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INTRODUCTION 

 

Qualifications  

  

1. My full name is Christopher Timothy Bailey.  I am the previous urban design 

manager at Taupō District Council (Council) and hold separate post-graduate 

diplomas in urban design and town planning from Oxford Brookes University and a 

Bachelor of Arts degree with honours in town and country planning from 

Nottingham University.  In addition, I hold a post graduate diploma in higher 

education from the University of Leeds.   

  

2. I am a previous member of the Royal Town Planning Institute and the UK urban 

design group.   

  

Experience   

  

Employment  

  

3. I previously worked at the Taupō District Council for five years.  Prior to that, I was 

engaged as urban design manager at Elton Consulting in Darwin, Australia, and 

prior to that as urban design manager for Parramatta City Council in Sydney, 

Australia.   

  

4. Before moving to Australia from the UK, I acted as head of urban design and 

master planning with Carey-Jones Architects in both the Leeds and London 

practices, which involved working on major development projects across the UK, 

mainland Europe and the United States.  Before that I was engaged as principal 

urban designer and planner for the Metropolitan City of Sheffield, UK.  Previous to 

that I was engaged as an urban design and planning consultant with DPDS 

Consulting in Swindon, UK and prior to that as urban regeneration manager with 

Rotherham Metropolitan Borough Council.   

  

5. I have been a regular critique panel member for undergraduate and post graduate 

students at various Universities across the UK, Australia and most recently at 

UNITEC, Auckland NZ.  I am currently self-employed as an urban design 

consultant, working on mixed use urban regeneration projects in Auckland and 

across New Zealand.   
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Familiarity with Hotel Site and Taupō Town Centre   

  

6. I have been a resident of Taupō for over ten years now.  I have intimate knowledge 

of both the hotel site and its immediate environs.  I have a personal and 

professional affiliation with the Taupō town centre, with a full understanding of its 

aims and aspirations going forward as a vibrant township and cultural hub of the 

central North Island.  I have previously worked alongside the planning team in the 

preparation of the current District Plan.   

  

7. I was not involved as part of the team which prepared the Section 42A officers 

report on the original hotel proposal.   

  

Code of Conduct  

  

8. 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 state 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  

  

9. This statement of evidence discusses the revised hotel proposal in relation to the 

following:  

  

(a) the overall design concept;  

 

(b) the proposed height and number of storeys;  

 

(c) the suitability of the site for this proposal; 

 

(d) the building façade and privacy issues;  

 

(e) effects on the streetscape and pedestrians;   

  

(f) the design of the interior and rooftop amenities; and  
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(g) alignment with the Taupō District Plan (Plan).   

  

10. In preparing this evidence, I have reviewed the evidence filed on behalf of the 

appellant, Cypress Capital Limited, and the evidence of the Council's other 

witnesses.    

  

COMMISSIONER PANEL DECISION  

  

11. I have reviewed the decision of the Commissioner Panel on the original hotel 

proposal.   

  

12. My views on the Commissioners' conclusions on urban design topics falling within 

my areas of expertise are as follows: 

 

(a) It is my considered opinion that the proposal will not have adverse effects 

on the character and amenity of the Taupō town centre, as characterised 

by the policy and objective framework of the Plan.   

 

(b) The current proposal presents a well-modulated five storey structure with 

a rooftop bar.  The lowered height of this proposal is similar to that of 

some of the existing buildings in the town centre area, for example the 

nearby Base Hostel. 

 

(c) In my opinion the proposal will not detract from people’s appreciation of 

the pleasantness and aesthetic coherence of the town centre, nor will the 

proposal adversely affect the amenity values or damage the low-rise 

character and scale of the town centre.   

 

(d) It is also my opinion that the proposal will not adversely affect the 

objectives and policies of the Plan in respect of building height and scale 

for the town centre.   

