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INTRODUCTION 

 

Qualifications 

 

1. My full name is Braddyn (Brad) Thomas Coombs.  I am a Principal and 

landscape architect at Isthmus Group and I hold the qualifications of 

Bachelor of Landscape Architecture (Hons) and Bachelor of Horticulture.   

 

2. I am a Fellow and a registered member of the New Zealand Institute of 

Landscape Architects Tuia Pito Ora, as well as being the current 

President.  I am also a member of the Resource Management Law 

Association.  I have the Ministry for the Environment’s Making Good 

Decisions RMA Commissioner certification and I have acted as an 

independent Commissioner for a number of resource consent 

applications and plan review processes.   

 

Experience 

 

3. I have worked for Isthmus Group for almost 14 years.  Prior to that, I 

worked for Wildland Consultants in Rotorua and prior to that as the in-

house landscape architect at the Rotorua District Council, where I started 

my career in 1998. 

 

4. I am familiar with the hotel site and the surrounding urban area of the 

Taupō CBD having undertaken a number of projects for applicants and 

for the Taupō District Council (Council) within and close to the township.  

I have worked within the Taupō District for over 15 years.    

 

5. Of relevance to this appeal I have worked on a number of energy 

generation and transmission projects, telecommunication and 

infrastructure projects, tourism projects and a number of residential 

subdivisions throughout the district for both applicants and for the 

Council.   

 

6. I was also a member of the team that wrote the Taupō District Landscape 

Study in 2005 and 2006 and I provided expert witness services for the 

Council in relation to appeals on the Plan Changes that related to the 
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landscape study.  I am very familiar with the Taupō District and the urban 

area of the CBD.    

 

7. I was part of the reporting officer team for the Council at the 

Commissioner Panel hearing held for the original hotel proposal and 

therefore have some familiarity with the background to the proposal and 

the landscape and visual issues that arise.  I prepared two Peer Reviews 

of the application in July and November 2018 and I prepared and 

presented evidence to the Commissioner Panel hearing in December 

2018. 

 

8. I was generally supportive of the proposal as it was presented to the 

Commissioner Panel hearing in December 2018. 

 

Code of Conduct 

 

9. I can confirm that I have read the Expert Witness Code of Conduct set 

out in the Environment Court Practice Note 2014.  I have complied with 

the Code of Conduct in preparing this evidence and I agree to comply 

with it while giving oral evidence.  Except where I have stated that I am 

relying on the evidence of another person, this written evidence is within 

my area of expertise.  I have not omitted to consider material facts known 

to me that might alter or detract from the opinions expressed in this 

evidence. 

 

SCOPE OF EVIDENCE 

 

10. I understand that the Council has considered the revised proposal 

advanced by the applicant.  Cypress Capital Limited (Cypress), and 

advised that it is satisfied that the revised proposal is acceptable.  Given 

my views on the original proposal, I consider that the revised proposal is 

acceptable matters within my expertise.   

 

11. In this statement I address: 

 

(a) the Peer Review I was engaged to prepare by the Council in the 

course of preparing the Section 42A Planning Report on the 

consent application for the original hotel proposal; 
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(b) the Commissioner Panel decision on the original proposal; and 

 

(c) landscape and visual issues associated with the revised 

proposal. 

 

12. This statement of evidence primarily addresses the following landscape 

and visual issues that the section 274 parties have said are still 

outstanding: 

 

(a) effects on town character and amenity; and 

 

(b) visual impacts of the proposal. 

 

13. In preparing this evidence, I have read the evidence of Mr Pryor and have 

reviewed relevant parts of the evidence of Mr Allen and Ms Eagles filed 

on behalf of Cypress, and the evidence of the Council's other witnesses.  

I address relevant parts of the appellant's evidence at the end of this 

statement.  

 

INITIAL PEER REVIEWS 

 

14. In the course of preparing the Section 42A Planning Report on the 

consent application for the original hotel proposal, the Council engaged 

me to conduct a Peer Review of the Landscape and Visual Assessment 

prepared for Cypress by Rob Pryor.  This Peer Review is attached to this 

evidence as Appendix A. 

