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INTRODUCTION 

 

Qualifications 

 

1. My full name is Darren Paul Clark.  I am an Intermediate Resource 

Consents Planner for the Taupō District Council (Council) and hold a 

Bachelor of Planning (Hons) from the University of Auckland.   

 

Experience 

 

2. I have worked at the Council for six and a half years, processing resource 

consents.  Prior to that I worked at Auckland Council for five years as a 

Planner engaged in a variety of roles, working in compliance and 

monitoring, subdivision work and consent processing.   

 

3. I have been a resident of Taupō for six and a half years.  Prior to that I 

regularly holidayed in Taupō for over 15 years at the family bach.   

 

4. I am familiar with the hotel site, the Taupō Town Centre and the general 

township.    

 

5. Of relevance to this appeal, I have worked on two resource consents for 

commercial buildings in the Taupō Town Centre. 

 

6. I was the author of the Council’s Section 42A Planning Report prepared 

in relation to the appellant's original hotel proposal, and appeared at the 

Commissioner Panel hearing for that application.  My report is attached 

to this evidence as Appendix A. 

 

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

Commissioner Panel hearing in December 2018. 

 

Code of Conduct 

 

7. 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 
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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 

 

8. This statement of evidence: 

 

(a) presents the Section 42A Report (Report) that I wrote relating 

to the original proposal; 

 

(b) sets out my views on the Commissioner Panel decision on the 

original proposal; 

 

(c) addresses the revised proposal in relation to height and number 

of storeys, and adopts the appellant's site description;  

 

(d) sets out the application of the Taupō District Plan (Plan), 

particularly in relation to: 

 

(e) provides an updated assessment of effects in relation to key 

issues; 

 

(f) discusses other relevant planning provisions; and 

 

(g) sets out my general agreement with the evidence filed by the 

appellant.   

 

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

of the applicant/appellant Cypress Capital Limited (Cypress), and the 

evidence of the Council's other witnesses.   

 

SECTION 42A REPORT 

 

10. The original proposal sought land use consent under the Plan, to 

construct an eight-storey hotel on the site.  The hotel comprised a ground 

floor of retail with hotel reception and lobby, seven levels of 
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accommodation and a rooftop spa, bar and restaurant on the eighth floor.  

Three basement parking levels were to be provided. 

 

11. My Report considered the effects of the proposal, matters raised by 

submitters and expert assessments.  It also considered the proposal 

against the planning framework of the Plan.   

 

12. The fundamental submitter concerns were in relation to the effects of the 

height of the building, number of storeys, earthworks and the integrity of 

the Plan.   

  

13. My Report concluded that, overall, the proposal would be visually 

compatible with the streetscape and general character and amenity of 

the Taupō Town Centre location.  The adverse effects of the proposal 

were considered to be appropriate, given the mitigating circumstances 

outlined in the effects assessment, ensuring the increased building 

height did not visually dominate the landscape and would maintain and 

enhance the character and amenity of the Town Centre. 

 

14. My conclusions reached in the Report remain unchanged. 

 

COMMISSIONER PANEL DECISION 

 

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

hotel proposal. 

 

16. The key differences between the Commissioners’ conclusions and my 

conclusions were around the appropriateness of the height of the building 

and number of storeys within the Taupō Town Centre and the alignment 

of the proposal against the Plan’s objectives and policies.    

 

Commissioners' conclusions on effects of height and number of storeys 

 

17. The critical matters were the effects of the proposal on town character 

and amenity, and visual impacts of the proposal, including shading. 

 

18. My conclusions on these matters were informed by expert evidence 

which demonstrated how the effects of the proposal were able to be 
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mitigated to an appropriate level in the context of the site’s location within 

the Taupō Town Centre.   

 

19. Expert evidence on visual landscape and urban design matters was 

provided by the expert for Cypress.  This evidence was peer reviewed by 

Council’s independent expert, Mr Coombs, who came to similar 

conclusions, at the hearing.  Mr Coombs' Peer Review is Appendix 2 of 

my Report (Appendix A of this evidence). 

 

20. My conclusions on these matters were also informed by my 

understanding of the planning framework of the Taupō District Plan.  

Factoring in the planning context, expert evidence, and submissions 

received, it was my view that effects of the proposal on the character and 

amenity of the Taupō Town Centre would be appropriate.   

 

21. The commissioners came to a different view, that:1 

 

Given the established character of the Taupō Town Centre, we are of 

the opinion that the proposal would not be in accord with the existing 

and anticipated urban form in the centre, that it would have a 

detrimental impact upon people’s appreciation of the pleasantness 

and aesthetic coherence of the town centre. 

 

22. They also stated, noting that the proposal is for a restricted discretionary 

activity: 

 

…we do not believe that the proposal satisfies all of those matters for 

which discretion has been reserved. 

 

23. In my view, the commissioners gave considerable weighting to the 

established character of the Taupō Town Centre.  In my view, this is not 

explicitly referred to in the assessment criteria.  I outline how I think 

character should be considered in my evidence.   

 

24. I also note that, in my view, the assessment criteria (including their urban 

design outcomes), need to be considered and weighed in a broader 

manner, and in a way that can be influenced by matters such as the 

permitted baseline, the character of surrounding built form (including 

                                                                                                                                    
1 Commissioner Panel Decision, Section 12 Conclusions, at 37. 
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future permitted and consented development enabled by the Plan), as 

well as site and locational characteristics.   

 

Commissioners' conclusions on compliance with objectives and policies   

 

25. My conclusions on these matters were informed by my assessment of 

the proposal’s effects, as well as my understanding of the planning 

framework of the Taupō District Plan.  It was my view that the proposal 

would be consistent with Plan’s objectives and policies.    

 

26. The commissioners came to a different view:2 

 

We conclude that the proposed building is contrary to the objectives 

and policies of the District Plan in relation to its proposed height and 

scale.   

 

27. The commissioners also stated in their conclusion: 

 

We have concluded that the District Plan objectives and policies set 

out a clear expectation that the existing character and amenity of the 

town centre will be maintained and enhanced.   

 

28. The commissioners’ view on the objectives and policies placed 

considerable weighting to retention of and maintaining existing character 

and a low-rise environment.  This is also reinforced in their discussion on 

precedent below:  

 

However, given the very clear direction contained in the District Plan 

regarding building height and maintaining a low-rise environment, it 

would seem appropriate that if there is a desire to permit higher 

buildings then this should be the subject of a change to the District 

Plan which would look at all relevant policies and objectives and the 

overall nature and scale of development in the town centre. 

 

29. My reading of the Plan’s objectives and policies is that they read in a 

more balanced manner of maintain and enhance, and they are not 

explicit in referring to retention of or maintaining existing character and a 

low-rise environment.   

                                                                                                                                    
2 Commissioner Panel Decision, Section 12 Conclusions, at 37. 
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30. The Town Centre Environment provisions prior to Plan Change 28 

referred to: 

 

The maintenance and enhancement of the existing character and 

amenity of the Town Centre Environment (Objective 3c.2.1). 

 

31. This wording changed through the plan change that resulted in the 

current Taupo Town Centre Environment provisions and reads:  

 

Maintain and enhance the character and amenity of the Taupō Town 

Centre Environment (Objective 3s.2.2). 

 

32. In my opinion, the change in emphasis in the objective is subtle, but 

highly important.  Therefore in my view, a more balanced approach 

should be taken to reading the objective and supporting policies.  This is 

discussed in my evidence.   

 

33. I also note that in my view, as a restricted discretionary activity above 3 

floors, the Plan provides for applicants to seek consent for additional 

floors.  The resource consent process is therefore available to consider 

the appropriateness of taller buildings on a particular site, primarily 

against the matters identified in the assessment criteria.   

 

REVISED PROPOSAL – HEIGHT AND NUMBER OF STOREYS 

 

34. The revised proposal involves a six-storey hotel building.  The building 

would have retail on the ground floor with hotel reception and lobby, four 

levels of accommodation and the top level comprising a rooftop bar, spa, 

and restaurant.  The total height of the building would be 21.6 metres.   

 

35. The proposal sees a reduction of two storeys compared with the original 

proposal.  This has involved the removal of two storeys of 

accommodation.   

 

36. Two levels of basement storage and garaging/parking are proposed.  

This is a reduction of one level, compared with the original proposal 

which had three basement levels. 
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37. The applicant has provided updated drawings, which compare the height 

and number of storeys of the proposal with nearby buildings, a consented 

cinema building and a permitted baseline scenario building.   

 

38. The cinema building was recently granted land use consent for 

non-provision of a full-length veranda, on a site located on the eastern 

edge of the Taupō Town Centre.  The building complied with the Plan’s 

maximum building height performance standard of a total height of three 

floors above ground level and is 16.6 metres high.   

 

39. The applicant’s permitted baseline scenario involves a 16 metre high 

three storey building.  I accept this as a realistic permitted building height. 

 

40. These drawings demonstrate how the Plan’s use of maximum number of 

‘floors’ or storeys to restrict building height in the Taupō Town Centre 

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

result in buildings of varied height, and permitted building heights which 

sit relatively close to the height of the revised proposal.   

 

SITE DESCRIPTION 

 

41. I adopt Ms Eagles’ description of the site, provided on page 5 of her 

evidence.  I note that previously un-restricted public use of the site as a 

parking lot has now changed.  The site has been consented for a 

temporary pop-up bar retail activity during the summer months until 

March 2020.   

 

APPLICATION OF PLAN   

 

Zoning and Rules 

 

42. The applicant site is zoned Taupō Town Centre Environment – 

Pedestrian Precinct in the Plan.  Tuwharetoa Street and Service Lane 6 

are both classified as Local Road (lowest) under the Plan Roading 

Hierarchy.  The Plan environment zoning is shown on the map in 

Appendix B.   
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43. The proposal requires a restricted discretionary activity consent due to 

infringements of the Town Centre Pedestrian Precinct Environment 

performance standards relating to: 

 

(a) access crossing width; 

 

(b) maximum depth of earthworks; 

 

(c) building setback to Service Lane 6 and Tuwharetoa Street; 

 

(d) building height; 

 

(e) shop frontage (glazing) to Service Lane 6; and 

 

(f) veranda width and length to Service Lane 6. 

 

44. A table is provided in Appendix C which details the performance 

standards, their requirements, and the revised proposal’s non-

compliances.   

 

Taupō Town Centre Provisions 

 

45. The Taupō Town Centre Environment is the primary centre for 

commercial activities within the Taupō District.  The Town Centre 

provisions of the Plan permit all activities except those considered to be 

industrial.  There are three precincts (sub zones) within the Town Centre 

with slightly different intended outcomes for each precinct.   

 

46. The Town Centre (Pedestrian Precinct) is the heart of the Town Centre   

and has a primary focus on the street environment for pedestrians, giving 

a focus to the provision of shelter through verandas, the walking 

environment through the controls on street signage, limitations on vehicle 

crossings through the provision of Service Lane networks, and 

interaction with ground floor business activities with minimum glazing 

requirements and limiting signage.  It also has no requirement for on-site 

parking in order to encourage the full utilisation of the site for floor area 

with limited breaks to the continuity of the streetscape and pedestrian 

flows.  The subject site is part of this sub-zone. 
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47. The Town Centre (Retail Expansion) sub-zone is to the east of the 

Pedestrian Environment and is for some of the larger retail offerings.   It 

does not require the same shop frontage window display as the 

Pedestrian Environment but does continue the focus on pedestrians with 

a requirement for the provision of verandas. 

 

48. The Town Centre (Fringe Commercial) sub-zone is to the north of the 

Pedestrian Environment across Spa Road.  This area is more suitable 

for destination shopping and unlike the Pedestrian Environment and 

Retail Expansion is required to still provide on-site parking.  The 

pedestrian environment is not as important as other parts of the Town 

Centre, with no requirement for verandas. 

 

49. Each sub-zone within the Town Centre is subject to the same permitted 

height limit of three floors above ground level.  This creates the 

opportunity for variations in the overall above ground height throughout 

the Town Centre and enables for a noticeably higher level than the 

Residential Environments that adjoin the Town Centre, that have an 

eight metre height limit. 

 

50. Although there are three sub zones to the Taupō Town Centre, the 

central focus is for a vibrant, compact centre that is an attractive place to 

visit and undertake business. 

 

Height in the Town Centre 

 

51. As noted above, the provisions for height across the Taupō Town Centre 

Environment are consistent at three floors for a permitted activity.   

