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Message from the Mayor

Message from the Mayor

After our Council retreat at Te Anau in 2010, providing a proposal 
for the revitalisation of our inner city emerged as our number one 
priority for the Council this term.

The issues that this plan seeks to address are important to us all 
because it focuses on the heart of our city.

Cities with successful inner city areas blend retail, commerce, 
arts, entertainment, hospitality, heritage and green spaces. We 
recognised early in the planning process the need to engage a 
steering group with real knowledge of the activities in the inner 
city and I congratulate the steering group on the production of this 
Master Plan Report.  As Chairman of the group Cr Norman Elder 
is to be congratulated for keeping up the momentum and informing 
Councillors of progress and the major issues involved in this plan.   

The process has taken some time and involved several rounds of 
consultation with the community.  I would also like to thank the many 
people who have taken the time and made the effort to help the 
team shape this plan.

This Master Plan provides a vision for our inner city and will be a 
reference document for investors, the community and the Council.  
Of course there is still much to do in terms of the detailed design 
and community engagement around each of the projects outlined in 
this plan.

The plan has already stimulated debate and discussion and we look 
forward to the involvement of our residents and ratepayers as it 
evolves.

 

MAYOR TIM SHADBOLT
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Executive Summary

Foreword 
Over the decades city centres, town centres and main streets around New 
Zealand have evolved from being community focus meeting places where 
businesses were proud to be established and where retail crafted and sold 
their produces. The city centre was a place of pride for the community, the 
community’s living room, gathering place or Marae where they welcomed 
visitors and returning family, showed off their heritage, remembered their 
losses and celebrated their achievements.

As time moved on the vision of the city heart become less about craft and 
retail and more about selling mass produced items often produced off-
shore. The city heart became less about business as business moved on 
looking for the best corporate return on their dollar and were less focused 
on civic location. The city plans across New Zealand allowed the city edge 
and residential areas to be occupied for small business purposes speeding 
up business exodus from the Central Business District (CBD). The floors 
above the main streets that would have been occupied by lawyers, 
accountants and company offices became empty, reducing landowner’s 
returns and their resolve in the city centre. With less office workers, came 
less time and money in the city centre leading to a reducing vitality. The 
city centres are now predominately retail focused centres which struggle 
with online shopping and competition with big box retail. Car parking 
availability is often seen as the solution to solve the city centre decline. 
The Christchurch earthquakes and the associated building issues it brings 
together with poor redevelopment economics have only made a difficult 
situation for retailers even more challenging. 

Invercargill’s city centre has made positive strategic decisions such as the 
encouragement of education within the city centre, the council buildings 
remaining within the city centre and the encouragement of city events, 
but the city like most of New Zealand cities, remains under pressure 
with empty buildings and business moving out of the city centre. The 
Invercargill City Council over the recent years has been reviewing the 
central city performance, which led to the CBD Outline Action Plan 2011. 
The Council is also reviewing the District Plan and creating a Master Plan 
so that the central city can adapt to the changing times.

Executive Summary
Invercargill has a walkable compact central city core, interesting heritage buildings and good micro climates and with some editing the existing amenity 
could be significantly improved. Invercargill can make some quick gains but the most significant gains will take time, money and resolve. The large 
issues are around vehicle movement, accessibility and amenity for a wider range of city centre users.

Invercargill needs to create vitality and amenity that not only draws new people to live in the city but importantly retains the existing families and their 
children and their children’s children. Invercargill needs to go full circle and recreate a city centre with community focus and meeting places, where 
business are proud to be established and loyal connections are created between the community and the retailers. 

The following plans, concepts and design briefs focus on people, amenity and creating reasons for the community to re-engage in the city centre such 
as but not limited to:

• Family and youth friendly open spaces in Wachner Place, Esk Street, the ‘Bowling Green’ site and Wood Street.

• The focus on a flexible Market Space site that incorporates car parking and staging to allow for markets, events and community gatherings.   

• Pocket parks as sheltered places to eat and meet people in Esk and Don Streets. 

• The right turn from Dee Street into Esk Street and the two-waying of Don Street, significantly improves accessibility and way finding. 

• Pedestrian shelters on Tay, Dee, Esk and Don Streets create a city centre experience that is protected from the weather and makes crossing 
Dee and Tay Streets more comfortable. 

