a wider historical and cultural complex or 

landscape?  
• Cultural heritage value for present and future generations – does it have value 

for present and future generations?   
 
Using the criteria, Council officers did a re-assessment of all buildings and items that 
were allocated a Category A grade. These re-assessments were reviewed by 
councillors in 1997.  The results varied between 16 and 43 out of a possible 45.  After 
the re-assessments, those within the top 7.5% were deemed to be Category A and the 
rest were deemed to be Category B.  This reduced the number on the Category A 
schedule to 64.  A building or item is considered Category A if it scores 27 or above.   

 
The revised Category A schedule and associated heritage provisions were then subject 
to an extensive consultation process prior to, and after, public notification of the 
Proposed Plan in November 1998. 

 
Administrative oversights, decisions on submissions to the Proposed Plan, an appeal 
by the New Zealand Historic Places Trust, a Council initiated variation (a plan change 
while the District Plan is in the proposed phase), and several plan changes has seen 
the number on the Category A schedule rise to a current total of 102. 
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The gates and brick wall are currently a Category B heritage item in the District Plan.  
They were initially allocated a Category A grade but this was reduced to a Category B 
as part of the re-assessment process.  They are not listed on the New Zealand Historic 
Places Trust’s register. 
 
Results of Re-Assessment  
 
In October 2013 Council officers were approached by a local resident who rents a 
cottage on the former Barrett Street Hospital grounds adjacent to the gates and brick 
wall querying whether they were listed in the District Plan.  Council officers agreed to 
have them re-assessed to see if they had any greater heritage value now than what 
they had nearly 20 years ago. Council officers commissioned Mr Alan Reed 
(consultant heritage architect) to carry out a re-assessment.  This was conducted on 23 
October 2013.   
 
The gates and brick wall received the same scores for each of the attributes that they 
received when they were assessed in 1997 with the exception of the following 
attributes – Historical, Importance to the Community, and Context.  Under the 
Historic attribute, the heritage assessment highlights their connection to prominent 
local architect Frank Messenger.  At the time the earlier assessments were conducted 
the link to Frank Messenger was not known.  Under the Importance to the Community 
attribute, the heritage assessment emphasises their importance to the community as 
the gateway to New Plymouth’s hospital from the early colonial period through to the 
1960s.  Under the Context attribute, the heritage assessment makes reference to the 
significance of the gates and brick wall as a gateway, entry and identity. A 
comparison of the scores the gates and brick wall received in 1997 versus the scores 
when they were assessed in 2013 is provided below: 
 
Criteria for Determining Significance of 
Heritage Buildings and Items 

1997 Score 2013 Score 

Historical  2 4 
Importance to the Community 2 4 
Aesthetic Appeal  3 3 
Rarity 2 2 
Architecture and Use 3 3 
Technical 2 2 
Setting 3 3 
Context 2 3 
Cultural Heritage Value for Present and Future 
Generations  

3 3 

TOTAL  22 27 
 
The 2013 heritage assessment report for the gates and brick wall is provided in 
Appendix 1.  The sources forming the basis of the heritage assessment are referred to 
in Appendix 2.  This makes reference to four sources – one from AB Scanlan’s book 
titled “Hospital on the Hill” and three from the Taranaki Herald’s “Papers Past.”  
These are attached as Appendices 3-6.   
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5. PROPOSED PLAN CHANGE 
 
Proposed Heritage Classification and Provisions  
 
The majority of Category A heritage buildings and items require resource consent in 
the following circumstances: for any external alterations or additions that are not in 
keeping with heritage values; for demolition or removal; and for subdivision of the lot 
on which the building or item stands.  A select few are also subject to rules regarding 
their interior or how close buildings can be constructed to them.  Two items are also 
subject to a repositioning rule which allows the Council to consider whether they can 
be repositioned on the same site which they stand. 
 
It is proposed to add the gates and brick wall as a Category A heritage item in the 
District Plan.  They will not be subject to rules regarding their interior (because they 
are an item not a building) or how close buildings can be constructed to them but they 
will be subject to the repositioning rule.  The gates and brick wall will be subject to 
the same rules as the majority of Category A heritage buildings and items but since 
they will also be subject to the repositioning rule the regulation on them is effectively 
less stringent than if they were not subject to the repositioning rule.  The rules that 
will apply to the gates and brick wall are OL36, OL37, OL38 and OL39 (these are 
shown in Attachment 1 of the Plan Change Report).  
 