 

15. My Peer Review of the Landscape and Visual Assessment that was 

undertaken for the Commissioner Hearing found:1 

 

(a) the Landscape Assessment was focussed on changes to the 

physical landscape of the site which is currently occupied by a 

car park;   

 

                                                                                                                                    
1  See Section 4 of the Tūwharetoa Street Hotel, Taupō, Landscape and Visual Assessment Peer Review, 

attached as Appendix A.    
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(b) the focus of the Assessment would better reflect the nature of 

the application if it took the form of an urban design 

assessment, given that the application is for an urban 

development within the urban environment of the Taupō CBD;   

 

(c) that the evidence of the Landscape Architect for the applicant 

should focus on an urban design matters at the hearing;   

 

(d) that further description and analysis of the updated visual 

materials provided should be provided at the hearing; and  

 

(e) that the application site is an appropriate location for a landmark 

building as it is located on the western side of the CBD, close 

to the Taupō domain and Tongariro Street where taller trees 

and buildings provide an appropriate visual scale for a taller 

building, the relatively small footprint and in particular the 

east-west dimension will limit the visual effects of a taller 

building and that the location is a focus of hospitality and event 

activity which is an appropriate context for a development of this 

nature.   

 

16. On the basis of the further work undertaken and presented at the 

Commissioner Hearing, I concluded that the proposal was an appropriate 

development for that particular site based on the matters within my field 

of expertise.   

 

COMMISSIONER PANEL DECISION 

 

17. I have reviewed the decision of the Commissioner Panel on the original 

hotel proposal.   

 

18. In relation to the landscape and visual effects, the matters in contention 

and those that received the most interrogation in the Commissioners 

decision related to the effects that the building height would have on the 

local environment.  The Commissioners set out the principal matters of 

contention in relation to landscape and visual effects as:2 

                                                                                                                                    
2  See Section 5 on Page 12 of the Decision of the Independent Hearings Commissioners, dated 13 

February 2019.   
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 The extent to which the building height and how it will 

adversely affect: 

 The streetscape and general character and 

amenity of the Taupō Town Centre location; 

 Visual outlook and privacy of adjoining allotments 

 Overbearing effects on other allotments within the 

Town Centre 

 Additional shading created by the building height… 

 

19. The Commissioners identified that it was the additional height of the 

building beyond the Taupō Town Centre Environment permitted height 

limit of three storeys that has the potential to cause adverse landscape 

and visual effects on the surrounding environment. 

 

20. At the bottom of page 26 and the top of page 27 the Commissioners 

confirm: 

 

However, from our site visit, we believe that in the context of 

the existing town centre and the three-storey height limit for 

permitted developments, the proposed 8 storey hotel which is 

over 2.5 times taller than the expected height limit could be 

classed as a ‘very tall building’.   

 

21. Based on my involvement in the Commissioner Panel Hearing, the 

evidence and the submissions that I heard and the observations of the 

Commissioners in their decision, it is my opinion that the principal 

landscape and visual issues that remain in contention relate to the extent 

to which the reduction in the height of the proposal from seven storeys, 

plus a podium (eight altogether – 28.8 metres tall) to five storeys, plus a 

podium (six altogether – 21.8 metres tall) has reduced those effects that 

were previously identified to a level that is acceptable.   

 

22. The reasons for the decision of the Commissioner Panel to refuse 

consent related primarily to the adverse effects of the proposal on the 

amenity values and low-rise character of the town centre.   
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REVISED PROPOSAL 

 

23. The revised proposal, as illustrated in the Resource Consent Drawing set 

dated 27 August 2019 and in the evidence and attachments of Mr Allen 

and Mr Pryor is for a reduced height building of: 

 

(a) five level building, with rooftop podium (6 levels altogether); 

 

(b) two levels of basement carparking; 

 

(c) retail activities on the ground floor of the hotel building; 

 

(d) hotel accommodation on levels one to four; and 

 

(e) a rooftop bar, spa and pool. 

 

24. The reduction in the number of storeys and the overall height of the 

building has been achieved by removing two floors through the centre of 

the building.  The overall height of the building has been reduced from 

28.8 metres3 to 21.8 metres,4 a total reduction of seven metres, or 

approximately 25% of the original height.   