• The reduction of lanes on Dee and Tay Streets makes pedestrian movement across the State Highway significantly more accessible.  

• Increased community facilities such as toilets, street furniture and better lighting makes the city centre a more comfortable place to visit and 
spend time. 

• Connections to the greater environment give visitors reasons to stay longer while making it easier for the community to access the city centre by 
walking and cycling. 

• Efficient lighting and safe spaces to move through at night. The plan integrates art into the urban environment and open space helping to 
connect people across the city centre. The plan also has a strategy for car parking.   

Each of the eleven main projects has been set up in the report as precincts to give flexibility while considering costs and staging. The report recommends 
a staging strategy for the eleven projects which has been based on achieving the quick gains and the more significant projects that improve accessible 
and community amenity early. The accessibility improvements for the city centre focus on the Dee and Tay Streets improvements that create better 
access into Esk and Don Streets while significantly improving pedestrian access across Dee and Tay Streets. The development of the ‘Bowling Green’ 
on Esk Street to create a family and youth focused playground, linked to the proposed market, is also suggested as an early stage because it gives 
the greatest amenity increase and create a draw for families to come to the CBD. 

The upgrading of Wachner place and the Wood Street Park have been suggested as later stages because other drivers like buildings or hotel projects 
may become the catalyst for these come to life. 

We have listened to the community’s advice, concerns and visions and think that the plan represents the community’s aspirations and will give 
community confidence to move forward and invest in itself. I have enjoyed the people I have met and the stories they have shared, thank you for the 
opportunity to be involved in your community. 

Craig Pocock

Director 

Pocock Design Environment
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Executive Summary
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The Future Master Plan
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The Future Master Plan

The Future Master Plan was developed and continuously updated as 
a working tool during the consultation and Master Planning process, 
which allowed us to understand and test the ideas that we were 
developing. As a working tool it has allowed us to have conversations 
with many of the parties involved in the process from the Council to 
community groups and private organisations. These conversations 
ensured that the process was in line with the long term strategic 
thinking of the parties invested in the CBD. 

Comparing the Future Master Plan with other documents such as the 
District Plan Review (2013) and the Invercargill City Centre Outline 
Action Plan (2011 and 2013) allowed us to ensure that past and current 
strategic thinking adopted by the city is in alignment with the Central City 
Revitalisation process. 

The Future Master Plan shown on Page 8 was informed by our 
professional observations gained from three years of working in the 
Invercargill area, by being part of the CBD Outline Action Plan team 
and by many community conversations we had both during and after 
the consultation process. However, this Plan is still a tool for continuing 
dialogue with stakeholders and community, and will continue to be 
developed over time in the Design Stage.  Commercial development opportunities

Existing commercial developments 

Community development opportunities

Existing community facilities

Car park buildings

Existing parking spaces

Urban pocket parks

Key open spaces

Dee and Tay single laning

Market and events space

Roading changes

High quality footpaths

Linear urban parks (pavements to parks)

Special weather protection

Laneways to be developed 

Off-road cycle link

Major pedestrian connections

Gateways

Existing public toilets

Proposed public toilets

Existing taxi stands

Proposed taxi stands

Proposed coach parking

Proposed cycle storage with possible 
cycle hire
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TX 

TX 
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1.1 Project background

Project Background
The Invercargill CBD has been identified by the Invercargill City Council 
(ICC) as one of its top priorities and the Inner City Working Group (ICWG) 
was setup by the Council in February 2011 to lead an investigation into 
ways to combat the decline of the city centre.

In July 2011, Urbanismplus Ltd, William J. Watt Consulting Ltd and Pocock 
Design Environment Ltd (PDE) were employed by the Council to carry out 
an urban design-led process in order to identify the actions needed to 
revitalise the CBD.

As a result, in December 2011, the Invercargill CBD Outline Action Plan 
was produced by Urbanismplus. This report outlined the eight top priorities 
for the CBD, which were adopted by ICC and set the framework for future 
design work.

In November 2012, ICC and ICWG ran a public tendering process in 
order to find suitable consultants to carry out the design work for the 
revitalisation of the CBD, which was subsequently won by a team of 
consultants led by PDE. At the same time the ICC and ICWG decided to 
re-employ Urbanismplus to oversee the design process  to ensure the key 
findings in the CBD Outline Action Plan are followed through.