 

52. The use of floors as a means to control building height is unique to the 

Taupō Town Centre Environment and is unlike all other Environment 

zones in the Plan.  Building height for all other zones is specified in 

metres, with different height limits for each zone.  For example, the height 

limits are (generally) eight metres in Residential areas, 10 metres in 

Rural areas, and between 12 and 16 metres in Industrial areas.   
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53. The use of floors was a deliberate change (amongst others) brought in 

through Plan Change 28, which became operative in March 2015.  The 

previous standard for development in the Taupō Town Centre was an 

eight metre height limit and 45 degree shading plane control.   

 

54. Helpful background information is provided in the 2011 Taupō Urban 

Commercial and Industrial Structure Plan (TUCISP) which preceded and 

was a basis for Plan Change 28.  The Implementation section on Building 

Height, on page 62 of the TUCISP, states: 

 

One of the consistent messages from the community has been the 

preservation of the low rise character of the town centre.  Balanced 

with this is the need to meet commercial aspirations to maximise the 

potential of town centre properties, and encourage a compact town 

centre location. 

 

Also of growing influence is the desire to promote a greater mix of land 

uses in the town centre.  Encouraging commercial accommodation 

activities and residential living into the town centre will contribute to 

greater vibrancy, increased safety – particularly at night – and 

increased footfall with the associated economic benefits for retailers 

and food establishments.   

 

Currently the District Plan has an 8m height limit at the front and then 

a 45 degree plane stretching back into the property.  The intent is to 

shift to a height limit over the entire property of three storeys.  This 

would achieve a reasonable balance between the community desire 

to maintain a low rise feel to the town centre, while also enabling land 

owners to achieve redevelopment aspirations. 

 

Within a three storey limit there is the potential to have a mix of uses 

like retail, office and residential.  Any increase in the number of people 

living in the town centre is expected to happen slowly.  However 

enabling such change is important if the associated benefits are to be 

achieved in the long term. 

 

Experience with provisions suggests that people tend to build at the 

maximum allowed.  This can create uniformity.  In contrast, using the 

number of storeys as a limit will result in different rooflines and 

architectural features like gables.  It also allows more flexibility for 

different stud heights to suit the different uses within a building. 
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It is anticipated that there may be some sites where higher buildings 

could be appropriate.  This might reflect the needs of a particular use 

like a hotel, or the characteristics of a particular site like a corner site 

or an entry to the town centre.  It is difficult to identify these sites in 

advance of a specific land use so it is proposed to use the resource 

consent process to determine appropriate sites based on a particular 

development scenario. 

 

55. The above direction from the TUCISP is carried over into the explanation 

of Objective 3s.2.2 in the Taupō Town Centre Environment provisions, 

where paragraph 4 reads: 

 

Threats to the Town Centre Environment include structures of an 

inappropriate scale.  Building envelopes will ensure that the intensity 

of activity within these Environments can increase while retaining the 

existing visual character of the area.  Part of the character is the 

relatively low rise development that prevails, consisting mainly of one 

or two story buildings.  At the time of preparing the TUCISP, general 

feedback from the community supported the retention of this scale of 

development.  There is a three floor maximum height limit for buildings, 

which provides for a considerable increase in floor space, while 

maintaining a scale of development consistent with the existing 

character. 

  

56. Paragraph 8 reads: 

 

While the permitted height limit for buildings within the Town Centre 

Environment is three storeys, there may be circumstances where a 

particular development such as a hotel, seeks resource consent to 

exceed this height.  On an appropriate site, this may create the 

opportunity for a land mark building, without necessarily detracting 

from the scale and character of the remaining town centre.  As part of 

the consideration of such a development through the resource consent 

process, assessment of desired urban design outcomes would be 

expected. 

 

57. In addition to the change in height limit, another significant change to the 

Town Centre provisions from Plan Change 28 was in relation to provision 

of on-site parking.  By removing the requirement for on-site parking within 

the Pedestrian Environment, the opportunity for redevelopment to “'fill” a 
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site was enabled and with that an increased floor area opportunity.  

Overall, I consider that the intention of the Town Centre provisions with 

regard to character and amenity was to enable a more vibrant and better 

quality town centre, with improved function and urban design attributes. 

 

58. Since the introduction of the new Taupō Town Centre Environment 

provisions, a handful of buildings have been consented (with permitted 

building height).  I have been the processing planner for two of those new 

building developments, being: 

 

(a) the completed redevelopment of the Whitcoulls & Postie Plus 

(retail) building on Horomatangi Street (Pedestrian Precinct).  

The building has an approximate maximum height of 

7.5 metres comprised of one floor, with a sloping mono-pitch 

roof; and 

 

(b) the approved, yet to be constructed, cinema building on 

Horomatangi Street (Retail Expansion Precinct).  The building 

is to have an approximate maximum height of 16.6 metres 

comprised of three floors, with a mono-pitch roof. 

 

59. In addition to the above, a new commercial building (offices and a gym) 

has been constructed on Tuwharetoa Street (Retail Expansion Precinct).  

The building has an approximate maximum height of 10.7 metres 

comprised of two floors, with a gable roof. 

 

60. A new commercial building which houses Chef’s Compliments (retail) has 

been constructed on Gascoigne Street (Pedestrian Precinct).  The 

building has an approximate maximum height of 6.7 metres comprised 

of one floor, with a mono-pitch roof. 

 

61. Each of these redevelopments have minimised parking and maximised 

floor area on their sites within the permitted height controls, reflecting the 

outcomes and intent of the change in the Town Centre provisions.  The 

bold text above, demonstrates the height variations relative to the 

number of floors. A map showing the locations of these buildings is 

attached as Appendix D. 
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62. In my view, the introduction of the three floors height limit, rather than a 

definitive height metric, into the Town Centre Environment provisions 

seeks to achieve a balance between trying to keep a general low rise 

character to the town centre, whilst also being enabling by providing 

flexibility for a range of building heights - as determined by the economic 

needs and design requirements for a particular use of a site.   

 

63. The building examples I have outlined above, demonstrate the height 

variations that can be achieved within the permitted three floors, as 

compared to the previous height limit where the maximum height at the 

street frontage would have made these new multi-level buildings 

non-compliant. 

 

64. This desire for balance between maintaining and enhancing character 

and amenity, as well encouraging increased redevelopment of town 

centre properties is demonstrated by Objective 3s.2.2 and Policy ii.a, 

which states: 

 

Maintain and enhance the character and amenity of the Taupō Town 

Centre Environment by controlling the bulk, location and nature of 

activities through: 

a. the provision of maximum allowable heights for given 

locations or precincts to enable the maximum development 

of usable floor area to provide a sense of enclosure to the 

streetscape. 

 

65. My view is that the text above is central to the Plan’s maximum building 

height limit of three floors for buildings in the Taupō Town Centre.  For 

the purposes of controlling building bulk, it refers to the maximum 

allowable height in an enabling sense to allow for greater development 

of properties (as opposed to limiting development). 

 

66. The proposal is the first new building within the Town Centre that seeks 

to exceed the Plan’s limit of three floors. 

 

67. As a restricted discretionary activity, the Plan is open for applicants to 

seek consent for additional floors.  The resource consent process is 

therefore available to consider the appropriateness of taller buildings on 

a particular site against the matters identified in the assessment criteria.   
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Building Uses and Established Heights in the Town Centre 

 

68. The majority of buildings within the Town Centre are used for retail and/or 

office space and these are up to two storeys.  Considering the pre Plan 

Change 28 context for building height, it is not surprising to find that one 

or two storeys is the predominant built form within the Taupō Town 

Centre.   

 

69. Buildings greater than two storeys typically have either commercial 

accommodation activities or residential activities.  This can be seen by 

the two backpacker accommodation buildings on Tuwharetoa Street, the 

residential apartment buildings along Tamamutu Street east of 

Pak’n’Save, and two buildings within the core Pedestrian Precinct. 

 

70. Other taller buildings are for specific uses such as the Great Lake Centre 

in the Domain, the existing Starlight Cinema and Pak’n‘Save.  Ms Eagles’ 

evidence accurately details the higher buildings around the Town Centre.   

 

71. From this observation it appears that, within the Taupō context, taller 

buildings have been used for activities other than retail or office 

purposes. 

 

72. Since the change in the Town Centre provisions, this is the first 

application for commercial visitor accommodation in the Town Centre. 

 

73. It is within this context that I now turn to assess the proposal against the 

relevant assessment criteria.   

 

ASSESSMENT OF EFFECTS 

 

74. Land Use Rule 4g.2.3 states:  

 

Any activity which does not comply with any of the performance 

standards for permitted activities, is a restricted discretionary 

activity, with Council’s discretion being restricted to only the matters 

on non-compliance specified in that standard. 
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75. The non-compliances with the performance standards trigger a restricted 

discretionary status under Rule 4g.2.3 of the Plan.  These relate to the 

following performance standards: 

 

(a) 4g.1.3 – Parking, Loading and Access, in relation to the 

maximum width of the western Service Lane crossing (6.5.7 

Vehicle Crossing Requirements); 

 

(b) 4g.1.6 – Maximum Earthworks; 

 

(c) 4g.1.8 – Building setback; 

 

(d) 4g.1.9 – Maximum Building Height; 

 

(e) 4g.1.10 – Shop Frontage; and 

 

(f) 4g.1.11 – Verandas. 

 

76. As a restricted discretionary activity, only matters to which the Plan 

restricts discretion are able to be considered.   

 

77. The Plan sets out in 4g.1 the “Assessment Criteria” which are prefaced 

by a note that:  

 

the assessment criteria used when assessing Restricted Discretionary 

Activities will be those criteria pertaining to the failed performance 

standard(s).   

 

78. For restricted discretionary activities, the Plan restricts discretion to failed 

standards.  Therefore, the general criteria and development criteria are 

not considered further. 

 

79. The two main non-compliances are with building height and earthworks.  

The matters to which the Plan restricts discretion in relation to these 

issues are listed under 4g.4.3 and 4g.4.6.  There will also be small 

non-compliance with other performance standards, namely parking, 

loading and access, shop frontage, and verandahs.   The matters to 

which discretion is restricted in relation to the standards are set out in 

4g.4.5, 4g.4.9 and 4g.4.10. 



  
32933492_1.docx Page 16 

 

Building Height  

 

80. I assess the proposal against each of the criteria listed in 4g.4.3 below.  

It is worth noting that these criteria are not exclusive to height, as 4g.4.3 

relates to both height and building setback. 

 

4g.4.3.a.i. 

 

81. This criterion requires consideration of:  

 

The extent to which the proposed building height or setback will: 

i. adversely affect the streetscape and general character and amenity of 

the Taupō Town Centre location 

 

82. In my view, this criterion is focussed on the visual appropriateness of the 

increased building height.  Bulk, form and scale are the critical elements 

for consideration. 

 

83. To assist with assessing this criterion for over height buildings, urban 

design outcomes are provided within 4g.4.3.e which relate to: 

 

(a) minimising shading of public space; 

 

(b) buildings should step down towards the street edge at intervals 

to integrate with the scale of existing built form; and 

 

(c) buildings should frame public space and create landmark and 

entry statements. 

 

84. I will address shading effects separately under criterion 4g.4.3.b. 

 

85. Before I consider the specific urban design outcomes, I will first provide 

a general assessment of the proposal in terms of its overall height and 

effects on the streetscape and general character and amenity of the 

Taupō Town Centre location. 

 

86. The proposed building would have a maximum height of 21.6 metres.  As 

the tallest building in the Taupō Town Centre it will, if built, be of a scale 
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that is visually greater than the predominant existing built form that 

characterises the Taupō Town Centre.   

 

87. The maximum permitted building height limit of three floors sets a clear 

expectation to the community that this is the ‘default’ permitted height 

level for buildings in the Town Centre but does not create certainty as to 

what that will actually be because of the use of floors as the measure.    

 

88. The character of the existing built form in the Taupō Town Centre is 

predominantly one of low-rise, one or two storey buildings.  I note that 

retention of the low-rise look and feel of the Town Centre was a common 

theme in the submissions for the original proposal.   

 

89. However, there is a scattering of taller buildings which provides some 

mixed character and variety in building heights.  The existing 

environment description provided in paragraph 6.1 of Ms Eagles’ 

evidence accurately details the higher buildings around the Town Centre.   

 

90. Existing taller buildings were established under previous planning 

regimes, but they nonetheless shape the established character in the 

Town Centre that exists today.  These buildings demonstrate that 

buildings of greater scale and height than the predominant surrounding 

built form can exist without significantly detracting from the amenity and 

character of the Town Centre. 

 

91. In my view, the character of the built form in the Taupō Town Centre, 

should also factor in the environment that might exist in the future as a 

result of permitted activities that may be undertaken as of right, as well 

as consented activities.  In general, therefore, in the Taupō Town Centre, 

the existing environment includes buildings up to three floors. 