 

25. Other than the reduction in the number of storeys and the height of the 

building, the design and layout of the building remains otherwise largely 

unchanged.   

 

26. The reduction in the height of the building will come with an overall 

reduction in the intensity of the use of the site.   

 

LANDSCAPE CONTEXT 

 

27. Mr Pryor describes the Landscape Context – the site and also the 

surrounding environment at paragraphs 4.1 to 4.3 of his evidence.  While 

I do not have any issue with his description of the site or the surrounding 

environment, I will highlight some specific characteristics of the 

                                                                                                                                    
3  See Page 25 of the Hearing Commissioners Decision.   
4  As measured from the elevations in the Resource Consent Drawing Package dated 27 August 2019.   
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surrounding environment, in particular those that have some bearing on 

how I consider and assess the appropriateness of the proposal to its 

particular location in the western corner of the Taupō CBD.   

 

28. As illustrated in Appendix B to my evidence, the CBD and the adjacent 

residential areas of Taupō are arranged and aligned at a slight angle to, 

but generally parallel to the lake edge at the north end of Tapuaeharuru 

Bay.  The land that the CBD is situated on drops towards the south and 

the southwest towards the lake front and the mouth of the Waikato River, 

from the Spa Road ridgeline.  This makes the southwest corner of the 

CBD, in the areas of Lake Terrace, Ferry Road, Roberts Street, 

Tūwharetoa Street and the Taupō Domain, the lowest parts of the 

township.   

 

29. The falling underlying topography and the arrangement of the local street 

network parallel to the contour lines creates an amphitheatre effect, 

which is also illustrated in Appendix B.   

 

30. The Taupō Domain is the largest area of open space on the edge of the 

township.  In the lowest part of town, the Taupō Domain contains open 

spaces, buildings and trees that are large scale, particularly in the context 

of the low-rise nature of the Taupō CBD.  I have measured individual and 

groups of trees within the Taupō Domain to be 25 to 30 metres tall, 

providing large scale elements on this edge of the town.   

 

31. The Taupō CBD is two blocks wide5 by eight blocks deep6 at its deepest.  

The blocks have an east west orientation, generally measuring 

approximately 200 metres wide7 by approximately 90 metres deep8.  The 

block layout and orientation creates individual land parcels that tend to 

be long and narrow north to south.  The site of the proposal has the 

typical north to south orientation created by the CBD block layout.  The 

block structure and lot layouts are also illustrated on Appendix B.   

 

32. This block orientation creates narrow ‘view shafts’ towards the south to 

Lake Taupō along Tongariro Street, Ruapehu Street and Titiraupenga 

                                                                                                                                    
5  From Tongariro Street to Titiraupenga Street. 
6  From Lake Terrace up to the Spa Road ridge.   
7  East to west.   
8  North to south.   
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Street.  Open views are also available from Lake Terrace and Ferry Road 

across the lake front reserve and Lake Taupō to the south towards the 

Tongariro National Park.   

 

33. From other places within the CBD, particularly mid-block, it is difficult to 

obtain views towards the south, due to the narrow road reserves and the 

line-up of buildings and development along the south side of the CBD 

blocks.  For example, from mid-block along Heuheu Street and 

Horomatangi Street it is impossible to get an open view towards the south 

towards Tūwharetoa Street or the lake.  The effects of the street edge 

development, even at one or two levels, on the visibility from within the 

road corridors of the Taupō CBD are illustrated in Appendix C. 

 

34. The topography, the adjacency of the Taupō Domain and the orientation 

and layout of the Taupō CBD provide an accommodating landscape 

context for the location of taller buildings in the western corner of the 

CBD.   

 

35. In my opinion, if taller buildings are to be located within the low-rise CBD 

of Taupō, then the lower-lying blocks in the southwest corner, bounded 

by Tongariro, Heuheu, Ruapehu and Roberts Streets are the best 

location for additional height or bulk.     

 

CHARACTER AND AMENITY EFFECTS 

 

36. The character and amenity identified by Mr Pryor and by the 

Commissioners in their decision, generally relates to the low-rise nature 

of the Taupō CBD.  This character is identified and to some extent 

favoured or protected by the three-storey permitted height limit in the 

Taupō Town Centre Environment.  The height limits, punctuated 

occasionally by limited footprint buildings beyond three storeys, creates 

an openness within the Taupō CBD. 