Upon winning the tender, PDE and team went back to ICC and ICWG 
and had detailed discussion regarding the delivery of the project. It was 
agreed that the design process would be broken into two stages: a Master 
Planning Stage and a Design Stage.

This report signals the end of the Master Planning stage, in which the 
project team consulted all major stakeholders and the general public. 
The report establishes a detailed scope of works, highlights key projects, 
delivers preliminary costing estimates and discusses an approach to 
staging.

Once this report is adopted by the ICC and ICWG, it will be used to set out 
a budget and timeline for specific projects, so that the project team can 
proceed to the Design Stage.

The consultation process
The central city revitalisation Master Planning process included an 
extensive consultation process. This is particularly relevant because of 
the broad scope of the project, and the impact the Master Plan and future 
central city development would have on the city and the community.

There were two major parts to the consultation process: major 
stakeholders consultation and public consultation. The major stakeholders 
were identified jointly by the ICC and PDE and approached by ICC, and 
consultation was carried out in the form of formal meetings between the 
project team and the stakeholder representatives. The major stakeholders 
included a range of business groups, major landowners, music and art 
organisations, education providers and youth groups. 

PDE then worked with ICC to develop a public consultation strategy, which 
resulted in the one day open public consultation workshop, ‘Have your 
say’. The workshop ran on the 13-03-2013, where people were invited 
to come in and record their opinions regarding the future of the CBD. It 
was estimated that over 400 people participated in ‘Have your say’, which 
gave the project team significant amount of feedback to be incorporated 
into the Master Planning process and final document.

Presentation to ICWG

Meeting with ICC

Public consultation ‘Have your say’

Fig. 1-2 CBD Outline Action Plan 
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The scope of the Master Planning process started from the CBD Outline 
Action Plan 2011, written by Urbanismplus for ICC. The Plan outlined the 
eight priorities for the CBD, including:

• City centre promotion and events.

• City centre focus in Council policies and actions.

• Business development and attraction.

• Heritage protection and enhancement.

• Car parking.

• The improved integration of Dee and Tay Streets.

• Public spaces.

• Arts and culture and interpretation.

During the early stages of the Master Planning process, we met with the 
ICWG and ICC project control group, and divided the eight priorities into 
three groups:

1. CBD specific design works to be delivered by our process.

2. Regulatory and planning related works to be delivered by ICC.

3. Projects that cross-over between the above two categories to be 
delivered jointly by ICC and our team.

All the work under Group 1 and part of Group 3 were then confirmed as the 
actual scope of works for our project. This included core elements in the 
streetscape, from lighting to street furniture; key open space planning and 
design; preliminary traffic studies and street concepts and a framework for 
strategy development, such as art and wayfinding.

It is important to note that the work shown in this Master Plan report 
represents only the first stage of the Central City Revitalisation design 
process. The purpose of the current work and report is to set clear goals 
for the upcoming Design Stage. It identifies the key projects and strategies 
for the revitalisation of the CBD, outlines the preliminary cost estimations 
and suggests an approach to staging.

Fig. 1-1 Project scope map

Core CBD area covered 
in scope of works

Outside influences and 
connections

Outside influences and 
connections (location to 
be confirmed)

Key open spaces (to 
be considered to a 
conceptual level)

Key open spaces (to 
be considered to a 
conceptual level, location 
to be confirmed)

NConnection to the 
Museum

Connection to 

Large format retail

Connection to SIT

Connection to 
the Train Station

Connection to the ‘Green 

Belt’ (actual location to be 

confirmed)

1.2 Project scope
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1.3 “Have your Say”

Entertainment

Market     40
Music and gig space   20
Better night life   16 52

Open Space

Space to socialise   38
Youth and family friendly space 19
Skateboard park and playground 13

Shelter

Covered mall    35
Covered outdoor space  22
Crossing shelters   4

Public arts and culture

Sculptures and fountains  17
Street art    9
Art gallery    7

Hospitality

Food and food court  24
Cafes    21
Late hour cafes  3

Amenities

More car parks  31
Seating   30
Toilets    11

51
48

Circulation

Pedestrian focused Esk Street 47
Improve connectivity   14
More disabled car parks  5 43