 

92. As discussed earlier in my evidence, the Plan’s use of a maximum 

number of floors to restrict building height, as opposed to the use of a 

fixed metric height limit, can result in buildings of varied height, and 

heights which sit relatively close to the height of the revised proposal.   

 

93. This can be seen by the cinema building that was recently consented on 

a site located on the eastern edge of the Taupō Town Centre.  The 
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building complied with the Plan’s three floor limit and has a maximum 

building height of approximately 16.6 metres.  The applicant’s permitted 

baseline scenario also involves a 16 metre high, three floor building. 

 

94. I also note the recently constructed Whitcoulls & Postie Plus building has 

a relatively high roof for a single storey building, being 7.5 metres.  This 

is only around a third the height of the proposal, but it reinforces the range 

of heights that can be achieved for floors, as dictated by their intended 

function or for design purposes.  The revised hotel proposal is 

21.6 metres comprised of six floors (including the rooftop level).    

 

95. Therefore, in my view, whilst the Plan’s three floor height limit seeks to 

set a general permitted scale of development to help keep a low rise feel 

for the Taupō Town Centre (as discussed in the earlier section ‘Height in 

the Town Centre’); it also allows considerable flexibility for a variety of 

building heights within the permitted three floors.  This enables buildings 

that are taller than the predominant low rise existing character.  This is 

important context for how I think additional floors and height should be 

assessed.   

 

96. Turning to the effects of the proposal’s height and number of storeys; the 

evidence of Mr Coombs demonstrates how the site’s low-lying location 

would reduce the wider prominence of the building.  The site’s location 

within the wider Town Centre, its proximity to other tall buildings, 

vegetation and specific site characteristics, naturally result in a site that 

is capable of accommodating greater building height without necessarily 

detracting from the surrounding scale and character of the Taupō Town 

Centre.   

 

97. The additional building design elements of the proposal would further 

help to reduce the perceived scale of the building and number of storeys, 

ensuring visual effects on the streetscape and character and amenity are 

appropriately mitigated. 

 

98. The evidence of Mr Bailey provides an urban design focus, with further 

analysis of the specific design features of the building that would help 

integrate the height and number of storeys with the streetscape and 

surrounding area.  His evidence also demonstrates how the context of 
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the site and its location within the urban fabric of the Town Centre would 

enable the proposal to sit comfortably into its surrounds.  The proposal 

will maintain and enhance the special characteristics of the 

Pedestrian Precinct. 

 

99. I note paragraphs 6 and 7 of the Plan’s explanation to Objective 3s.2.2, 

which state:  

 

Development, within the Pedestrian Precinct, has established a certain 

character of building with typical street level characteristics different 

from the remainder of the Town Centre Environment.  Buildings 

include features such as display windows, verandahs and general 

shop frontage.  These features form an inherent part of the Pedestrian 

Precinct and also add to the wider town centre amenity and are mainly 

provided for pedestrian benefit. 

 

A higher intensity and scale of activity is generally found within the 

Pedestrian Precinct than the wider Town Centre Environment.  The 

protection of the characteristics of the Pedestrian Precinct area will 

ensure the distinction between these areas, which occurs through the 

change in intensity, is retained… 

 

100. These urban-design matters are addressed in more detail below when I 

respond to the urban design outcomes listed under the assessment 

criteria (4g.4.3.e.). 

 

Urban Design Outcomes 

 

101. I shall now assess the effects of the height and number of storeys in 

relation to the specific urban design outcomes within the assessment 

criteria. 

 

102. The Plan’s urban design outcome for stepping provides an expectation 

that, if buildings are to exceed permitted height limits, 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 and bar level.   
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103. The key visual and urban design related effects of the lack of stepping in 

the building are analysed in detail in the evidence of Mr Pryor, Mr Allen, 

Mr Coombs and Mr Bailey.  I intend to provide some planning context on 

how the urban design outcomes should be considered, within the 

framework of the Plan.   

 

104. The introduction (section 3s.1) of the Town Centre Environment 

Objectives and Polices states the following: 

 

The Taupō Town Centre has undergone structure planning, which is 

encapsulated in the 2011 Taupō Urban Commercial and Industrial 

Structure Plan (TUCISP).  This document provides a Vision, guidance 

and direction for urban renewal and new development of both the 

public and private realm within the Taupō Township, and the Plan 

provisions relating to the Taupō Town Centre reflect the high level 

goals contained in the TUCISP.  There is a strong emphasis on 

achieving quality urban design outcomes in the TUCISP, and although 

the Plan does not provide this same level of detailed direction, it 

provides the statutory implementation of the urban design objectives 

contained in the TUCISP.  Activity requiring a resource consent will be 

expected to demonstrate an appropriate level of response to achieving 

quality urban design outcomes. 

 

105. It is recognised that the TUCISP provides an array of urban design 

guidelines, however, ultimately, only some of those guidelines have 

made it into the Plan as urban design outcomes listed under the 

assessment criteria in 4g.4.3.   

 

106. The outcomes are not performance standards or rules, they are 

guidelines to be considered in conjunction with the assessment criteria 

for an over-height building as a restricted discretionary activity.  In my 

view, the weighting afforded to the guidelines through the resource 

consent assessment process, can be influenced by matters such as the 

permitted baseline, the character of the surrounding built form, as well as 

site and locational characteristics.   

 

107. Drawing No A.206 Rev A in Mr Allen’s evidence demonstrates how a 

permitted building could realistically reach a height of approximately 

16 metres, which is equivalent to half way up the fifth floor of the 
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proposed building.  The evidence also demonstrates how the consented 

cinema building also achieves a permitted building height of 16.6 metres.   

 

108. These building examples comply with the permitted three floors and 

demonstrate how the flexibility provided by the Plan’s unique way of 

controlling building height, can allow for permitted built form that sits at a 

similar height as the fifth level of the proposal.   

 

109. Relating this back to the stepping guideline, it is my view that, whilst the 

proposal does not provide stepping in of floors four and five, it is clear 

that a similar height of building and general building bulk could be 

achieved in the Town Centre as a permitted activity.   

 

110. The building examples also demonstrate how the Plan’s lack of urban 

design requirements for permitted activities can result in buildings that 

feature relatively little visual interest and stepping in of their street-facing 

façades designs.  This is compared with the proposal, where the 

combination of the setback of the upper level, architectural modulation, 

façade relief, openings and a mix of textures in building design, help 

enhance the visual interest of the building its interface with the street and 

reduce its visual scale.   

 

111. Mr Bailey’s evidence is that the proposal provides a high quality urban 

design outcome, which in my opinion is entirely consistent with the 

introduction to the Town Centre Objectives and Policies. 

 

112. It is my view that the visual effects of the increased height would be able 

to integrate with the scale of existing built form in this particular location 

(including how it might exist in the future as a result of permitted activities 

that may be undertaken as of right, as well as existing consented 

activities).   

 

113. With respect to the outcome that over height buildings should frame 

public space and create landmark and entry statements, I rely on the 

evidence of Mr Coombs and Mr Bailey.   

 

114. The proposal will offer a unique opportunity for positive ground floor 

interaction with the public and surrounding laneway network.  This can 
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be seen by the features such as the ground floor public atrium 

thoroughfare and retail spaces spilling out onto the street.  The 

thoroughfare would have high visibility and an atrium with views to the 

sky.  This would act as a focal point drawing people in from the public 

laneway network to the north and the laneway to the south (which is 

privately owned but has a public open space function). 

 

115. These unique design elements and enhancements offered by the 

proposal are not guaranteed with a permitted three storey development 

of the site, which could, as of right, have more simplistic design elements 

that would not be considered through a resource consent process. 

 

116. In particular, the site does not actually have a formal laneway or provision 

for one under the Plan, and it is solely private land.  Instead, the site has 

a pedestrian right of way easement in gross to the Council.  The 

Certificate of Title which contains the relevant Easement Instrument is 

attached as Appendix E.   

 

117. I note that the Easement Instrument appears to have very basic terms in 

respect of the minimum width and height of access required.  This is 

unlike the other existing laneways towards the north of the Town Centre, 

which are specifically identified as laneways under the Plan, with 

associated specific performance standards that apply to buildings that 

front them.   

 

118. Although not a laneway, the outcomes sought for laneways are in my 

opinion achieved for this pedestrian link by providing a weather safe 

connection between Roberts Street and Tuwharetoa Street, creating 

interest at street level, as well as security from the hotel lobby and floors 

above. 

 
119. As outlined in the evidence of Mr Bailey, there are a number of elements 

of the proposal that will help integrate the additional building height and 

achieve positive ground floor interaction with the public and surrounding 

laneway network.  These include extensive glazing and active frontages 

in the atrium and creating a hospitable and safe pedestrian environment.   

 

120. In summary, based on the evidence of Mr Coombs and Mr Bailey, and 

the planning context I have outlined, the effects of the increased building 
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height on the streetscape and general character and amenity of the 

Taupō Town Centre location will be appropriate. 

 

4g.4.3.a.ii.   

 

121. This criterion requires consideration of:  

 

The extent to which the proposed building height or setback will: 

…  

ii. reduce the privacy or outlook of adjoining allotments; 

 

122. This refers to ‘adjoining’, however I consider it reasonable to also address 

those allotments that are directly adjacent to the site but-for being 

separated by road.   

 

123. Cooper Family Investments Limited (CFIL) own the adjoining property to 

the east which contains the Vine Eatery and Farmers building (37 to 

47 Tuwharetoa Street).  They also own the building on the corner of 

Tuwharetoa Street and Ruapehu Street (46 Tuwharetoa Street) which 

contains Indian Affair.  The property at 46 Tuwharetoa Street is not 

considered to be within the scope of ‘adjoining’ so I shall consider the 

privacy and outlook effects only on the Vine and Farmers building at 37 to 

47 Tuwharetoa Street. 

 

124. CFIL have not raised privacy or outlook as a primary concern, however I 

will briefly cover off these matters below. 

 

125. The Vine Eatery and Farmers building are used for commercial purposes 

and do not contain any residential activity.  In my view, residential 

activities are more sensitive to privacy intrusion than commercial 

activities.  However, it is acknowledged that a loss of outlook can still 

adversely impact on the amenity of commercial properties and this will 

be addressed.   

 

126. The Vine Eatery and Farmers building has small windows along the party 

wall which abuts the site’s eastern boundary.  These appear to be 

covered over.  These will be ‘blocked’ in by the proposal, however this 

would also happen with a permitted three storey building developed on 

the site. 
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127. The remainder of the Vine Eatery and Farmers building is roofed over.  

As such, there is no general outlook from this building towards the 

proposal.  The difference in visual effect between the proposal, compared 

with a permitted three storey building, is considered to be insignificant in 

this respect. 

 

128. Even if the site of the Vine Eatery and Farmers building was to be 

redeveloped with a permitted three storey building, this could of course 

be matched by the height of what a permitted building could reach on the 

proposal site.   

 

129. I also concur with Mr Allen’s evidence which demonstrates that a plant 

room and mechanical equipment could be established on top of a 

16 metre high permitted building as of right, given such structures are not 

‘levels’ but are rather service-related features.  These features can add 

to a building’s height and dominance which could reduce outlook from 

adjoining allotments, but are unrestricted by the Plan.   

 

130. Bearing of all these factors in mind, I consider the outlook effects 

generated by the height of the proposal on the Vine Eatery and Farmers 

building site, both in its current form and should future permitted 

development occur, to be minor.   

 

131. In respect of Mr Henson’s concerns, I understand that he does not own 

or occupy any adjoining allotments.  Mr Henson has raised privacy as a 

matter of concern, however I do not consider that privacy effects beyond 

these effects on adjoining allotments are a relevant matter for 

consideration, under the assessment criteria. 

 

132. The owners and occupier of other adjoining allotments to the north, west 

and south are not in opposition to the proposal, so I do not provide further 

analysis in terms of privacy effects on them. 
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4g.4.3.a.iii.   

 

133. This criterion requires consideration of:  

 

The extent to which the proposed building height or setback will:      

…  

iii. have an overbearing effect on other allotments within the Taupō Town 

Centre Environment. 

  

134. As discussed above, CFIL own adjoining properties.  They also own other 

commercial buildings along the eastern side of Ruapehu Street.  I 

understand that Mr Henson does not own or occupy any allotments in the 

vicinity of the proposal, but that he may be associated with people who 

own or occupy nearby allotments.   

 

135. Overbearing effects are not a specific issue that has been raised by Mr 

Henson, but I consider it to fall within the general matter of visual effects 

from the increased building height, which was a matter raised by 

Mr Henson.   

 

136. I consider overbearing effects are interrelated with effects on outlook, i.e.  

the visual dominance of a building can have an overbearing visual effect 

on an allotment and interfere with the outlook from that allotment. 