 

37. The east-west dimension of the site of 30 metres9 is a relatively narrow 

site within the context of the 200m long blocks within the Taupō CBD.  

See Appendix B for the illustration of the site width in relation to the 

overall block layout of the Taupō CBD.   

                                                                                                                                    
9  See the Resource Consent Drawings attached to the evidence of Mr Allen.   
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38. The reduction in height from 28.8 metres to 21.8 metres represents a 

considerable reduction in the overall scale of the building, ensuring that 

the openness of urban skyline along Tūwharetoa Street is maintained.   

 

39. The elevation drawings in the attachments to the evidence of Mr Allen, 

illustrate that the ‘shoulders’ or the maximum height of the building at the 

outer dimensions of the site are generally the top of the fifth floor at 

18 metres tall.  The additional 3.1 metres of height of the sixth floor 

components is sets back from the edges of the site and is in two relatively 

small footprints across on the upper level of the proposed hotel.   

 

40. Pulling the upper floor of the proposal away from the edges of the site 

has two benefits: 

 

(a) it provides articulation of the roof of the building, creating visual 

interest; and 

 

(b) it reduces the visual bulk and shading generated by the upper 

parts of the building, which were identified within the 

Commissioners Decision as being those parts that could have 

an adverse effect on the character and amenity of the 

Taupō CBD. 

 

41. The smaller footprint of the upper storey of the hotel development was a 

design tactic that had been applied to the original eight storey design, 

which in combination with the reduction of the overall height of the 

proposal by two storeys or seven metres, limits the bulky five storey 

components of the hotel to 18 metres tall.  The rooftop bar, spa and pool 

are smaller components that do not extend to the full width of the site. 

 

42. I have reviewed the shading diagrams, also attached to the evidence of 

Mr Allen.  The shading generated by the proposed hotel generally covers 

the rooftops of adjacent buildings, the service lane on the south side of 

the hotel site and, in the evenings during the summer solstice, parts of 

Tūwharetoa Street on the north side of the building.   
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43. In my opinion the majority of the areas where the shade falls from the 

proposed hotel development are not particularly sensitive to some 

additional shading, that is, they do not generally comprise outdoor eating 

areas, such as café courtyards where a loss of access to sunlight would 

have an adverse effect on the amenity of those areas.  Due to the 

mid-block location of the hotel site and the orientation and layout of 

surrounding sites, shade generally falls across rooflines and 

back-of-house areas, particularly during the winter months.       

 

44. The applicant has also provided comparative shading diagrams for a 

16 metre tall ‘permitted height’ development. 

 

45. I have reviewed the discussion in section 7.0 of Ms Eagles’ evidence in 

relation to a ‘permitted baseline’ scenario that results in a building up to 

16 metres tall.   I have also read Mr Pryor’s review of that permitted 

baseline scenario at section 10.0 of his statement of evidence.   

 

46. It is somewhat peculiar that the Taupō District Plan sets a permitted 

height limit of three storeys within the Town Centre Environment, rather 

than setting an actual dimension for that limit.  As explained by Ms Eagles 

and the Council’s planner Mr Clark, this is to provide some variation in 

the rooflines within the Town Centre Environment, and the Plan leaves 

room for interpretation of what vertical dimension three storeys might 

reach to.   

 

47. The desired variation in rooflines across the town centre requires some 

buildings to be taller and others to be of lower stature, dependent on their 

specific design and use.  That variation could not be achieved if all 

buildings were kept to a standardised height limit.   

 

48. In my opinion the 16 metre height scenario for a retail development is 

feasible.  This type of permitted development (and potentially other 

alternative forms of permitted development) could lead to other 

undesirable effects, such as long blank walls and a relatively small 

opening to the street environment, with very limited interaction between 

the users of the building and the street environment.   
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49. I consider the 16 metre ‘permitted height’ scenario to be a worst-case 

scenario, given the specific design requirements of a specific retail 

development, but it is also a type and form of development that could be 

anticipated under the Town Centre Environment height limits.   