Repositioning Rule 
 
The repositioning rule currently only applies to the Beam Oil Pump (Ocean View 
Parade, New Plymouth) and the Te Henui Cemetery Gates (Watson Street, New 
Plymouth).  It is proposed to make the gates and brick wall subject to this rule also 
meaning that it will be a discretionary activity if they are repositioned on the same 
site.  A definition of “site” is provided in the District Plan.  The former Barrett Street 
Hospital site falls under (b) of this definition:  “An area of land which is comprised of 
two or more legally defined parcels of land held together in one certificate of title in 
such a way that the lots cannot be dealt with separately without prior consent of the 
Council.”  To clarify, this means that the Council can consider the repositioning of the 
gates and brick wall anywhere on the former Barrett Street Hospital site not just on 
the parcels of land on which the gates and brick wall currently stand.  The certificate 
of title showing the extent of the site is attached as Appendix 7. 
 
There are three key reasons why it is proposed to make the gates and brick wall 
subject to the repositioning rule.  Firstly, the gates and brick wall received the same 
scores for their heritage assessment that the Te Henui Cemetery Gates received.  
Secondly, the gates and brick wall were designed by Frank Messenger as were the Te 
Henui Cemetery Gates. Thirdly, when Council officers approached TAIA in 
November 2013 asking if they had any plans for the former Barrett Street Hospital site 
and whether they would support the gates and brick wall being listed as a Category A 
item (with the inability to consider repositioning) in the District Plan, TAIA expressed 
concerns that upgrading them from a Category B to an A might impact on any future 
development.  Allowing the Council to consider repositioning the gates and brick wall 
should provide TAIA with some flexibility if they become the future landowners of 
the site and if they choose to develop the site.  
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Effect of Category A Classification on Landowners  
 
Classifying the gates and brick wall means that future landowners will be subject to 
the resource consent process. Resource consent fees are waived for applications 
involving the modification of Category A heritage buildings and items.  However, as 
part of their resource consent application landowners may need to engage 
professionals at their own expense such as conservation architects, stone masons or 
engineers.  They may also need to consult with the New Zealand Historic Places 
Trust.  Depending on the nature of work proposed it is possible that a resource consent 
application may be publicly notified calling for submissions in support or opposition.  
As with all Category A, B and C heritage buildings and items, landowners are eligible 
for two hours free architectural advice and one hour of free colour consultancy.  It is 
also likely that the landowners of the gates and brick wall will be eligible for funding 
from the Council’s heritage protection fund. 
 

6. APPROPRIATENESS OF THE OBJECTIVES OF THE PLAN CHANGE 
 
Section 32(1)(a) requires an examination of whether the objectives of the Plan Change 
are considered to be the most appropriate way to achieve the purpose of the RMA.  
Plan Change PLC14/00041 does not propose the addition of new objectives to the 
District Plan.  Therefore the objectives currently in the District Plan that are relevant 
to the Plan Change are examined to see if they are the most appropriate way to 
achieve the purpose of the RMA.  
 
Resource Management Act 1991 
 
Section 5 defines the purpose of the RMA as the sustainable management of natural 
and physical resources while Sections 6 (Matters of National Importance), 7 (Other 
Matters) and 8 (Treaty of Waitangi) are defined as the principles of the RMA.  
Section 6(f) of the RMA requires all persons exercising functions or powers under it 
to recognise and provide for “the protection of historic heritage from inappropriate 
subdivision, use, and development,” as a matter of national importance.   
 
Assessment of Current Objectives 
 
The District Plan recognises and provides for historic heritage as required in the RMA 
through Objective 11: “To recognise the district’s heritage resources, provide for their 
protection and promote their enhancement.”  Objective 11 is achieved through Policy 
11.2: “The heritage values of buildings and items and their settings should be 
protected and where practicable enhanced.”  Policy 11.2 is implemented through the 
identification of over 800 heritage buildings and items, control of activities on and in 
close proximity to Category A heritage buildings and items, protection of heritage 
values if necessary, e.g. consideration of use of heritage orders, acquisition of 
reserves, etc., incentives, and information and education.    
 