 

137. For similar reasons to those above, the visual dominance effects 

resulting from the proposal, in my view, will be similar to those effects 

that could be generated by a permitted activity.   

 

138. The visual effects of the proposal on the wider Town Centre have been 

considered in the evidence of Mr Coombs and Mr Bailey, who 

demonstrate how the effects of the increased building height and number 

of storeys can be appropriately mitigated.  Both Mr Bailey and Mr 

Coombs identify this location as assisting in enabling the effects of a 

higher building to be appropriately accommodated.   
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4g.4.3.b.   

 

139. This criterion requires consideration of:  

 

The extent of additional shading from the projection, including the amount of 

shadow cast and the period of time the adjacent allotments or the street is 

affected. 

 

140. I note that this criterion refers to ‘projection’.  The Oxford Dictionary 

defines ‘projection’ as “something that sticks out”.  For something to stick 

out, it must require a relative fixed position to begin with.  In my view, 

reference to projection would make sense when referring to something 

that protrudes beyond a fixed metric height limit.   

 

141. However, given that the Plan has no definitive fixed height limit for 

buildings in metre terms, I take the meaning of projection to be the 

increased building height over which a permitted three floor building 

could realistically establish in the Taupō Town Centre Environment.   

 

142. Myself, and Mr Coombs, accept the applicant’s permitted baseline 

comparison of a 16 metre high three floor building as being a realistic 

permitted building height.   

 

143. To help assess shading effects, the urban design outcome listed under 

4g.4.3.e.i states:  

 

New buildings should be designed to minimize overshadowing of 

public space.  Buildings on the northern and western sides of public 

space should not exceed a 1:3 height to width ratio to ensure the space 

receives at least two hours of sunlight during peak activity periods (i.e.  

12pm- 2pm) in winter. 

 

144. The evidence of Ms Eagles, Mr Pryor and Mr Coombs assesses the 

shading effects in detail and I accept and rely on their evidence.  I make 

the following additional comments. 

 

145. The closest public space areas are Tuwharetoa Street and its wide 

promenade-like footpaths, the Service Lane to the south, and the 
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laneway to the south to Roberts Street, which is privately owned, but has 

a public space function. 

 

146. The shading diagrams provided in Mr Allen’s evidence demonstrate the 

shadows that would be cast by the proposal, compared with the shadows 

that would be cast by a permitted building on the site. 

 

147. It is evident from those diagrams that the shading that would be 

generated by the proposal on those open space areas during the critical 

midday to 2pm times is very similar to the shading that would result from 

a permitted building on the site.   

 

148. I also concur with Ms Eagles evidence that, in addition to the above, 

during the key times between 10am to 3pm, the public spaces retain 

significant access to sunlight, which Ms Eagles advised is consistent with 

best practice for shading assessment to public places.   

 

149. The proposal would generate some additional shading occurring early 

evening to Tuwharetoa Street during summer.  Excessive shading is 

largely avoided due to the orientation of the site on the southern side of 

Tuwharetoa Street.   

 

150. Tuwharetoa Street is a key entertainment and dining street with a 

collective of bars and restaurants and associated vibrancy.  Access to 

evening sunlight adds to the ambience of the street and the indoor and 

outdoor dining areas.  However, the provision of large verandas over the 

footpath and outdoor dining areas does naturally create shade and limit 

direct sun access to those areas. 

 

151. The shading diagrams demonstrate that a permitted building on the site 

could still generate shading effects on Tuwharetoa Street during summer 

evenings.  As such, shading at that time is to be expected and is 

anticipated, based on what the Plan enables as of right.  The increased 

shading generated by the increased building height, in my view, will not 

be notable compared with shading that could be cast by a permitted 

building. 
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152. Shading to Service Lane 6 is proposed to be addressed via a condition 

of consent requiring provision of a detailed design of the new raised 

pedestrian walkway in Service Lane 6 prior to construction (proposed 

Condition 12). 

 

153. The avoidance of shading on public roads later in the day removes frost 

and ice risk during winter.  The Council’s engineering witness, Mr Keys, 

is satisfied that are no significant safety risks from increased shading. 

 

154. With respect to shading effects on adjoining and adjacent allotments, 

CFIL has raised the issue of shading of their adjoining property to the 

east which contains the Vine Eatery and Farmers building.  I address this 

as follows. 

 

155. The shading diagrams demonstrate that there would be some increased 

shading impacts on parts of CFIL's building, primarily during winter, and 

to a lesser degree during spring and autumn.  However, the impact would 

be of a relatively short duration, from 2pm until sunset, and affects parts 

of the roof of CFIL's building.   

 

156. The orientation of the site, relative to CFIL's building will ensure their 

building is not subject to prolonged all-day shading.  A permitted three 

floor building would still generate shading of their building.   

 

157. In summary, the shading effects of the proposal on key public spaces 

would be largely mitigated due to the orientation of the site, and are 

comparable with the shading effects of a permitted three floor building.  

There would be some increased shading on adjoining and adjacent 

allotments, however this will take place over limited time periods and 

areas.  I do not consider these effects to be significant. 

 

4g.4.3.c.   

 

158. This criterion requires consideration of:  

 

The extent to which the projection is necessary due to the shape or nature 

and physical features of the allotment. 
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159. This relates to the necessity of a building exceeding height limits, based 

on the shape, nature and features of the site.  In my view, this applies 

where, for example, a sloping site necessities a building exceeding height 

limits in areas where the ground level drops.   

 

160. The site is generally level and I not see any site-specific features relevant 

for consideration here.  The projection is generated by the applicant’s 

desire for a higher building than permitted.  The shading effects of the 

projection have been considered above. 

 

4g.4.3.d.   

 

161. This criterion requires consideration of:  

 

Proposed methods for the avoidance, remedying or mitigation of potential 

adverse effects, and the degree to which they would be successful including: 

i. the extent to which topography, alternative design, planting or 

setbacks can mitigate the adverse effects of the extra height. 

 

 

162. This criterion relates to mitigating factors which have already been 

discussed in my assessment.  I will not consider this criterion any further.   

 

Building Setback 

 

163. The proposal includes two discrete non-compliances of performance 

standard 4g.1.8 which requires all buildings must be built up to the front 

boundary for the full length of the site frontage. 

 

164. The proposal’s north elevation will be built up to the site frontage with 

Tuwharetoa Street at ground level, with the exception of 3 metres in the 

eastern corner where an entrance to the retail tenancy is proposed.  The 

effects of such a small area of non-compliance will be negligible.  The 

bulk of the northern elevation will meet the Plan’s setback requirement, 

and it is my opinion that the area of non-compliance will be not be 

apparent.   

 

165. The proposal’s south elevation with the service lane frontage will not be 

built up to the full length of the site frontage.  This will take place over the 
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vehicle access/loading area, pedestrian steps and the slightly inset 

eastern corner.  The effects of this are also considered negligible.  The 

evidence of Mr Bailey outlines how the proposal will achieve positive 

ground floor integration with the service lane and informal pedestrian 

laneway to the south.   

 

Earthworks  

 

166. The effects of the earthworks shall be assessed against the relevant 

assessment criteria below: 

 

4g.4.6 EARTHWORKS 

a. Detraction from the amenity of adjoining allotments in terms of such 

matters as noise and dust occurring as a result of the earthworks, 

and the resulting impact on the use of these allotments. 

b. Potential for the creation of a nuisance effect for residents within the 

area. 

c. Time period for which soil will be exposed. 

d. Proposed methods for the avoidance, remedying or mitigation of 

potential adverse effects and the degree to which they would be 

successful including: 

i. planned rehabilitation, recontouring and revegetation or the 

retention of existing vegetation. 

ii. Whether there are any Archaeological sites, and the 

potential effect of the earthworks on these sites. 

iii. The degree to which an Earthworks Management Plan 

manages the environmental effects of earthworks and 

prevents adverse effects arising, in particular sediment 

discharges and dust nuisance. 

iv. The degree to which the finished ground levels reflect the 

contour of adjoining sites, and any potential impacts on 

stability of neighbouring properties and existing stormwater 

flow patterns. 

 

167. I assess the proposal against the earthworks criteria, generally, below. 

 

Construction impacts 

 

168. The proposal involves large scale earthworks with up to 7 metres of 

excavation across the whole site.  In recognition of this, a conceptual 

Construction Management Plan (CMP) was submitted to the Council with 



  
32933492_1.docx Page 31 

the applicant’s original proposal.  This CMP remains relevant to the 

revised proposal.   

 

169. The Council reached agreement with the applicant on a set of draft 

conditions to deal with construction management (including traffic 

management) which included the requirement for a CMP and a condition 

to limit work at particularly busy times of year.   

 

170. This was due to Mr Keys noting that during that during the construction 

period, the impact on the surrounding roading network would be 

significant.  Taupō hosts a number of large multi-sport events during the 

year, particularly during the summer months.  As such, it was agreed that 

the earthworks would be restricted from taking place over these periods.  

The final agreed set of conditions and eventual CMP satisfied Mr Keys' 

concerns. 

 

171. Mr Keys remains satisfied that the set of recommended consent 

conditions and eventual CMP would adequately govern the construction-

phase of the proposal to ensure potential adverse effects are adequately 

avoided, remedied or mitigated.  On this basis, my view is that the 

temporary construction impacts are likely to be no more than minor and 

acceptable for the limited construction period. 

 

172. CFIL has raised concern over geotechnical matters with the earthworks 

and potential instability effects, in respect of the earthworks adversely 

impacting on their adjoining property to the east which contains the 

Vine Eatery and Farmers building (37 to 47 Tuwharetoa Street). 

 

173. In this respect, Mr Keys is satisfied the eventual detailed design of the 

earthworks and foundation/basement construction would address the 

stability of adjoining buildings and infrastructure.  Specialist advice would 

be sought and designs/methodologies approved by Council through both 

the resource consent and building consent process.   

 

174. The set of recommended conditions attached to Mr Keys' evidence as 

Appendix B address this matter.  Condition 3, in particular, requires a site 

investigation and geotechnical report that addresses a construction 

methodology, supporting of neighbouring properties both temporarily and 
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in the long term, and solutions for any specific geotechnical or 

groundwater issues encountered. 

 

175. On this basis, my view is that the earthworks will be able to be undertaken 

in a manner which maintains the stability of CFIL's site and building and 

does not unduly impact on the amenity of the Town Centre during the 

construction period. 

 

Access 

 

176. The effects of the vehicle access non-compliance must be assessed 

against the relevant assessment criteria below: 

 

4g.4.5 PARKING, LOADING AND ACCESS 

a. Extent to which the safety and efficiency of the roading network, road 

hierarchy or users of the road would be adversely affected. 

b. Whether there will be any adverse effects, or increased conflict with 

the safety of pedestrians using the allotment, or adjoining road, 

footpath or vehicle crossing.   

c. The type of vehicles using the site, their intensity, the time of day the 

site is frequented and the likely anticipated vehicle generation. 

d. Any adverse visual or nuisance effects on the amenity and character 

of the surrounding area and the Taupō Town Centre Environment. 

e. Effect of factors in the surrounding roading network including the 

position and function of the road within the road hierarchy, the actual 

speed environment of the road, volume of traffic using the road and 

any other factors that will prevent congestion and confusion between 

vehicles. 

f. Adequacy of parking to be supplied on-site for the needs of the 

activity and whether it can be demonstrated that a less than normal 

demand is anticipated. 

g. Proposed methods for avoidance, remedying or mitigation of 

potential adverse effects, and the degree to which they would be 

successful including:  

i. measures to improve visibility to and from the vehicle crossing 

point, and alternative construction, location or design;  

ii. alternative options for the supply of the required parks, 

including cash in lieu of parking.   

 

177. The existing westernmost vehicle crossing along Service Lane 6 is to be 

retained and widened to provide access for the loading space and 
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basement parking access.  This crossing will be a maximum width of 

12.4 metres, exceeding the 6 metre maximum width requirement.  As 

such, it is the effects of the oversized crossing width that need to be 

considered.   

 

178. In this case, the effects related to this non-compliance are considered to 

relate to safety and efficiency issues for vehicles entering and leaving the 

site, their movement on Service Lane 6, and the safety of pedestrians 

and potential conflict that could result from the access point.   

 

179. Mr Keys has reviewed the access layout and is satisfied that any adverse 

effects in relation to these matters can be adequately avoided, remedied 

or mitigated.  I rely on Mr Keys' evidence. 

 

180. Adequate sightlines would be provided for vehicles entering and leaving 

the site so as to ensure limited opportunity for conflict and safety issues 

arising between users of the site and other users of the Service Lane.   