 

50. I note Mr Pryor’s explanation of the design tactics and features that form 

part of the hotel proposal.  A hotel of this type is a relatively sympathetic 

type of development for a taller building as it provides opportunities for 

design responses, which in this case have been incorporated10, that 

reduce the visual bulk and dominance of a taller building, particularly as 

experienced from street level.    

 

51. I have compared the ‘permitted height’ shading diagrams with the 

proposed hotel shading diagrams and there appears to be little difference 

in the amount of additional shading generated by the hotel proposal 

beyond the 16 metre ‘permitted height’ scenario.  The 6th floor 

components of the hotel proposal create some small additional fingers of 

shading, however they are relatively small in footprint as they are 

generally stepped back from the edge of the overall footprint of the site, 

as described above. 

 

52. Whilst some additional shading would be generated by the proposed 

hotel development, it is my opinion that that relatively small footprint, and 

in particular the east-west dimension of the site and the articulated 

roofline beyond 18 metres tall, in conjunction with the nature of the 

surrounding land uses, ensures that any effects from additional shading 

are relatively short duration and very limited in area.   

 

VISUAL IMPACT 

 

53. I have reviewed the visual simulations of the proposed hotel development 

attached to the evidence of My Pryor as well as the description and 

analysis of the visual effects presented at 8.1 to 8.53 of Mr Pryor’s 

evidence. 

 

54. Given the scale, nature and location of the proposal, I do not consider 

that there are any adverse visual effects beyond the immediate context 

                                                                                                                                    
10  As described by Mr Pryor.   
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of the south west corner of the Taupō CBD.  The provision of 

photographs from further afield viewing locations, such as Mr Pryor’s 

viewpoints 13, 14, 15, 16, 17, 18, 19, 21, 22 and 23 are useful.  In my 

opinion however, these photographs demonstrate that the visual effects 

of the proposal are limited to much closer viewing locations. 

 

55. The visual simulations from viewpoints 2, 3, 4 and 5 illustrate the 

articulated nature of the hotel design, with the relatively solid spine of 

stone cladding through the entrance axis of the building, broken up by a 

series of smaller protrusions that breakdown the building into smaller 

components.   

 

56. The visual simulation from viewpoint 2 illustrates how the building fits into 

the pattern of foreground development when viewed through the laneway 

from Heuheu Street.  Interestingly, this view also illustrates the coherency 

between the materials of the proposed hotel and the materials used 

within the streetscape development surrounding Tūwharetoa Street.   

 

57. The visual simulation from viewpoint 3 illustrates the most open view of 

long side of the proposed hotel.  While the building is taller than existing 

developments on Tūwharetoa Street, when compared with an alternative 

three storey development on the same site, as described above, the hotel 

design is in keeping with the character and amenity of the Taupō CBD. 

 

58. The visual simulations from viewpoints 4 to 10 illustrate how the 

proposed hotel site fits within the existing urban fabric of the wider Taupō 

CBD. 

 

59. Having reviewed the updated visual simulations and read Mr Pryor’s 

description and assessment of the visual effects, I agree that any visual 

effects from distant viewpoints would be negligible to low.  In many 

instances I would conclude that there are no adverse visual effects, even 

if the hotel is visible from a distance.  From closer quarter views, I agree 

that visual effects would vary between moderate and low on specific 

locations.        
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APPELLANT'S EVIDENCE 

 

60. I have responded to specific parts of the evidence Mr Pryor, Ms Eagles 

and Mr Allen above, particularly in relation to the contemplation of a 

‘permitted height’ scenario, the shading effects and the landscape and 

visual effects of the proposal. 

 

61. Regarding the assessment that Mr Pryor has undertaken in relation to 

landscape and visual effects, I consider that the assessment that he has 

undertaken and the drawings and illustrations provided are fit for purpose 

and are commensurate to the potential effects of the proposal.    

 

62. I leave Mr Bailey to comment on the specific urban design assessment 

and effects.    

 

63. I agree with Mr Pryor that the landscape and visual effects of the 

proposed hotel development would be minor.  I also agree that the 

shading effects of the proposal, beyond the shading of an alternative 

16 metre tall ‘permitted baseline’ scenario, on the site to the east, would 

be of a relatively short duration and would affect the existing roofline of 

the building.   