 

(e) I consider that the proposal will not result in a potential change of such 

significance that would likely lead to adverse effects on the Taupō town 

centre environment.  In my opinion, many of the changes that the proposal 

will result in would be positive from an urban design perspective. 
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OVERALL DESIGN  

  

13. The architectural design philosophy of the proposal reflects the volcanic geology of 

Great Lake Taupō and the central plateau within which it sits.  It is well considered 

as a piece of architectural design.  It aspires to link the caldera of Taupō’s super 

volcanic lake and its elements into the town itself.   

  

14. The proposed structure reflects a giant crack in its central area of built form, as 

though a volcanic explosion through the building has allowed natural light and sky 

vistas to permeate the central core of the structure.  It is well thought through.  It 

presents a holistic design concept rarely witnessed in Aotearoa.  In essence and in 

my professional opinion, this design of this proposal raises the bar for potential 

forthcoming built form proposals in the Taupō Township.   

  

15. The hotel will introduce a new built form of development with superior character, 

form and scale than currently exists within the area.  As illustrated in the Walker 

Architects photomontage from Heuheu Street looking in a southerly direction down 

the laneway, the development sits comfortably into its context.of an active urban 

public domain and a variety of architectural styles whose defining features are open 

public spaces fronted with fine to medium grain active building frontages. 

 

16.  It will be viewed in the context of the surrounding town centre and commercial 

environment and urban fabric and will not appear incongruous in this setting.  As I 

note in further detail later in my evidence, the topography, the surrounding context, 

and the location in the Pedestrian Precinct of the Town Centre, all combine to make 

this an appropriate site for a building of this scale and activities of this type. 

  

17. Whilst the building will present a prominent addition into the streetscape, that 

impact will be of a prominent landmark structure, adding visual interest and design 

coherence into an overall streetscape that is currently lacking such an intervention.   

  

PROPOSED HEIGHT AND NUMBER OF STOREYS   

  

18. The original proposal was for a seven storey hotel with ground floor retail, plus a 

rooftop deck.   Two storeys have been removed from this original proposal.  The 

architectural design, its integration within the existing streetscape, its detailing and 

materials remain unchanged from the original proposal.  The current proposal 

presents a well-modulated five storey structure with a rooftop bar.   
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19. The Plan’s urban design outcome for stepping provides an expectation that if 

buildings are to exceed height, then stepping should be provided.  I note that the 

street facing façades of the building do not provide stepping above the third floor, 

whereby the fourth and fifth floors would maintain the same vertical façade.  

However, the proposal does provide stepping in of the top restaurant/bar level.   

 

20. The following architectural drawings illustrate the significant reduction in height: 

Figure 1: West elevation 

Figure 2: Tuwharetoa Street elevation 
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Figure 3: Service lane 6 towards Robert Street elevation 

Figure 4: East elevation 

Figure 5: The proposal compared to existing and consented buildings 

 

Consented cinema The Base 

Hostel  
Height of permitted 3 

storey building 

adjoining subject site 

The current hotel proposal 
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21. The lowered height is similar to that of some of the existing and consented 

buildings in the town centre area, for example the nearby Base Hostel.  It will, 

therefore, not be as conspicuous as the original taller proposal.   

 

22. As noted in Mr Clark's evidence, the Plan’s use of maximum number of ‘floors’ to 

restrict building height, compared with the use of a fixed metre height limit, can 

result in buildings of varied height, and heights which sit relatively close to the 

height of the revised proposal.   

  

23. This can be seen by the cinema building (see Figure 5 above) that was recently 

consented on a site located on the eastern edge of the Taupō town centre, within 

the Retail Expansion Precinct.  The building complied with the Plan’s three floor 

limit and has a maximum building height of approximately 16.4 metres.  The 

appellant's permitted baseline scenario also involves a 16 metre high three floor 

building.   

 

24. As discussed above, the hotel will introduce a new built form of development with 

superior character, form and scale than currently exists within the area.  It will be 

viewed in the context of the surrounding town centre and commercial environment 

and urban fabric and will not appear incongruous in this setting.   