37

34

29

Future Vision Wish List

76
74

44
41

25
16

69
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1.3 “Have your Say”

Summary of ‘Future Vision’ and ‘CBD Wishlist’
The consultation process held in March of 2013 took place over a four-day period and included 30 meetings, a 
public consultation workshop which interacted with over 500 people. There was a perception that this consultation 
process would just highlight what was already known, ‘that local people want to park outside the shop’ and that 
‘there needs to be more car parks’. Contrary to this perception, the consistent comments that came from the 
workshop did not centre around car parking but rather family and youth friendly open space, shelter from the 
elements, pedestrian amenities, the desire to have places to meet and gather, a market space and green open 
spaces. The wish to have more seats for pedestrians was as equal to the wish to have more car parks. The 
‘Have your say’ diagrams recorded the amount of times a wish was made by different individuals, which was 
then translated into a bar graph (on this page), so that the decision makers and designers could understand 
the key issues for improving the CBD. The concepts and guidelines suggested within this report have been 
generated from the wishlist compiled during the consultation period.  

One participant recording her ‘CBD Future Vision’

Branding and Appearance

Vibrancy and colour   32
User friendly    7
Clean streets    7

Safety

Buildings

Goals

Retail

Vegetation

45

31

27

13
19

18 21
12

7

4

4

Buildings

Retain heritage characters 20
Fill up second storey  6
Modernise and paint job 6

Buildings

More trees    17
More ornamental and floral planting 10
More native planting   6

Buildings

Improve Wachner Place 15
Improve lighting  13

Buildings

More retail   9
Better diversity  5
More large format retail 5

Buildings

Bring more people in  8
Smoke free   4
Retain youth   3

Future Vision Wish List
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2.1 CBD Outline Action Plan Review

N

Integration between the 2011 CBD Outline Action 
Plan and the 2013 Central City Revitalisation Master 
Planning process
For consistency it was important that the 2013 Central City Master Planning 
process brief came from the Council’s existing documents because these 
documents represent a significant amount of professional work, public 
consultation and expectation. It was recognised that some central city 
issues may have evolved between 2011 and 2013 so Urbanismplus were 
commissioned by the Council to review the CBD Outline Action Plan 2011 
and to ensure that the Master Planning project team correctly interpreted 
the priorities. It was also a chance to review these priorities in light of new 
information to find out whether they were still correct or needed adjusting.

Fig. 2-1 Current Outline Action Plan (2011) summary

Strengthening the heart of 
the city centre

Strengthening pedestrian 
connection

Area of streetscape 
strengthening

Strengthening as informal 
nightlife cluster

Key new public spaces or 
open space upgrade

Overcoming State 
Highway severance

Public off-street car 
parking opportunities

Development 
opportunities 

Two-waying Don Street

Allowing right-turn into 
Esk Street

Existing arcades

Tay St

D
ee St

Esk St

Don St

K
elvin St

D
everon St

Wood St

N

Figure 2-1: The composite plan from the 2011 Report ‘Invercargill City Centre Outline Action Plan’ was produced 
by Urbanismplus and adopted by the Council and ICWG in December 2011. The Plan identified eight priorities 
that the ICC and ICWG should be focusing on in order to revitalise the CBD.
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2.1 CBD Outline Action Plan Review

Overview
After the consultations, PDE and Urbanismplus worked together to go 
through all the information collected in the meetings and examined how 
this information could affect the original thinking in the CBD Outline Action 
Plan 2011, which would then form the base for all the decisions made 
within this report.

Below are the revision comments associated with the revised CBD Outline 
Action Plan 2013, written by Urbanismplus. These comments represent 
Urbanismplus’ independent view on the matters that affect the future 
of the CBD. Within Urbanismplus’ review were strategical comments 
regarding private developments, which were acknowledged during the 
Master Planning process but not shown in the actual report itself, due to 
commercial sensitivity. The Information Centre has also not been located 
on the Master Plan because it is being reviewed by an independent 
process separate to our Master Planning process.

Traffic
• We still strongly promote the proposed right-turn into Esk Street as 

indicated in our Outline Action Plan report.