 

64. I also agree with Mr Pryor that the design and the materials of the 

proposed hotel development are high quality and would lead to a superior 

landscape and visual outcome to an alternative type and design of 

building on the same site.   

 

CONCLUSION 

 

65. It is my opinion that the Taupō CBD can accommodate some limited 

footprint buildings that are taller than the existing low rise developments, 

particularly in the southwest corner of the CBD, due to the lower 

topography and the existing open space context of the adjacent Taupō 

Domain.  This outcome appears to be contemplated by the Town Centre 

Environment provisions through the use of a three-storey height limit, 

rather than a fixed maximum vertical dimension.   
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66. The site and its dimensions and proportions are well suited to a limited 

footprint building of taller stature.   

 

67. The landscape and visual effects of the proposed hotel development 

would be minor and only potentially experienced from relatively close 

proximity. 

 

68. An alternative type and design of building on the same site, could lead to 

greater landscape and visual effects, due to the relatively refined nature 

of the hotel design and the well-suited use of the site to the surrounding 

context.   

 

69. The additional shading generated by the proposed hotel will be limited in 

area and duration and will fall on the roofline of an adjacent building.  

Sensitive indoor and outdoor areas will not be affected by the additional 

shading.   

 

70. The design, form and use of the proposed hotel is appropriate to the 

location and the surrounding area and any residual effects of the taller 

parts of the building can be accommodated within the low rise Taupō 

CBD without adversely affecting its character and amenity.   

 

 

 

 

Braddyn Thomas Coombs  

19 December 2019
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1 INTRODUCTION 

1.1 Cypress Capital Limited has applied for Land Use Consent to develop an 8-storey 
hotel on Tuwharetoa Street, Taupō. The proposal is a Restricted Discretionary 
activity as it infringes building height and earthworks rules.   

1.2 The Land Use Consent application is accompanied by an Assessment of Landscape 
and Visual Effects (The Assessment), prepared by LA4 Landscape Architects.   

1.3 The purpose of this Peer Review is to assess whether an adequate level of 
information has been provided in order to understand the potential Landscape and 
Visual Effects of the proposed hotel development, particularly through a review and 
analysis of The Assessment prepared by LA4.   

1.4 This peer review addresses the following key questions:  

• Have all the issues and effects that are relevant to this proposal within this 
location been considered within the assessment(s)?  

• Does the Landscape and Visual Assessment report enable a clear understanding 
of landscape and visual effects of the proposal?1 

• Do the conclusions from the Landscape and Visual Assessment report relate to 
the assessment undertaken and are the conclusions credible?   

1.5 An Interim Landscape and Visual Peer Review2 was completed in relation to the 
completeness of the Landscape and Visual Assessment accompanying the 
application.  The Interim Peer Review requested some further information which 
has been provided by way of additional reporting and graphics, including updated 
visual simulations, which should also be read as part of the application material that 
is covered by this review.   

2 SUMMARY  

2.1 The proposal is for an 8 storey hotel at 29 Tuwharetoa Street.        

2.2 I have reviewed the Assessment report and have made a series of recommendations 
which would allow for a more complete understanding of the Landscape and Visual 
effects of the proposal. 

3 LANDSCAPE AND VISUAL EFFECTS ASSESSMENT   

3.1 The Assessment has been set out under the following headings: 

• Introduction 

• Project Overview 

                                                            
1  Once a review of the adequacy of the information has been completed, additional questions may be added to the Peer 

Review, to test the assessment process and the conclusions reached.    
2  The Interim review was dated 19 June 2018.   
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• The Subject Site and Surrounding Environment 

• Evaluation of the Proposal 

• Relevant Planning Documents 

• Conclusions 

3.2 A brief review of the Assessment under its’ headings is undertaken to provide 
feedback on the adequacy of the information provided.   

Introduction 

3.3 The introduction to the Assessment provides an adequate description of the 
purpose of the report.  The introduction section provides some detail in relation to 
the assessment process, the site investigations and the structure of the assessment 
report.    