 

SITE SUITABILITY 

 

25. Tūwharetoa Street is generally considered as being at the heart of Taupō's 

entertainment and hospitality precinct.  The hotel will introduce a new built form of 

development with superior character, form and scale than currently exists within the 

area.  It will be viewed in the context of the surrounding town centre and 

commercial environment and urban fabric.  The evidence of Mr Coombs identifies 

that, topographically, the south-western corner of the town centre is more suited to 

accommodate larger buildings.  These factors, combined with its location amongst 

the Pedestrian Precinct and entertainment area, mean that it will not appear 

incongruous in this setting. 

 

26. There are a number of restaurants and bars along the northern side of 

Tūwharetoa Street and also Vine Eatery along the southern side.  These 

establishments encompass a number of outdoor eating areas alongside the wide 

footpaths. 
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27. Within the framework of the Plan, the proposal in this location will offer a unique 

opportunity for positive ground floor interaction with the public and surrounding 

laneway network.  It will both maintain and enhance the special characteristics of 

the Pedestrian Precinct of the Town Centre Environment.   

 

28. The unique design elements offered by the proposal are not guaranteed with a 

permitted three level development of the application site, which could, as of right, 

have more simplistic design elements that would not be considered through a 

resource consent process.  Putting the issue of the height of the building to one 

side, the overall result will be positive in this location from an urban design 

perspective. 

 

FAÇADE AND PRIVACY  

  

29. The proposal has a marginally larger bulk and mass than is currently typical in the 

immediate streetscape and precinct, but has been visually broken down into 

smaller components.  These are the:   

  

(a) eastern basalt/stone cladding area;  

 

(b) western pumice/concrete section; and  

 

(c) glazing that breaks up these areas in-between.   

  

30. This breaking up of the façade helps to integrate such a new and modern building 

into the town centre’s existing urban environment, and also assists in reducing the 

apparent bulk and scale of this building.  In visual terms the development would 

add coherence and interest, that is currently lacking, to the overall streetscape.   

  

31. Although this will constitute a significant change to the existing character of the site, 

I consider that this is appropriate for the site for the reasons previously identified.   

  

32. The high-quality architectural design and interactive street frontage will ensure that 

a high level of amenity is achieved.  The built form modulation gives the impression 

of multiple finer grain elements, providing diversity of colour, texture and visual 

interest.   

  

33. The undisrupted glazed area encompasses the majority of both the 

Tuwharetoa Street and Service Lane 6 street frontage, and the atrium and 
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thoroughfare from street level all the way to roof level.  This allows the public 

thoroughfare and the private hotel landing area on all levels to have access to 

direct sunlight and sky vistas, and ensures that the space is inviting and well-lit for 

the comfort of both the hotel residents and the public passing through on the street 

level.   

  

34. This is strongly supported by the Plan's aspiration to deliver a well scaled 

streetscape with good solar access.   

  

35. The hotel design’s two glazed frontages with balconies are facing 

Tuwharetoa Street and the Service Lane to the north and south respectively.  

Therefore, if neighbours wish to build new buildings on the eastern or western sides 

of the building, they will not have any issue with building right up against the 

proposed hotel building, thus mitigating any potential future issues of privacy.   

  

36. Patterned perforated metal horizontal shade panels located on the northern façade 

mimic the effect of dappled light on the hotel balconies.  This will help overcome 

any concerns of visual intrusion into hotel guests' rooms.   

  

STREETSCAPE AND PEDESTRIAN EFFECTS  

  

37. At ground level, the design introduces active, visually permeable and accessible 

frontages onto Tuwharetoa Street, and contributes toward the important urban 

design aspiration of the Plan to complete the laneway link structure through the 

central body of the town’s urban blocks to the lakefront.  This proposal achieves 

that aspiration, and what is more, it achieves it in a high quality way.   

  

38. If constructed, this proposal will play a key role in encouraging a strong pedestrian 

connection between the town centre area, Roberts Street, Lake Terrace and the 

waterfront, as illustrated in the "Lanes Network" section at page 76 of the Urban 

Design Guidelines, available as appendix 8 of the Section 42A Report, that is 

attached to Mr Clark's evidence as Appendix A.  This is shown in Figure 6 below. 
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Figure 6: Annotated extract from Urban Design Guidelines 

 

39. Whether the spaces fronting the laneway are occupied by bars, cafes, restaurants 

or retail, ideally there would be tenants that are open later than the standard retail 

shop time, to ensure that this thoroughfare has some passive surveillance and still 

feels alive and safe after sunset.    