• We strongly support the two-waying of Don Street, as it would 
support new investment along Don Street through improved 
accessibility. In addition, the following wider benefits apply:

• Improved legibility;

• Overall savings in vehicle movements in the city centre;

• Better behaviour of two-way traffic compared to one-way traffic, 
which benefits the pedestrian; and

• Improved accessibility.

• We support the proposed single-laning of Dee and Tay Streets in 
the indicated locations. The main benefit would be the reduction 
of severance through the city centre and improved crossing 
opportunities for pedestrians.

• There may be a relationship between the proposed single-laning of 
Dee and Tay Streets on the one hand and the Esk and Don Streets 
proposals on the other hand. If the single-laning would negatively 
impact on the feasibility of the proposals for Don and Esk Streets, 
we would favour the Don and Esk Streets proposals over the single-
laning. This is because we believe that the positive impacts of 
improvements in Don and Esk Streets on the wellbeing of the city 
centre would be greater.

Information centre location
The current location has only limited spin-off effects for the city centre. 
To establish the Information Centre in a more central location is based 
on a ‘whole of economy approach’, which is to create synergies between 
enterprises both within as well as outside Invercargill and thus deliver 
multiple benefits for the region.

N
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Don St
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Wood St

Fig. 2-2 Updated Outline Action Plan (2013) summary

Figure 2-2: Updated CBD Outline Action Plan 2013 composite plan from Urbanism post the June 2013 consultation. 
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Criteria for the assessment of location options include the following:

• Ease of direction finding for traffic by following signage;

• Ease of access by vehicle;

• Visibility from passing traffic;

• Ease of parking and availability of free parking;

• Ability to generate passing pedestrian retail trade;

• Centrality within the town centre / proximity to the retail heart;

• Easy to see and find for pedestrians;

• Proximity to public plazas and squares and other civic / community 
facilities;

• Space for visitors to loiter without disrupting other activities;

• Proximity to magnet visitor attractions (able to occupy them for 1.5 
hours);

• Security and safety outside normal business hours;

• Possibility of shared facilities with other public facilities; and

• Space for expansion, events and display space.

If the city centre can ‘hold’ people for a period greater than 1.5 hours, 
there is a good chance these visitors will identify a number of reasons 
to stay longer, including things to do, places to visit, or even staying 
overnight. Additional tourist experiences could be developed in the city 
centre around the proposed information centre. Furthermore, the location 
proposed, is in close proximity of major hotels (existing and proposed), 
the Civic Theatre, the cinema, H&J Smiths and the Otepuni area, which is 
part of the city’s green belt.

The proposed location would require a strong and attractive pedestrian 
connection across Tay Street. The quality of this crossing and the 
experience through Cambridge Place and along Kelvin Street will be 
crucial factors in maximising the benefits of attracting tourists into the city 
centre.

One could argue that additional benefits of the proposed location include:

• It may provide motivation to improve crossing opportunities across 
the State Highway.

• It may encourage more pedestrians through Cambridge Place and 
therefore help with the viability of the shops in this arcade.

The proposed Information Centre would be located off SH 1 / Tay Street, 
which should have signs leading to the facility. Additional signs should be 
placed in strategic locations (in Bluff, 5 km out on SH1 east, 5 km out on 
SH 6 north).

Parking, including campervan parking, could be accommodated in Wood, 
Forth and possibly Nith Streets.

This is an opportunity to present visitors to Invercargill with a new, modern, 
contemporary, purpose built building. The Centre could be more than 

just an Information Centre and would ideally be combined with in-house 
attractions, compatible retail and tourist related businesses such as rental 
car companies, internet cafes, galleries and souvenir shops.

It is proposed that the current information centre will be incorporated as 
part of the expanded museum.

Performance criteria for a building on the western 
edge of Wachner Place
The Outline Action Plan identified several issues with regards to Wachner 
Place that should be addressed. After the completion of the Outline 
Action Plan, the Council indicated that it is considering developing a new 
administration building in a location on the western edge of Wachner Place. 
This would entail building across Esk Street West, possibly reducing it to a 
pedestrian-only connection through the building during office hours.

Whilst we, in line with best practice urban design principles, are cautious 
about blocking off streets, we are not sure this would be that much worse 
than the current situation, especially given the lack of destinations to the 
west of Wachner Place.