Project Overview  

3.4 The project overview section provides a description of the main components of the 
project, with reference to the Walker Architects document, dated 7 February 2018.  
I have reviewed, in conjunction with the Assessment, a set of Resource Consent 
Drawings by Walkers Architects, dated, 2 May 2018.  The Resource Consent Drawing 
package includes plans, elevations, an architects statement, shading diagrams, a 
series of visual representations and an additional series of images titled Visual 
Effects, which include before and after images of the hotel placed within its’ 
environment.   

3.5 The further information provided included additional reporting, additional visual 
simulations and some change in formatting which was useful in clarifying further 
some aspects of the proposal.  

3.6 The description in The Assessment, in conjunction with the Walker Architects 
Resource Consent drawings and the additional graphics and information in the 
further information provides a good understanding of the proposed hotel 
development for which consent is sought.     

The subject Site and Surrounding Environment 

3.7 The description of the site and the surrounding landscape context and reference to 
the Site Location Map 1 and Landscape Context provides an understanding of the 
parcel of land and the surrounding township of Taupō.   The description of the site 
contains a wider description of Tuwharetoa Street and the surrounding landscape 
context sets the scene for the urban area of Taupō and the key landscape features 
that define its’ edges, such at the Taupō lakefront, the Waikato River and the 
Domain.   

3.8 A good understanding of the site character and the surrounding area of the town 
can be gleaned from the description, the maps and the photos provided.   
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Evaluation of the Proposal 

3.9 The evaluation of the proposal sets out a landscape effects methodology which 
describes the overall method and nature of the assessment of the landscape effects 
of the proposal.  The methodology statement is supported by additional information 
which provides further detail and reference to landscape assessment methodology 
guidance.   

3.10 The landscape effects assessment is set out in two brief paragraphs and essentially 
concludes that because the site is already modified, the proposal will have very low 
adverse landscape effects.   

3.11 Due to the nature of the Land Use Consent application:  for a single building on an 
urban site in the CBD of Taupō, it would be appropriate if the landscape assessment 
section took the form of an urban design assessment, looking more closely at the 
context, function and form of the building and its’ relationship with the 
surrounding street and the CBD of Taupō. 

3.12  A visual effects methodology statement is set out, highlighting a series of criteria 
that relate to a visual effects assessment.  The visual catchment and viewing 
audience is also described.  The visual effects assessment references the seven-point 
scale contained within the NZILA Best Practice Guide – Landscape Assessment and 
Sustainable Management (2010).   

3.13 The Visual Assessment described a series of photographs that have been taken of 
the proposal from 17 surrounding viewing locations, including closer quarter CBD 
views and long-distance views across Tapuaeharuru Bay in Lake Taupo.  The 
photographs are useful to illustrate the range of viewing locations of the proposal.  
The closer CBD based viewing locations are more relevant to the assessment of the 
application.   

3.14 Some reference is made to the ‘photomontages’ prepared by Walker Architects.  The 
photomontages are contained within the Walker Architects Resource Consent 
Drawings Package.  The photomontages are an important tool in the assessment of 
the visual effects of the proposal.  It is not clear how the photomontage have been 
prepared.   

3.15 The Interim Peer Review requested that some additional visual simulation be 
prepared and that the visual simulations are presented in a format that is consistent 
with the NZILA Best Practice Guidelines for Visual Simulations.  In response, at 1 a) 
and b) of the Further Information letter it is stated that the updated visual 
simulations meet the requirement of the Peer Review.  The Guidelines for Visual 
Simulations, for example, suggest that the photographic parameters should be 
recorded to provide transparency.  It would be considered normal for the camera 
type and description, the lens size, the horizontal and vertical Field of View (FoV) 
(somewhere close to human FoV), the date, the time andthe weather conditions 
should be recorded with each of the visual simulations.  This information would 
make the preparation of the visual simulation more transparent and therefore more 
reliable for the assessment of visual effects.   This information is missing from the 
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visual simulations, as is the technical description of how they were produced and 
what software was used.      

3.16 After the evaluation of the proposal is completed, the Assessment then sets out the 
Relevant Planning Documents.  In regard to the structure and the order of the 
Assessment, the planning context is an important part of the evaluation of the 
proposal.  From an Assessment legibility and structure point of view, the Planning 
Context should be set out prior to the evaluation being undertaken.     