 

181. In terms of vehicle movements, these would be within the current 

permitted level for the site.  This is largely attributed to the high level of 

existing vehicle movements on and off Service Lane 6 from the existing 

public carparking lot.  Rule 4g.2.5 (vehicle movements) is only triggered 

if a new activity results in an increase of more than 24 vehicle movements 

per day (above the existing vehicle movements).  The traffic levels that 

would be generated by the proposal are effectively within the existing 

levels of the site. 

 

182. The layout and route of vehicle movements would change because 

vehicles will only be able to enter and exit through Service Lane 6.  

Vehicles would utilise the full length of the Service Lane network more so 

than the present use of the site.  However, the types of vehicles, low 

speed environment and relatively low traffic volumes in comparison to 

those current levels would not cause any significant safety or efficiency 

issues in the Service Lane or its intersections with Roberts Street and 

Tuwharetoa Street.   

 

183. The vehicle crossing is to be located in close proximity to the existing 

pedestrian laneway south of the site.  This laneway would continue 
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across Service Lane 6 and through the site, as provided via the public 

atrium at the ground floor.  The Plan provides strong direction regarding 

protecting pedestrians from excessive vehicle movements from 

Service Lanes. 

 

184. In this respect, Mr Keys is satisfied that the layout and design of the 

access point will not compromise pedestrian safety.  The pedestrian 

laneway across the Service Lane would be clearly defined by way of 

raised pavers or similar demarcation.  This is to be subject to final design 

approval from Council’s Infrastructure Manager and forms part of the 

agreed set of recommended conditions of consent.  This, combined with 

the low speed environment and clear sightlines will ensure minimal safety 

concerns for pedestrians. 

 

185. CFIL raised concerns over the proposal taking away car parks that were 

previously provided on the site.  I note the Plan provisions for the 

Pedestrian Precinct of the Taupō Town Centre Environment do not 

require parking spaces to be provided.  I also note that there are no 

parking non-compliances generated by the proposal.  As such, the 

removal of onsite parking spaces is not a matter for consideration, given 

the restricted discretionary activity status of the application. 

 

Shop Frontage and Glazing 

 

186. The effects of the non-compliant minimum glazing and verandah 

requirements shall be assessed against the relevant assessment criteria 

below:  

 

4g.4.9 SHOP FRONTAGE 

a. Whether the appearance of the building will mitigate the visual effects 

of the reduced area of display windows. 

b. The ability of the building to fit into the character of the surrounding 

area. 

c. Proposed methods for the avoidance, remedying or mitigation of 

potential adverse effects, and the degree to which they would be 

successful. 

 

4g.4.10 VERANDAHS 

a. The effects of an alternative design on the character of the area. 
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b. The effect of an alternative design upon the safety of pedestrian and 

vehicle traffic and pedestrian weather protection. 

c. Proposed methods for the avoidance, remedying or mitigation of 

potential adverse effects, and the degree to which they would be 

successful. 

  

187. In my view, the effects of these non-compliances are minimal and largely 

come about due to the Service Lane being classed as a public road 

 

188. With respect to the Service Lane 6 boundary, the service lane is a public 

road and therefore is subject to the same frontage and veranda 

requirements as main public roads.  The Plan does not distinguish 

between the two types of road. 

 

189. I rely on Mr Bailey’s evidence with respect to how the proposal will 

achieve activated frontages and positive ground floor integration with the 

service lane and informal laneway to the south off Roberts Street.   

 

190. The lack of glazing in the southern façade is, in my view, consistent with 

the amenity expectations of a service lane.  This will be consistent with 

similar service lane façades of surrounding buildings in the Pedestrian 

Precinct.   

 

191. The openness created by the stairs and ramp entry assist in integrating 

the bulk of the building at ground level.  The provision of glass doors for 

the pedestrian walkway through the hotel atrium will provide positive 

integration with the service lane frontage as it relates to the informal 

pedestrian laneway connection.   

 

192. These factors will assist to maintain openness and a pleasant amenity in 

the service area; whilst also offering improvement over the current 

carparking lot and lack of connection between the site and the pedestrian 

thoroughfare across the service lane and through 24 Roberts Street 

down to the lakefront. 

 

193. The non-provision of a verandah would be consistent with the amenity 

expectations for a service lane.  The non-provision of a verandah over 

the service lane would also be consistent with surrounding buildings in 

the Pedestrian Precinct.  Service lanes are primarily for service vehicles 
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and used for loading of goods and are not primary pedestrian 

thoroughfares.  The provision of a verandah would be impractical and 

would not add to the amenity of the service lane. 

 

Wind effects 

 

194. Mr Henson has raised the matter of wind effects in terms of potential wind 

tunnelling effects that could be generated by the increased height of the 

proposal.   

 

195. Wind effects are not specifically provided for in the assessment criteria.  

However, it is considered that wind effects are a factor that are relevant 

to the amenity of the street and (in respect of assessment criteria 

4g.4.3a.i)  wind effects associated with the increased building height 

could conceivably adversely affect the amenity of Tuwharetoa Street and 

the pedestrian laneway south of Service Lane 6.   

 

196. I am not qualified to comment on wind effects, however I can provide 

some context as to how I think wind effects should be considered.   

 

197. As of right, three storey buildings can be established in the Taupō Town 

Centre Environment.  Therefore, in my view, wind effects need to be 

considered with respect to how the height and number of storeys of the 

proposal (factoring in its design elements) generate greater adverse wind 

effects compared with the wind effects that could be generated by a 

permitted three floor building. 

 

198. It has been demonstrated how a 16 metre high three storey building 

could be established as a permitted activity.  This height sits relatively 

close to the height of the proposal.  Any evidence of potential adverse 

wind effects of the proposal should therefore be considered in this 

context and in comparison to the potential adverse wind effects of a 

16 metre building.   

 

Town Centre Objectives and Policies Assessment 

 

199. As per section 104C of the Act, it is only those matters over which 

discretion is reserved that can be considered.   
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200. The activity is not a discretionary activity, non-complying activity or 

prohibited activity.  The fact that the proposal is a restricted discretionary 

activity, in my view, signals that the Plan is reasonably open to, and 

anticipates such a type of activity, subject to the effects (over which 

discretion is reserved) being of an appropriate level.   

 

201. It is my opinion that the consideration and weighting of the objectives and 

policies therefore needs to be considered with this planning framework 

in mind.   

 

202. I agree with Ms Eagles that the key objectives of relevance to the 

proposal are 3s.2.1, 3s.2.2, and 3s.2.3.3  I address each of these below, 

along with the related policies.   

 

Objective 3s.2.1 

 

203. Objective 3s.2.1 states that:  

 

The Taupō Town Centre Environment will continue to reinforce and 

strengthen its role and function as the primary commercial, retail, 

recreational, cultural and entertainment centre for Taupō District. 

 

204. The corresponding policies state:  

 

i. To consolidate retail and office activity within the Taupō Town 

Centre Environment to: 

a. ensure efficiencies in infrastructure use and 

transportation; 

b. support the walkability of the Town Centre; 

c. encourage redevelopment of Town Centre properties; 

d. support the overall integrity of the Taupō Town Centre 

Environment boundary, and avoid the cumulative effects 

stemming from the dispersal of retail and office activity. 

ii. To encourage a range of residential and accommodation 

activities within the Taupō Town Centre Environment in order 

to create a vibrant and interesting place while ensuring that 

reverse sensitivity issues are adequately managed. 

                                                                                                                                    
3  Statement of Evidence of Catriona Eagles at [9.1]. 
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iii. To recognise the important role of the Tongariro Domain and 

its existing infrastructure and services (including those 

provided by commercial operators) in providing recreation 

and commercial opportunities that support the wider Town 

Centre environment. 

 

205. I consider that this objective and its policies are highly relevant and 

generally supportive of the proposed accommodation and retail activity.   

 

206. The proposal is for a mixed-use hotel development which will provide 

retail and accommodation activities within the Taupō Town Centre 

Environment.  This is consistent with the outcome sought by objective 

3s.2.1 and its policies.  The location of the hotel and associated increase 

in foot traffic in the core Pedestrian Precinct will assist the vitality and 

functioning of the Town Centre.   

 

207. The proposal supports an active streetscape with the provision of retail 

at street level, continuing the concentration of activity in the Town Centre 

and the redevelopment of a site that has been a parking lot and a gap in 

the built form of the streetscape. 

 

208. With respect to reverse sensitivity matters for accommodation, the 

proposal will comply with Performance Standard 4g.1.2 Maximum Noise 

Received of the Plan, which requires acoustic design of accommodation. 

 

Objective 3s.2.2 

 

209. Objective 3s.2.2 states:  

 

Maintain and enhance the character and amenity of the Taupō Town 

Centre Environment. 

 

210. Earlier in my evidence, I addressed the effect of the change in wording 

of this objective following Plan Change 28 as not only focusing on 

existing character, but also forward looking to enable further 

enhancement of town centre amenity through enabling greater 

redevelopment.   
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211. I consider that this objective and the policies that sit under it are highly 

relevant to the proposal, given they relate to the specific performance 

standard failures and the key issue of building height and the number of 

storeys.  I consider the proposal will be consistent with this objective and 

its policies for the following reasons. 

 

Policy i 

 

212. Policy i states: 

 

Encourage redevelopment of existing properties in a way that 

consolidates and diversifies the range of activities while maintaining 

an appropriate scale of development consistent with the character of 

the Taupō Town Centre. 

 

213. The proposal is a mixed-use hotel development that consolidates and 

diversifies the range of activities within the Taupō Town Centre, as 

discussed above in relation to Objective 3s.2.1.  This policy seeks to 

balance that aim with the focus of maintaining an appropriate scale of 

development consistent with the character of the Taupō Town Centre.   

 

214. In respect of the building scale and height, as a restricted discretionary 

activity, the framework for the assessment of the effects of the proposal 

is limited to the specific assessment criteria.  I have provided an 

assessment of the proposal against those criteria earlier in my evidence.   

 

215. It has been demonstrated how the effects of the proposal with respect to 

the key issue of height and number of storeys, are able to be mitigated 

to an appropriate level to ensure the character and amenity of the Taupō 

Town Centre is not unduly adversely affected.   

 

216. It has also been demonstrated how increased height and additional floors 

would be able to integrate with the scale and character of the Town 

Centre, factoring in the permitted baseline context, as well as existing 

consented activities.   

 

217. As such, I consider the proposal will be consistent with this policy which 

will ensure that the proposal both maintains and enhances the character 

and amenity of the Taupō Town Centre Environment. 
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Policies ii to iv 

 

218. Policy ii states: 

 

Maintain and enhance the character and amenity of the Taupō Town 

Centre Environment by controlling the bulk, location and nature of 

activities through: 

a. the provision of maximum allowable heights for given locations or 

precincts to enable the maximum development of usable floor 

area to provide a sense of enclosure to the streetscape. 

b. recognition and provision of a range of building styles from smaller 

boutique style stores to large format retail 

c. location of all primary building activities, pedestrian entrances and 

windows along the street or lane frontage to contribute to street 

activity and create positive surveillance from all building levels 

d. encouraging a mixed use and diversity of buildings 

e. avoiding blank walls along street frontages. 

 

219. This policy essentially reinforces the relevant performance standards that 

are provided in the Town Centre Environment Provisions and makes the 

point that the over-arching purpose of these requirements is to maintain 

and enhance the character and amenity of the Taupō Town Centre 

Environment, which I believe the proposal does. 

 

220. Paragraphs b to e of Policy ii, and the wording of Policy iii, outline a 

number of urban design outcomes sought for the Town Centre.  These 

also relate to some of the performance standard failures of the proposal, 

relating to building setbacks, shop frontage and verandah width.   

 

221. Policy iii states: 

 

Enhance the special characteristics of the Pedestrian Precinct of the 

Town Centre Environment including the continuation of interesting, 

hospitable and safe pedestrian environments through the retention of 

verandahs, display window frontage and vehicle access to sites. 
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222. Assessment of these matters is provided my assessment of the effects 

of the proposal, and Mr Bailey’s evidence.  Those assessments 

demonstrate that the proposal will generally meet the Plan's desired 

urban design outcomes to the extent that it will both maintain and 

enhance the special characteristics of the Pedestrian Precinct of the 

Town Centre Environment.   

 

223. For the reasons discussed above, I consider the proposal will be 

consistent with Policies ii to iv.   

 

Amenity in relation to earthworks and construction 

 

224. I note that there are no objectives or polices on amenity matters in 

relation to the earthworks and construction phase of the proposal.  The 

only reference to such matters is provided in the explanation of objective 

3s.2.2, which states: 

 

The Town Centre Environment can also be adversely affected by 

activities involving earthworks or excessive noise.  The level of 

environmental effects allowed will be managed to enable site works 

and activities to occur while protecting the amenity and function of the 

Town Centre Environment from such nuisances. 