Any well-designed building on the western edge of Wachner Place could 
provide a positive impact, if the building meets the following key criteria:

• Incorporating a highly activated ground floor that provides passive 
surveillance over and energises the public open space of Wachner 
Place;

• Facilitating a pedestrian connection through to Esk Street West; and

• Providing positive impacts or being neutral on the micro-climate in 
Wachner Place and Esk Street between Dee and Kelvin Streets 
(reducing wind effects, avoiding overshadowing effects, providing 
shelter etc.).

2.1 CBD Outline Action Plan Review
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District Plan Review
The District Plan is one of the defining documents for the CBD and it 
is important that the current thinking and future planning is integrated 
into the District Plan. In addition to this, the District Plan needs to be 
incorporated into documents such as the ‘Invercargill City Centre Outline 
Action Plan’ 2011 and this planning document. Urbanism Plus, the authors 
of the CBD Outline Action Plan 2011 and PDE met with the council 
planning team multiple times to ensure the District Plan and the Central 
City Revitalisation Master Plan were integrated. Issues such as business 
zoning, entertainment zoning, the role of historical buildings and what 
is the defined edge of the CBD zone all came up in these discussions. 
These issues were then developed to a point where all the above planning 
documents aligned.

2.2 District Plan Review

Fig. 2-3 Proposed District Plan - City Centre
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NKey landmarks as per consultation 
(buildings, monuments and facades)
Class 1 heritage buildings
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2.3 heritage building strengthening

Heritage building strengthening
Owners of historical buildings are under pressure across New Zealand 
to either strengthen or remove their buildings due to the Christchurch 
earthquakes. In some cases the buildings have been in poor condition 
for decades and should be removed because they are beyond the point 
of strengthening and are at a high risk to the public and occupants. For 
the buildings that can be strengthen, some of are still under pressure 
for demolition. This is due to a range of reason such as; it is more 
economical to demolish and rebuild a new building than strengthen the 
existing building, the historical interior set out or building performance 
(insulation, lighting, heating, cooling) makes them unpopular for tenants 
or the building is unable to meet the required fire standards for the upper 
floors, making any floor above the ground floor untenable. 

The other lesson Christchurch taught us is that if you knock down most of 
your historical buildings you lose your sense of place and identity, and the 
development economics might not be in favour of rebuilding the site. If the 
development economics do not stack up to rebuild you may end up with 
an empty “main street” or CBD sites where the owners “land bank” the 
site and wait for better economic times before rebuilding. This will have 
a detrimental impact on the surrounding buildings, the CBD environment 
as a whole and peoples confidences in the CBD, as a place to visit and 
invest. Resulting in business moving out of the CBD to new commercial 
subdivisions or the surrounding suburban neighbourhoods.  

Invercargill historical buildings are under pressure from all of the above 
issues but there is still a high degree of public perceived values to the 
historical buildings, especially those on Dee Street which are considered 
as a “gateway” for the CBD as you head south (refer to Figure 2-4). There 
is also a high degree of pride in Southland’s heritage and the historical 
buildings are considered to be a part of that heritage on display, and 
should be retained where possible.      

Fig. 2-4 Existing landmarks and heritage buildings
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2.3 heritage building strengthening

Design Brief: Recommendations and Considerations
• That ICC and ICWG set up a Historical Building Working Group 

to review the issues around the increase in the national standards 
of earthquake strengthening, development economics, planning 
and policies restrictions that undermined the use and retention of 
historical buildings.

• That ICC creates a strategy based on recommendations from the 
CBD Outline Action Plan 2011 that gives guidance on which key 
historical buildings should be strengthened and upgraded first.

• That the ICC set up public/private agreements to strengthen key 
buildings. The agreements may be financial and/or rates and 
planning concessions, painting grants for strengthen buildings.

• That lighting heritage buildings is encouraged with a range of 
incentives. 

• The ICC reviews planning and building policies that may currently 
restrict the use of first levels and above on historical buildings and 
review if changes could be made to increase the use of these floors.

Civic Theatre Grand Hotel

South African War Memorial Bank of New South Wales

Railway Hotel Corner of Dee and Don Street