The community associates a Category A classification on the District Plan with 
regulation although, as is the case with many councils, there is confusion about what 
is listed in the District Plan (Category A, B and C) versus what is listed on the New 
Zealand Historic Places Trust register (Category I and II).  Each Category A, B and C 
heritage building and item has a Council heritage record. These are regularly given to 



    

Page 8   
Section 32: Plan Change PLC14/00041    

the public as a result of phone or counter enquiries or as part of LIMs. A handful of 
landowners take advantage of free architectural advice and colour consultancy each 
year.  The Council has assisted (both financially and in terms of advice) with recent 
developments involving heritage buildings that have resulted in the retention of 
heritage and positive outcomes for the community, e.g. the White Hart Hotel 
redevelopment.  The heritage provisions will be reviewed as part of the District Plan 
review scheduled to commence in August 2015.  
 

7. APPROPRIATENESS OF THE PLAN CHANGE PROVISIONS 
 
Assessment of the Plan Change Provisions 
 
Section 32(1)(b) requires the Council to examine whether the provisions in the Plan 
Change are the most appropriate way to achieve the objectives of the District Plan by 
assessing their efficiency and effectiveness.  
 
Proposed Plan Change PLC14/00041 will ensure that the heritage values of the gates 
and brick wall assessed as appropriate for Category A status are protected and 
enhanced, as promoted by Objective 11.  The ability for the Council to consider 
repositioning the gates and brick wall on the same site will contribute positively to 
any future development on the former Barrett Street Hospital site which is likely to be 
in the interests of the community, e.g. residential and commercial development, the 
generation of jobs, the creation of recreation areas, connectivity links for walking and 
cycling, etc. This aligns with Policy 11.2 which states that “The heritage values of 
buildings and items and their settings should be protected and where practicable 
enhanced.”    
 
The addition of the gates and brick wall as Category A is the most appropriate means 
of achieving the objective of the District Plan.  The use of regulation will protect them 
from inappropriate subdivision, use or development, as directed by Section 6(f) of the 
Act. 
 
Benefits and Costs of Anticipated Effects  
 
Section 32(2)(a) requires the Council to identify and assess the benefits and costs of 
the environmental, economic, social, and cultural effects that are anticipated from the 
implementation of the Plan Change.  These benefits and costs have been quantified 
where practicable, as required by Section 32(2)(b).  
 
Environmental Effects  
 
Benefits 

• The gates and brick wall are an iconic feature in the New Plymouth CBD.  

• The gates and brick wall contribute to an environment that is pleasant to walk, 
cycle and drive in.  

• The brick wall already forms a boundary between the road and the former Barrett 
Street Hospital site should the site be developed in the future.  This means that a 
new fence will not be required and that materials will not be used unnecessarily. 
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Costs 

• The land on which the gates and brick wall stand could be used for other things 
that contribute positively to the quality of the environment, e.g. natural resources 
such as bush, physical resources such as artwork.  

   
Economic Effects  
 
Benefits 

• The ability for future landowners to apply to the Council to reposition the gates 
and brick wall provides flexibility for future development of the former Barrett 
Street Hospital site. This may contribute to an increase in employment 
opportunities and economic growth, e.g. builders will be required to refurbish 
existing buildings or construct new buildings; this will occur in accordance with 
plans that have been drawn by architects; the businesses will require employees 
such as chefs, wait staff and bar people and require on-going support such as 
marketing, accounting and legal advice.  

• Application fees for resource consent applications for the modification of 
Category A heritage buildings and items are waived as an incentive in the District 
Plan. 

  
Costs 

• The classification of the gates and brick wall as Category A, and in turn making 
them subject to the resource consent process, could be perceived as an 
encroachment of private property rights. 

• If future landowners choose to apply to the Council to reposition the gates and 
brick wall they will need to seek advice at their expense from professionals, e.g. 
conservation architects, stone masons, engineers, etc. A professional could cost in 
the range of $80-$250 hour. 

• It could cost tens of thousands of dollars to reposition the gates and brick wall. 

• The gates and brick wall occupy space that could be used by developments that 
may benefit from being located on an arterial road.  

 
Social Effects  
 
Benefits 

• The gates and brick wall have significance for many people in the community.  
Classifying them as Category A will contribute to the retention of an iconic 
feature that is highly regarded and recognised. 

• It will build community cohesiveness and a sense of togetherness. 

• The ability for future landowners to apply to the Council to reposition the gates 
and brick wall provides flexibility for future development of the former Barrett 
Street Hospital site. This may create opportunities for social interaction, e.g. 
through the provision of recreation areas and connectivity links for walking and 
cycling. 
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Costs 

• There are no apparent costs.  
 