 

225. Notwithstanding the lack of direction in the policies, it is clear that the 

scale of non-compliant earthworks and associated construction phase 

effects such as dust, noise and general disruption to the amenity of 

nearby properties is a matter that requires consideration. 

 

226. In this respect, these are all effects-based matters that are addressed in 

my effects assessment, in relation to the earthworks assessment criteria 

under 4g.4.6 of the Plan.  These matters will be dealt with through 

conditions of consent recommended by Mr Keys, to ensure that the 

temporary nuisance effects on the amenity of the Town Centre are 

mitigated to an appropriate level.   
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Objective 3s.2.3 

 

227. Objective 3s.2.3 states:  

 

The safe and efficient functioning of pedestrian flows, traffic 

movement, parking and manoeuvring within the Town Centre 

Environment. 

 

228. The corresponding policies state: 

 

i. Ensure the continued functioning of the Town Centre through 

appropriate provisions for car parking, loading, manoeuvring and 

vehicle entrances. 

ii. Minimise the friction between vehicles and pedestrians by 

controlling the use and number of vehicle crossings. 

iii. Ensure pedestrian safety through the provision and maintenance 

of verandas and under veranda lighting. 

iv. Provide for the free flow of pedestrians by minimising street clutter 

and footpath obstacles. 

v. Encourage flexibility and innovation when dealing with the 

provision of parking within the Town Centre Environment, in the 

form of alternative sites and multi-use car parks. 

 

229. I consider that this objective and its policies are relevant to the proposal, 

given they relate to the non-compliance involving the width of the vehicle 

crossing.   I consider the proposal will be consistent with this objective 

and its policies for the reasons which follow. 

 

230. Mr Keys has provided evidence on the access matters which looks into 

the relationship of the vehicle access, the Service Lane and pedestrian 

movement through the informal pedestrian laneway.  Recommended 

conditions of consent cover specific design details that Mr Keys suggests 

to ensure the safety and efficiency of the Service Lane and pedestrian 

movements.  As such, I consider the proposal will be consistent with this 

objective and its policies.   

 

231. I note that there is no guidance provided in the objective and polices on 

the management of traffic, such as truck movements and the general 

roading and pedestrian network, that relate to the temporary earthworks 
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and construction phase of the proposal.  These matters are covered off 

in my effects assessment, in relation to the earthworks assessment 

criteria under 4g.4.6 of the Plan.   

 

OTHER RELEVANT PLANNING PROVISIONS 

 

National Environmental Standards 

 

232. There are six National Environmental Standards (NESs) that have been 

prepared under sections 43 and 44 of the RMA and are in force as 

regulations.  These cover air quality, human drinking water, 

telecommunications facilities, electricity transmission, plantation forestry 

and management of contaminants in soil.   

 

233. The only relevant NES to the proposal is the National Environmental 

Standard for Assessing and Managing Contaminants in Soil to Protect 

Human Health.  The proposal has been assessed against this NES and 

it was considered to not apply, given the lack of any hazardous activities 

that have taken place. 

 

National Policy Statements  

 

234. There are five National Policy Statements issued under section 52(2) of 

the RMA which state objectives and policies for matters of national 

significance.  The five National Policy Statements relate to urban 

development capacity, freshwater management, renewable electricity 

generation, electricity transmission and the coastal environment.  Work 

is also being done on a proposed National Policy Statement for 

Indigenous Biodiversity.   

 

235. None of the National Policy Statements are considered to be directly 

relevant to the proposal. 

 

Regional Policy Statement and Plan 

 

236. The proposed activity is not considered to be inconsistent with the 

Regional Policy Statement or Regional Plan.  The applicant has 

confirmed compliance with the Regional Plan in their application.  The 
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earthworks for the proposal fall within the permitted activity provisions 

and regional consent is not required under the Waikato Regional Plan. 

 

Taupō Urban Commercial and Industrial Structure Plan  

 

237. The TUCISP was adopted by the Council in 2011.  It sets out a vision for 

future planning of the Taupō Town Centre and new industrial areas and 

was prepared under the Local Government Act 2002.  As noted earlier, 

aspects of the TUCISP have been incorporated into the Plan through 

plan changes. 

 

238. Of specific relevance to the proposal is the appendix to the TUCISP 

which sets out Urban Design Guidelines, which expand on the high-level 

statements in the Plan itself.  A helpful explanation note on the 

background and relevance of the TUCISP is set out from paragraph 53 

above. 

 

239. As a restricted discretionary activity, the proposal was assessed against 

the relevant assessment criteria and urban design outcomes in the Plan.  

It was demonstrated how the effects of the proposal would be mitigated 

to an appropriate level and that the proposal would be compatible with 

the streetscape and general character and amenity of the Taupō Town 

Centre location.  The proposal was considered to align with the relevant 

Town Centre Environment Objectives and Policies. 

 

240. It was also demonstrated how the proposal would provide a number of 

quality design features and achieve positive urban design outcomes, 

referred to in the structure plan, which would not necessarily be achieved 

with a permitted development of the application site.  This is due to the 

very basic level of urban design requirements for permitted activities in 

the Plan. 

 

241. I do not consider that further analysis of the proposal against the TUCISP 

is necessary, given the restricted discretionary activity status of the 

application and the fact that the Plan incorporates relevant elements of 

the TUCISP.   
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Part 2 of the RMA 

 

242. In my view, the proposal satisfies the requirements of Part 2 of the RMA 

for the below reasons.   

 

243. The proposal has been considered under the relevant provisions of the 

Plan.  The proposal is a restricted discretionary activity under the 

Taupō Town Centre Environment provisions.  These provisions are the 

result of a Plan Change approved in 2015.  In my view the Plan is 

complete and valid as it applies to this proposal.   

 

244. It has been demonstrated how the effects of the proposal would be 

mitigated to an appropriate level and how the proposal would align with 

the relevant objectives and policies.  Overall, the proposal would be in 

accord with the planning framework of the Plan, and by virtue of this fact, 

I consider that it would satisfy the requirements of Part 2 of the Act.   

 

APPELLANT'S EVIDENCE 

 

245. I generally concur with evidence submitted by the appellant, and have 

referred to aspects of it in my evidence.   

 

246. I have responded to the evidence of Mr Pryor, Ms Eagles and Mr Allen,  

particularly in relation to the ‘permitted height’ scenario, the shading 

effects and the landscape and visual effects of the proposal.   

 

247. With regards to Ms Eagles planning assessment on the effects of the 

proposal, I feel that it provides a helpful but broad assessment of the 

proposal.  I have sought to provide an assessment that more explicitly 

relates back to the assessment criteria (the matters of discretion) in my 

evidence   

 

CONCLUSION 

 

248. The proposal is a mixed-use development which provides for 

accommodation and retail within the Pedestrian Precinct of the Taupō 

Town Centre Environment.  I have identified that there is strong Plan 

support for such a type of activity on the application site. 
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249. The key issue relates to the appropriateness of the proposed height and 

number of storeys and the consequential effects on the streetscape and 

character and amenity of the Taupō Town Centre. 

 

250. To help provide context to determining the appropriateness of the height 

and number of storeys, I have provided an overview of the planning 

framework of the Plan and assessed the proposal against that 

framework.  I have identified how permitted and consented buildings, 

within the Taupō Town Centre, would sit relatively close to the height of 

the proposal.   

 

251. The Plan provides the opportunity for a proposal to exceed three floors 

through a restricted discretionary activity resource consent process.  

Discretion is limited to the assessment criteria (4g.4.3) and their 

associated urban design outcomes (4g.4.3.e). 

 

252. I have identified how the proposal responds to the relevant criteria and 

urban design outcomes, factoring in the evidence of Mr Coombs and Mr 

Bailey.  The outcomes are guidelines and, in my view, the weighting 

afforded to the guidelines through the resource consent assessment 

process can be influenced by matters such as the permitted baseline, the 

character of the surrounding built form (inclusive of future permitted and 

consented developments), as well as the characteristics of the site and 

locational factors such as the surrounding context.   

 

253. The evidence of Mr Coombs looks at the broader visual effects of the 

proposal and demonstrates the mitigating locational features and site 

characteristics which enable a taller building to be accommodated on the 

application site.  The design elements of the building would further help 

to reduce its visual bulk and help integrate the building with the 

streetscape and surrounding built form. 

 

254. The evidence of Mr Bailey looks at the visual effects of the proposal and 

character and amenity matters, with an urban-design focus.  The 

evidence demonstrates the mitigating building design and layout factors 

which would help integrate the additional building height and achieve 

positive ground floor interaction with the public and surrounding laneway 
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network.  The design would also reduce the effects of the height and bulk 

of the building, through breaking up the façade. 

 

255. As demonstrated through Mr Bailey’s evidence, 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. 

 

256. In summary, in my view, the effects of the proposed height and number 

of storeys, on the streetscape and character and amenity of the Taupō 

Town Centre, would therefore be appropriate.   

 

 

Darren Paul Clark  

19 December 2019 
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1 EXECUTIVE SUMMARY 

1.1 Cypress Capital Limited (the applicant) has lodged an application for land use consent to construct an 8-
storey hotel on the application site. The hotel will have a ground floor of retail, Levels 2 to 7 of 
accommodation and a rooftop spa, bar & restaurant on the 8th floor. 

 
1.2 The activity status of the proposal is Restricted Discretionary under Rule 4g.2.3 of the Taupō District 

Plan. Therefore the application is before the Commissioners for consideration and decision under 
sections 104 and 104C of the Resource Management Act 1991 (RMA) to either grant or refuse the 
application. If the Commissioners grant the application, they may impose conditions under section 108. 

 
1.3 The proposed development was publicly notified and a total of 72 submissions were received. 19 of the 

submissions are in support of the proposal, 4 of the submissions are neutral, and 49 of the submissions 
are in opposition to the proposal. A number of submissions are from groups that represent a large 
number of people/businesses (including Towncentre Taupō, Taupō Chamber of Commerce & Industry, 
and the Taupō Residents Group).  

 
1.4 Actual and potential effects arising from the proposed development relate to:  

• character and amenity 
• streetscape 
• visual outlook & privacy 
• shading 
• vehicle access  
• earthworks / construction  
• infrastructure / servicing 
• positive effects 

 
1.5 The proposal has been assessed, in light of the 72 submissions received and against the relevant 

assessment criteria in Section 4g.4 of the Taupō District Plan.  
 
1.6 Overall, I consider the proposal will be visually compatible with the streetscape and general character and 

amenity of the Taupō Town Centre location. I consider that the adverse effects of the proposed activity 
will be appropriate given the mitigating circumstances outlined in the effects assessment, ensuring the  
increased building height does not visually dominate the wider landscape and will maintain and enhance 
the character and amenity of the town centre. 

 
1.7 In relation to outlook, visual dominance and privacy effects, I consider that these effects will be avoided 

or mitigated to an appropriate level, that will ensure the amenity of all surrounding properties is 
reasonably maintained, given the mitigating circumstances outlined in the effects assessment. 

 
1.8 In relation to shading effects, I consider that these effects are able to be largely avoided, and where there 

is increased shading, it is limited or mitigated to a level that will ensure the amenity of all surrounding 
properties is reasonably maintained.  

 
1.9 In relation to earthworks and construction effects, I consider that these effects are able to be mitigated to 

a level that will ensure the stability of adjoining allotments is maintained and nuisance impacts are 
mitigated so as to ensure disruptions to nearby landowners, occupiers and motorists are minimised. 
These effects can be mitigated with conditions.  

 
1.10 In terms of vehicle access effects, I consider the access layout will ensure the safety and efficiency of the 

roading network, pedestrian safety and other users. 
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1.11 The applicant has applied for a 10 year lapse period instead of the standard 5 years.  I consider it 

appropriate to grant the extended lapse period given the time required to secure finance, undertake 
tendering, execute detailed design, prepare the building consent and then undertake construction. 
 

1.12 The proposal is consistent with Part II of the RMA and the relevant objectives and policies of the Taupō 
District Plan. 
 

1.13 Therefore it is recommended that land use consent for the proposed hotel should be granted . 
 

2 INTRODUCTION 

2.1 My name is Darren Clark. I am employed as an Intermediate Resource Consents Planner by the Taupō 
District Council. I have a BPlan (Bachelor of Planning) with Honours from the University of Auckland. I 
have 9 years of experience in the resource management field within New Zealand. For over 5 years I 
have worked for the Taupō District Council, where I process both subdivision and land use consents. I 
have assessed many consent applications around Taupō, and therefore have become familiar with the 
planning environment of the area 
 

2.2 This report will provide a summary of the proposed development, a summary of the issues raised by 
submitters, an assessment of the relevant District and Regional Plans, an assessment of the 
environmental effects of the proposal, and an assessment of the proposal against the relevant statutory 
considerations. 