  

40. Having outdoor dining that spills out onto the Tuwharetoa Street frontage and within 

the atrium’s thoroughfare will make the hotel’s street level feel lively, active and 

safe.   

  

41. Public access to the rooftop area is linked from the atrium street level.  Having all 

the lifts located next to one another and directly opposite the hotel reception allows 

easier surveillance of the lifts that service both the hotel residents and the public, 

who can only visit the rooftop level.   

  

42. The Hotel is almost fully wheelchair accessible – the thoroughfare and ground floor 

is level with the Tuwharetoa Street entrance and the paving will slope at a 

wheelchair accessible gradient to reach the difference in height at the lower Service 

The subject site 
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Lane 6 street level.  Lifts and generous passage ways and doors throughout the 

whole hotel ensure that any room on any level is wheelchair accessible.   

  

43. Whilst the main function of this proposal is hotel accommodation, the architect has 

taken care to ensure that this building will be welcoming to both hotel paying guests 

and the general public into the spacious, active ground floor retail plane.   

  

INTERIOR AND ROOFTOP   

  

44. I make the following observations of the effects of the chosen interior materials:  

  

(a) local pine timber used in soffits and ceilings will add warmth to the exterior 

and throughout the interior, including in the cool glazed atria; and   

  

(b) the sheer basalt wall could also incorporate a green wall to contribute to 

the natural and comfortable feel of the inside public thoroughfare.   

  

45. The rooftop level will be a new urban destination in Taupō's town centre.  It is 

envisioned as a true 360° unique panoramic view point of Taupō with the amenities 

of a bar, comfortable seating and pool area.  Native planting and built-in wind 

shelter measures will be used to ensure the comfort of the outdoor area.   

  

46. The clear swimming pool would provide dramatic theatre both day and night high 

above the 24 hour serviced entrance.    

 

47. This publicly accessible landscaped rooftop pool and bar, influenced in its design 

by an archetypal luxury yacht, with its gracious curved lines and timber infill 

flooring, will be a destination for both locals and visitors alike.   

  

ALIGNMENT WITH THE PLAN   

 

48. I agree with Mr Clark's summation of the relevant Plan provisions, and make the 

following further comments: 

  

(a) The essence of the proposal is to create a building that is well suited to 

Taupō’s needs, with architecture and a presence which reflects the 

environment and culture it is placed within.  This aspiration is well 

embedded in Plan.   
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(b) In terms of the visual bulk of the building, the combination of the setback 

of the upper level and the articulation of the building facades visually 

modulates the building and reduces its visual scale, which again is 

supported by the Plan.   

  

(c) Whilst what is proposed is a large and prominent development, it should 

be viewed in the context of the existing surrounding commercial town 

centre activities.  The form and height of the proposal would create a 

significant improvement into the town centre, as supported in the Plan.  In 

visual terms the development would add coherence and interest to the 

overall streetscape that is currently lacking.  This urban design outcome, 

again, is supported by the Plan.   

  

CONCLUSION  

 

49. The proposal offers a number of unique urban design elements that are not 

guaranteed with a permitted three floor development of the application site.  The 

Plan’s lack of urban design requirements for permitted activities can result in 

buildings that could, as of right, have more simplistic design elements that would 

not be considered through a resource consent process.   

 

50. The visual effects of the proposal and character and amenity matters, with an urban 

design focus, demonstrates the mitigating building design and layout factors would 

help integrate the additional building height and achieve positive ground floor 

interaction with the public and surrounding laneway network.   

 

51. I consider that the proposal will not result in a potential change of such significance 

that would likely lead to adverse effects on the Taupō town centre environment.  

From an urban design perspective, it is my view that the changes resulting from the 

proposal would be positive. 

 

 

Christopher Timothy Bailey   

19 December 2019  