3.17 The conclusions section sets out the overall summary of the analysis contained 
within the Assessment.  The conclusions relate to the Assessment undertaken within 
the report, however would benefit from a more complete Assessment as set out in 
the recommendations below.   

4 COMPLETENESS AND RECOMMENDATIONS 

4.1 The Assessment of the proposed hotel development uses a landscape and visual 
assessment that is appropriate in terms of its’ overall structure.  The conclusions 
relate to the assessment undertaken, however would benefit if the Assessment 
methodology was tailored to the nature of the proposal and the surrounding Taupō 
CBD environment.  Further to the recommendations made in the Interim Peer 
Review, I make the following conclusions and recommendations:   

4.2 The landscape effects assessment of the application is contained within paragraphs 
4.2-4.7 of the Assessment Report.  The bulk of the description relates to a summary 
of the nature and the methodology used for a Landscape Assessment.   Paragraphs 
4.6 and 4.7 describe the landscape values of the site and the landscape effects of 
the proposal on those values.  This section concludes that the landscape values of 
the site are very low, the sensitivity of the site to change is very low and the adverse 
landscape effects of the proposal will also be very low.  As foreshadowed in the 
Interim Peer Review, the cursory nature of the Landscape Assessment section of the 
Assessment Report highlights the mismatch between the type of assessment 
undertaken and the context and potential effects of the proposal on the urban form 
of the CBD.   The effects of the application, for an urban hotel building in an urban 
CBD environment would be better assessed using a method that relates to an urban 
design assessment, rather than a landscape assessment, focussed on landform, 
landcover and land use, which have little relevance to the nature of the proposal.   It 
would be appropriate at the hearing for the landscape architect to focus on an 
urban design assessment, looking more closely at the context, function and form 
of the building and its’ relationship with the surrounding streets and the CBD of 
Taupō.  In the absence of this assessment it is difficult to understand the physical 
effects of the building on the CBD and the surrounding environment.   

4.3 Additional and updated visual simulations have been provided as part of the Section 
92 Further Information Response.  No further analysis has been provided of the 
updated or additional visual simulations.  Further description and analysis of the 
additional visual simulations should be provided.  

4.4 The visual assessment section concludes: visual effects on adjoining properties and 
the Tuwharetoa streetscape will be moderate, visual effects on the town centre 
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would be low to moderate, visual effects on the wider urban area will be low to 
negligible, visual effects on the surrounding road network will be very low and visual 
effects on the lake and foreshore areas will be low.  I generally agree with the 
conclusions from the visual assessment section of the report.   

4.5 The Planning Section of the Assessment Report provides an overview of the 
Statutory Context for the application.    The Objectives and Policies for the Town 
Centre Environment focus on strengthening the role of the Town Centre 
Environment and enhancing the character and amenity of the town centre.  The 
explanation of the Objectives and Policies highlights the opportunity for landmark 
developments, such as a hotel application, to exceed the 3 storey Town Centre 
height limit on an appropriate site. In my opinion the application site is an 
appropriate location for a landmark building for the following reasons: 

 It is located on the western side of the CBD, within proximity to the Taupo 
Domain, and Tongariro Street, where taller vegetation and buildings provide 
an appropriate visual scale and context for a landmark building; 

 The site and the proposed design have a relatively small footprint, particularly 
the east-west dimension, which will limit intrusion to southerly views towards 
Lake Taupo and the Tongariro National Park from the northern parts of the 
CBD; and 

 The location is a focus of hospitality and event activity, which is an 
appropriate context for a development of this nature.    

4.6 As outlined above, I remain concerned that the urban design components of the 
proposal have not yet been fully assessed.     

4.7 Subject to the provision of an adequate assessment of the urban design effects of 
the proposal at the hearing, overall I consider that the Landscape and Visual Effects 
of the proposal can be accommodated within the location and in the context of the 
Taupo Town Centre Environment provisions of the District Plan.   

 
Brad Coombs  
Principal 
Isthmus 
FNZILA (Registered) 
22 November 2018 
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