Cultural Effects  
 
Benefits 

• The land on which the gates and brick wall stand has cultural significance to 
TAIA.  The whole of the former Barrett Street Hospital site is on an old pa called 
Otumaikuku.  

 
Costs 

• There are no apparent costs.  
 

8. OPTIONS 
 
Section 32(1)(b)(i) requires the Council to identify other reasonably practicable 
options for achieving the purpose of the RMA.   
 
Doing Nothing  

 
This option involves maintaining the status quo, i.e. the gates and brick wall will 
remain a Category B heritage item and not be subject to rules in the District Plan.    
 
Education, Advice and Advocacy 
 
This option uses non-regulatory methods in the District Plan to encourage protection 
of the gates and brick wall.  This option is similar to Option 1 relating to the status 
quo. 
 
Add to Category A Schedule with Inability to Reposition 
 
This option adds the gates and brick wall to the Category A schedule so they will be 
subject to rules in the District Plan.  However, unlike the proposed Plan Change, they 
will not be subject to Rule OL38 which allows for the Council to consider the 
repositioning of them on the same site. 
   

9. REASONS FOR DECIDING ON THE PROPOSED PLAN CHANGE 
 
Section 32(1)(b)(iii) requires the Council to summarise the reasons for deciding on the 
Plan Change.   

• The Council will meet its obligations under section 6(f) of the RMA which states 
that the Council must recognise and provide for “the protection of historic 
heritage from inappropriate subdivision, use, and development.”   

• The Council will meet Objective 11 of the District Plan by recognising the gates 
and brick wall as a heritage resource, providing for its protection and promoting 
its enhancement. 
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• The retention of the gates and brick wall will continue to contribute positively to 
the streetscape of the New Plymouth CBD. 

• The ability for future landowners to apply to the Council to reposition the gates 
and brick wall provides flexibility for future development of the former Barrett 
Street Hospital site. This may contribute to an increase in employment 
opportunities, economic growth and social interaction. 

• The retention of the gates and brick wall will contribute positively to social well 
being, community cohesiveness and the appreciation of heritage.  

 
10. RISK ASSOCIATED WITH ACTING OR NOT ACTING 

 
Section 32(2)(c) outlines that the evaluation must take into account the risks 
associated with “acting or not acting if there is uncertain or insufficient information 
about the subject matter of the provisions (i.e. the policies and methods).” 
 
Having regard to Section 32(2)(c) and the scope of the background research, 
investigation and consultation undertaken in the development of this Plan Change, as 
far as can be ascertained there is no uncertain or insufficient information that poses 
any material risk to acting or not acting on the provisions of the subject Plan Change 
as recommended.  

 
11. CONCLUSION 

 
Having regard to the relevant objectives of the District Plan and the provisions of the 
proposed Plan Change PLC14/00041 (Classification of Barrett Street Hospital Gates 
and Brick Wall, New Plymouth as Category A Heritage Item), and having been 
evaluated in accordance with and as provided for in Section 32 of the RMA, it is 
concluded that the proposed Plan Change is the most appropriate way to achieve the 
purpose of the RMA.   

 
12. APPENDICES 
 

Appendix 1: 2013 Heritage Assessment Report for the Gates and Brick Wall  
Appendix 2: Sources Forming Basis of Heritage Assessment  
Appendix 3: Extract from AB Scanlan’s Book Titled “Hospital on the Hill”  
Appendix 4: Extract from Taranaki Herald’s “Papers Past” – 14 April 1908  
Appendix 5: Extract from Taranaki Herald’s “Papers Past” – 25 April 1908  
Appendix 6: Extract from Taranaki Herald’s “Papers Past” – 2 December 1908  
Appendix 7: Certificate of Title for Former Barrett Street Hospital Site 
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Appendix 2: Sources Forming Basis of Heritage Assessment  
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Appendix 3: Extract from AB Scanlan’s Book Titled “Hospital on the Hill” 
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Appendix 4: Extract from Taranaki Herald’s “Papers Past” – 14 April 1908 
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Appendix 5: Extract from Taranaki Herald’s “Papers Past” – 25 April 1908  
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Appendix 6: Extract from Taranaki Herald’s “Papers Past” – 2 December 1908  
 



 
 
 

  

 Page 23 
 Section 32: Plan Change PLC14/00041  



    

Page 24   
Section 32: Plan Change PLC14/00041    



 
 
 

  

 Page 25 
 Section 32: Plan Change PLC14/00041  

Appendix 7: Certificate of Title for Former Barrett Street Hospital Site  
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