 
2.3 I can confirm that I have read and that I understand the Code of Practice for Expert Witnesses contained 

within the Environment Court Practice Note 2014 and that I agree to comply with it. I can confirm that I 
have considered the material facts that I am aware of that might alter or detract from the opinions 
expressed here. I also confirm that the opinions that I have expressed in my evidence are mine, unless I 
have specifically stated that I have relied on others in forming my opinions.  

 
2.4 Taupō District Council’s Development Engineer Mike Keys has assessed the access and servicing 

aspects of the proposal. Mr Keys’ comments and recommendations are included in the assessment and 
provided in Appendix 1. Mr Brad Coombs (Isthmus) has provided a Peer Review of the Landscape and 
Visual Effects Assessment.  This is provided in Appendix 2. 

 
2.5 I reserve the right to amend my opinion and subsequent recommendation in whole or in part as a result of 

any evidence, information or other matters that are raised during the course of the hearing.  
 
3 CONTEXT SETTING – TAUPŌ TOWNSHIP LANDSCAPE 

3.1 The greater Taupō district is surrounded by a vast and contrasting landscape; with volcanic mountainous 
terrain to the south, expansive plateaus, natural forests and pine plantations, centred by a large caldera 
forming the heart of Taupō. The Taupō township lies on the northern side of Tapuaeharuru Bay, with the 
Waikato river to the west and Mount Tauhara to the east.  
 

3.2 The immediate landscape that relates to the subject site comprises the Taupō Town Centre (also 
commonly referred to as the CBD), the Taupō lakefront, the Tongariro Domain and the surrounding 
residential environments on the wider periphery. The general area is situated on a gentling rising hillside 
that rises from the southwest to the northeast, with expansive views over the lake out towards 
Whakamoenga Point, the Acacia Bay hills and the distant volcanic mountains and the Kaimanawa 
ranges. 
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3.3 The application site and its street block are located in the core Pedestrian Precinct of the Town Centre 

which runs primarily north-south of the subject street block. These street blocks contain a mix of mostly 1-
2-storey buildings (with the ability to go up to 3 storeys), a handful of 3-storey buildings and some taller 
buildings comprising a 5-storey building and a 4.5-storey building. Buildings typically contain retail on the 
ground floor, commercial businesses and some residential apartments and offices on upper levels.  

 
3.4 To the east of the subject street block is the Retail Expansion Precinct, which contains large format retail 

activities, large open public carparks at ground level and commercial business, generally up to 2 storey in 
height, with a handful of 3-storey buildings and a high pitch roofed 2-storey building (10m high). These 
taller building locations are identified in Appendix 4. Further to the east of this precinct is the High Density 
Residential Environment (KTHD), which comprises a mix of high-density residential developments, with 
mostly 1-2-storey buildings and a couple of 3-storey buildings. There are number of motels/hotels as well 
as commercial business (primarily operating from converted residential buildings).   

 
3.5 Across from Tongariro Street to the west is the Tongariro Domain, an extensive public reserve that has 

toilet facilities, a playground, rose garden and various native and exotic vegetation. There are a number 
of civic buildings include the Great Lake Centre (14m), the Taupō Library, Museum and the District Court. 
The Taupō Marina is located west of the domain. This general area is currently under investigation for a 
Cultural Precinct.  

 
3.6 To the south of the street block is the Roberts Street area which comprises a number of eateries and bars 

along the southern edge of the Pedestrian Precinct. These properties overlook the lake and the Roberts 
Street reserve recreational open space, bordered by Lake Terrace – the main arterial route 
through/around town and the lakeshore reserve. The Lake Taupō shoreline is approximately 125m from 
the south boundary of the subject site. The lakeshore is fenced off from Lake Terrace at this location due 
to the steep bank down to the shore. The lakeshore reserve between Lake Terrace and the bank is used 
by recreational users to enjoy lake views (zoned Residential Environment).  
 

 
4 SITE DESCRIPTION AND GENERAL LOCALITY 

4.1 The application site is located at 29 Tuwharetoa Street, Taupō, legally described as Lot 1 DP 448688, 
being some 1102m2 in area and comprised in Computer Freehold Register 567767.  The below excerpts 
(4.2 to 4.17) are primarily adopted from the Applicant’s Assessment of Environmental Effects (AEE) with 
additions. 
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Figure 1: Locality Plan with Application Site (highlighted in light blue) 
 
4.2 The site is approximately 30m wide and 36m long and is currently used as a public car parking facility for 

the Taupo Town Centre with frontage to Tūwharetoa Street and Service Lane 6. The car park hosts 39 
car parks, with a 120 minute time restriction. Cars enter and exit the car park from Tūwharetoa St or 
Service Lane 6. The accessway onto the site from Tūwharetoa Street is approximately 6m wide with the 
two accessways onto Service Lane 6 approximately 6m wide each. 
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Figure 2: Application Site (highlighted in light blue) 
 

4.3 The car parking lot contains small traffic islands which are vegetated in plants and trees. The site is fairly 
flat averaging at the 368m asl contour with approximately 0.5m fall north to south. There is a large wall on 
the western side of the site, being the building wall of the shop on the next door site. The eastern side of 
the site has no permanent barrier/fencing. The site is dominantly sealed although in poor condition, has 
traffic and parking marking upon it and a number of traffic signs are located in the site. 
 

4.4 The site is located approximately 105m from Tongariro St intersection to the east and 104m from 
Ruapehu St intersection to the west. 
 

4.5 The front of the site (within the road reserve) is comprised of a wide 
cobbled footpath, ranging from 4m to just under 9m in width in a 
variety of paving. There is an unmarked pedestrian crossing out the 
front of the site. There are no on-street parking spaces located 
immediately adjacent the site. 
 

4.6 Service Lane 6, which adjoins the subject site’s rear boundary 
provides two-lane access along the rear of sites and links 
Tūwharetoa St and Roberts St. From the subject site the 
Tūwharetoa St exit of Service Lane 6 is west and Roberts St exit of 
Service Lane 6 is to the east. 
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4.7 There is a Council Easement which runs through the middle of the site, being the only limitation on the 
title. This easement provides for public pedestrian access through the site to the Tūwharetoa St allowing 
connection to the similar walkway through 24 Roberts Street via the service lane 
 

4.8 Water services are available on both the Tūwharetoa Street and Service Lane 6 frontages. Wastewater 
services are available via Service Lane 6. Stormwater services are available either via the easement 
through the site or in Tūwharetoa Street. The site has a direct line of sight to Lake Taupo to the south. 
The lake is approximately 115m away from the subject site. 

 
Surrounding Area 

4.9 The surrounding area is predominantly characterised by town centre properties which range in size and 
are used for town purposes. These buildings are a mixture of single, two and three storey properties. 
There are several buildings over 8m high, being the 4.5-storey Backpackers on the corner of Tongariro 
St/Tūwharetoa St (+12m), a 5-storey apartment building (15m) at 15 Heuheu St, a large 2-storey building 
(10m) and the Great Lake Centre (14m) Additionally, the Pak’n’Save building on Tamamutu Street is 
approximately 10m high and across Taniwha Street are apartments above retail shops which are 
approximately 10m high. A map of general building heights across the Town Centre is provided on Page 
9 of the applicant’s Assessment of Environmental Effects – however this is from 2009 and is not entirely 
up to date. I have included an aerial map of the 3 tallest buildings in the vicinity to the application site, this 
is located in Appendix 4. 
 
Tūwharetoa Street 

4.10 Along Tūwharetoa Street there are a range of different types of retailers around the subject site, including 
wine and eatery merchant (east of the site), tourism providers (west of the site), architects, retail shops, 
cafes, bars and fast food providers. Most of the shops have verandas where outdoor dining occurs. 
These buildings are a mixture of single and two storey properties with a four storey building 
(backpackers) on the corner of Tūwharetoa Street and Tongariro Street . Parking, if any, is provided at 
the rear of the buildings. The buildings are a mixture of colours and styles. There are vegetated areas 
between some of the on-street car parks. Tūwharetoa Street at this point of the road is approximately 
7.7m wide and has larger sections of the road marked for on street parking (dominantly angled). 
 

4.11 Tuwharetoa Street is generally considered as being at the heart of the entertainment / hospitality precinct. 
There are a number of restaurants and bars, with along much of the length of the northern side of 
Tuwharetoa Street and also Vine eatery along the southern side. These establishments encompass a 
number of outdoor eating areas alongside the wide footpaths. 

 
4.12 Immediately to the west is 11 Tūwharetoa Street which is made up of two parcels, the first being an 

undeveloped site which was recently used as a taxi service. This site is largely vacant with a number of 
old buildings on it and is currently used for parking. Adjoining that parcel is a vacant two storey building in 
poor condition which previously had retail tenants downstairs and a bar upstairs. 
 

4.13 Immediately to the east is 39 Tūwharetoa Street which is a two storey building housing Vine Eatery and 
Bar. This property adjoins the site with a concrete wall with some windows lining its upper storey. Further 
east is Farmers - a large floor area retail tenancy. All buildings to the east and west have verandas. 
 

4.14 Service Lane 6 located at the rear of the site is approximately 6m wide and has no provision for on street 
parking. Service Lane 6 provides access to back of house onsite parking for various sites which front both 
Roberts Street and Tūwharetoa Street. This service lane provides access for service vehicles to adjoining 
businesses, is fully sealed with a dish drain located centrally, generally has storage areas and back of 
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house facilities adjoining it and has no landscaping or public amenity to it.  The service lane also has 
broken yellow lines to indicate no parking. 
 
Roberts Street 

4.15 Roberts Street being the street to the south is characterised by predominantly two storey buildings, many 
with verandas, occupied by largely eateries, cafes, bars and fast food providers with some outdoor dining. 
These buildings are orientated south to the lake view with their service areas adjoining Service Lane 6. 
 

4.16 Parking, if any, is provided at the rear of the buildings. The buildings are a mixture of colours and styles. 
Onstreet parks are located on each side of Roberts St with a grassed reserve between the parking area 
and Lake Terrace. 
 

4.17 West and South 
To the west is the Tongariro Domain which provides a significant area of open space adjoining town. 
Community facilities such as the library, information centre, Great Lakes Centre, District Court, museum 
and police station are provided here. Gardens of significance and many large trees are within this area. 
To the south beyond Roberts Street itself is the Roberts Street reserve being an open space for 
recreation use, Lake Terrace being an arterial route through town and the lakeshore reserve. Lake Taupō 
shoreline is approximately 125m from the south boundary of the site. The lakeshore is fenced off from 
Lake Terrace at this location due to the steep bank down to the shore. To the west behind the Domain is 
the boat ramp. The lakeshore reserve between Lake Terrace and the bank is used by recreational users 
to enjoy lake views. 

 
 

5 PROPOSAL 

5.1 Land use consent is sought to construct an 8-storey hotel on the subject site. A 10 year consent lapse 
period is sought.  
 

5.2 Two formal sets of further information have been provided by the applicant, dated 8 August 2018 (prior to 
notification of the application) and dated 6 November 2018 (post close of submissions). Further shading 
diagrams (third set) have been provided more recently, dated 21 November 2018. 
 
Summary 

5.3 The proposal involves the development of a landmark building providing 4.5 to 5 star accommodation in 
central Taupo. It will occupy the full area of the subject site which is currently a public carpark (privately 
owned) that was sold to the applicant by Taupō District Council (TDC).  
 

5.4 In total, 86 double rooms are proposed comprising of 70 units. The applicant advises that in order to 
attract a 4.5 to 5 star hotel provider, 70+ units are required. Therefore the scale of the development is 
necessary for the standard of hotel proposed. 
 

5.5 The hotel will include retail or food retail services on the ground floor, 6 levels of accommodation and a 
rooftop spa, bar & restaurant. The total height above ground will be approximately 28.8m. Three levels of 
basement facilities/parking will be provided for use by hotel guests, with access from Service Lane 6.  
 

5.6 The proposal will continue to provide for pedestrian access between Tūwharetoa Street and Service Lane 
6 via an internal walkway (atrium) with 24 hour public access. This will maintain the north-south 
pedestrian laneway network that extends from the north, down to Roberts Street to the south.  
 

5.7 Construction is likely to take 12 to 15 months with large scale excavation required. 
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Building design 

5.8 The below excerpts (5.9 to 5.20) are largely adopted from the application (See Appendix 3 for Floor Plans 
and Elevations). 
 

5.9 The external appearance of the building will feature two main vertical components. The eastern side of 
the building is the narrower of the two sides, being noticeable by its grey basalt stone cladding. This 
basalt cladding extends over the eastern roof level structures. The western and wider side of the building 
is clad in an off white, lightweight concrete mixed with local pumice. The two sides are linked via a glass 
walkway. Internally these walkways occur around a central atrium which overlook the hotel foyer. This 
foyer is a public space, required by easement to remain open for public access all day and night and is 
framed by the 7 storey high atrium. This atrium is lit in part by its glass roof. 
 

5.10 The northern and southern elevations are specifically characterised through glazing (windows and doors), 
decks, the basalt cladding vertical design component and the white concrete cladding vertical design 
component. The western and eastern elevations are specifically characterised through large areas of 
cladding, higher level narrow horizontal windows and recessed decks. Verandas on the north elevation 
(being a canopy/deck on the western side and a glass veranda on the eastern side) will provide 
pedestrian cover in conjunction with adjoining verandas. 
 

5.11 The rooftop structures for the spa, pool, bar and restaurant occupy less than half of the available area 
being approximately 400m2. On the western side of the building, the structures include the bar, restaurant 
kitchen, stairwells and elevator shaft with some of the seating area being covered by a roofing structure. 
These western structures are set back from the northern façade (12.5m) and the southern façade (10m). 
These structures are separated from the eastern structures by approximately 9m. The structures on the 
eastern side of the building include the pool, bathrooms and spa. The roofing over these areas extends 
from the northern façade to the southern façade however is set in from the eastern façade. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3: View of proposed building from Tuwharetoa Street 
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Access and Parking 
5.12 The District Plan does not require provision of parking spaces for activities within the Taupō Town Centre 

Environment – Pedestrian Precinct. However, the proposal will provide 42 basement car parks for hotel 
guests. A single access point will be provided from Service Lane 6. The existing rear western crossing will 
be widened to 12.4m to provide for the 6m wide two-way basement access as well as a loading space 
area. A hotel drop-off area will be provided at the rear eastern end of the site. Along Tuwharetoa Street, a 
bus drop off area will be formed within the road reserve in the approximate location as the current carpark 
entrance (this would be subject to Taupo District Council approval outside this resource consent process). 

 
Earthworks 

5.13 To build three basement floors, there will be a requirement for a significant amount of earthworks in 
relation to this proposal. A total depth of cut of 10m over the whole site will be required. From the site’s 
RL of 368m, the cut depth contour is likely to be 358m. These earthworks will take approximately 3 
months and approximately 1,500 truck movements for the removal of soil. Standard industry practice for 
dust control and sediment control will be utilised.  
 

5.14 An Earthworks Management Plan will be provided to Council for approval (in conjunction with a 
Construction Management Plan) prior to construction to detail these finer aspects of the works. Resource 
consent from the Waikato Regional Council for the earthworks is not required. 
 
Construction  

5.15 It is proposed to construct the building in timber using Cross Laminated Timber (CLT) with the basement 
levels being concrete tilt slab. The applicant advises that CLT is a wood panel product made from gluing 
layers of solid-sawn lumber together. The construction methodology for this material involves construction 
offsite with doors and window openings pre-cut into the panels during manufacturing and the panels 
arrive at site in set lengths, transportation to the site and installation on the building. This methodology 
therefore involves less construction on site and allows for faster and cleaner construction. Additionally 
large cranes are not necessary for construction. It is possible that the adjoining site at 11 Tūwharetoa 
Street will be utilised for deliveries, machinery and contractors vehicles, subject to agreement with the 
landowners. 

 

 

 

 

 
 
 
 
 
 
 
 
 
 

Figure 5: Proposed Site Plan layout at ground floor 
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Servicing 
 
Water supply 

5.16 A Water supply to the building will be provided via the existing public water supply system. There is an 
existing stormwater main within Service Lane 6.   
 

5.17 A separate water connection will be provided for firefighting. A firefighting supply report will be prepared 
as per SNZ PAS 4509:2008 New Zealand Fire Service Firefighting Water Supplies Code of Practice. 

 
Stormwater 

5.18 Stormwater from the proposed building can be collected and disposed of to the public stormwater 
manhole in Service Lane 6 or directly via a single connection to the line within the basement. 
 
Wastewater 

5.19 Wastewater from the building will be disposed of via the public wastewater system. There is an existing 
wastewater line within Service Lane 6.  
 
Power 

5.20 There is a power main available in Tūwharetoa Street. Confirmation of sufficient capacity will be provided 
by Unison when demand is known. It is likely that a transformer will be required within the hotel footprint. 
The location of the transformer and means of access will be addressed as part of the overall power 
design. 
 

5.21 Further detail on the servicing aspects of the application can be found in the applicant’s Assessment of 
Environmental Effects and their Engineering Services Report. 
 

6 TAUPŌ DISTRICT PLAN REQUIREMENTS 

6.1 The site is zoned Taupō Town Centre Environment – Pedestrian Precinct in the District Plan. 
Tuwharetota Street  and Service Lane 6 are both classified as Local Road (lowest) under the District Plan 
Roading Hierarchy. The District Plan environment zoning is shown on the map in Figure 6 below.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6: District Plan Map 
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6.2 The proposal fails the following performance standards in the Taupō District Plan: 
 

TAUPO TOWN CENTRE ENVIRONMENT (Section 4g) 
Performance Standards (4g.1) 
Performance 
Standard 

Requirement  Proposal 

4g.1.3 Parking, 
Loading, and Access 
 

All access ways, loading provisions, 
and required on-site car parking must 
be provided and designed in 
accordance with Section 6: Parking 
Loading and Access. 
 

As per below 

6.5.7 Vehicle 
Crossing 
Requirements 

Residential and Town Centre 
Environment <80km/hr 
• 1 crossing per allotment 
• 6m max width at boundary 
 

There is an existing vehicle crossing which 
provides access to Tūwharetoa Street and 
two vehicle crossings to Service Lane 6. 
The proposal will close off the existing 
Tūwharetoa Street crossing and the 
easternmost service lane crossing. 
 
The western service lane crossing will be 
retained, widened and improved to provide 
access for the loading space and 
basement access. This crossing will be a 
maximum width of 12.4m, exceeding this 
requirement by 6.4m. 
 

4g.1.6 Maximum 
Earthworks  
  

i. No more than 2m vertical ground 
alteration in a new face or cut and/or 
fill. 
ii. No dust or silt nuisance beyond the 
boundaries of the allotment. 

The earthworks will involve a 10m deep 
excavation, exceeding this requirement by 
up to 8m in depth. This will take place over 
the full area of the site.  
  

4g.1.8 Building 
Setback 
 

All buildings must be built up to the 
front boundary for the full length of 
the site frontage. There is no 
required setback from any other 
boundary. 
 

Tuwharetoa Street frontage 
The proposed building’s north elevation 
will be built up to the site frontage at 
ground level with the exception of 3m in 
the eastern corner where an entrance to 
the retail tenancy is proposed, which does 
not comply with this requirement. 
 
Service Lane frontage 
The proposed building’s southern 
elevation will not be built up to the full 
length of the site frontage with Service 
Lane 6 (legal road), which does not 
comply with this requirement. This will 
take place over the vehicle access/loading 
area, pedestrian steps and the slightly 
inset eastern corner.  
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4g.1.9 Maximum 
Building Height 
 

Total height of three (3) floors above 
ground level. 

The proposed building will feature eight (8) 
floors above ground level, exceeding this 
requirement by five floors.  
 
 

4g.1.10 Shop 
Frontage 
 

i. Buildings at ground floor level must 
contain windows for a minimum of 
50% of the building frontage up to a 
maximum of 80 % of the building 
frontage along any road or identified 
laneway. 
 
ii. The minimum required window 
must be kept clear and may not be 
boarded up, painted or covered by 
signage. 
 

Service Lane frontage 
The proposed building contains no glazing 
along its frontage with Service Lane 6 
(legal road), which does not comply with 
this requirement. 
 

4g.1.11 Verandas 
 

All buildings must provide a veranda 
that extends the full length of the site 
frontage along any road or identified 
laneway; and 
i. Is no less than 3m in width or to the 
centreline of identified laneways, and 
ii. Is equipped with under veranda 
lighting sufficient to produce a 
minimum of 14 lux at any point along 
the footpath for the full length of the 
veranda, and iii. Is maintained in 
working order. 
 

Service Lane frontage 
The proposed building has no veranda 
where it adjoins Service Lane 6 (legal 
road), which does not comply with this 
requirement. 
 
 

Land use Rules (4g.2) 
Rule Requirement  Proposal 
4g.2.3 Any activity which does not comply with any of 

the performance standards for permitted 
activities, is a restricted discretionary activity , 
with Council’s discretion being restricted to only 
the matters on non-compliance specified in that 
standard. 

The proposal does not comply with the 
above performance standards for 
permitted activities and therefore this rule 
is applicable. 

 
6.3 Overall, this land use application must be assessed as a restricted  discretionary activity  in accordance 

with Taupō District Plan Rule 4g.2.3 . 
 

6.4 The access and parking layout complies with the District Plan – with the exception of the width of the 
vehicle crossing onto Service Lane 6. It is noted the vehicle movements (traffic levels) are permitted. This 
is largely attributed to the high level of existing vehicle movements onto/off Service Lane 6 from the 
application site which is currently used as a public carparking lot – noting that Rule 4g.2.5 is only 
triggered if new activity results in an increase of more than 24 vehicle movements per day (over the 
existing vehicle movements). I also clarify, that the existing vehicle movements onto/off Service Lane 6 
include those circular movements of vehicles completing a loop-thru where they exit onto the service lane 
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from the easternmost entrance re-enter at the westernmost entrance. Therefore, the traffic levels 
generated by the proposal are effectively within the existing levels of the application site.  

 

7 NOTIFICATION 

The application was publicly notified pursuant to section 95A(2)(a) of the Act, as requested by the 
applicant pursuant to section 95A(3)(a) of the Act. The application was publicly notified on 10 August 
2018.  

 
8 SUBMISSIONS 

8.1 The submission period closed on 7 September 2018 . A total of 72 submissions were received. 19 of the 
submissions are in support of the proposal, 4 of the submissions are neutral, and 49 of the submissions 
are in opposition to the proposal. No written approvals were received. I note that a number of 
submissions are from groups that represent a large number of people/businesses, including Towncentre 
Taupō, Taupō Chamber of Commerce & Industry, and the Taupō Residents Group. A summary of the 
submissions is attached as Appendix 6. (Submitters have been given a reference number in this 
summary and the submitter numbers are used in this assessment for ease of reference). 
 

8.2 One late submission in support was received (No. 59) after the closing date for submissions, on 12 
September 2018. This submitter does not want to be heard at the hearing. I have no objection to the 
inclusion of this submission as a late submission and the applicant has confirmed that they have no 
objection either.  
 

8.3 Two late submissions in opposition were received after the closing date for submissions, on 24 
September 2018. They did not raise any other matters not already covered in other submissions. The 
applicant has confirmed they do not wish for these submissions to be accepted and therefore these 
submissions have not been formally accepted. I contacted the submitters (husband and wife) and advised 
them that the submissions were late and that I could not formally include them. I advised them that the 
points they had raised had been covered off in many of the submissions already received. The submitters 
accepted that their submissions were very late and acknowledged this position.  
 
Submissions in Support 

8.4 The key reasons for the submissions in support (summarised) are as follows:  
• Economic benefits for local businesses and the wider Taupō community 
•   Positive tourism impacts 
•   Employment creation 
•   Increase in visitors into the Taupō town centre 
•   Reinforcement of greater vibrancy in the core CBD area and retaining its well-being 
•   Meeting identified hotel capacity constraints 
•   The proposal is situated back from the lake and will not significantly block views of the lake 
•   Improvement of the visual appearance of the Tūwharetoa Street area 
•   Limited shading, due to the position and orientation of the application site 
•   The 'uniqueness' of Taupo can still be preserved by the proposal 

 
Submissions in Opposition 

8.5 The key reasons for the submissions in opposition (summarised) are as follows: 
•   Height of the building is too high, out of character and in contrast to the desired look and feel for  
   the town centre 
•   Overbearing effect and eyesore on the town centre as well as from surrounding areas 
•   Will visually detract from the natural qualities of the existing environment 
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•   Adversely affect the ambience of Tuwharetoa Street and the town centre 
•   Precedent - 'the thin edge of the wedge'. 
•   Shading effects 
•   Loss of views of the lake and mountains 
•   Adverse impacts on views back from the lake over the surrounding hills and Mt Tauhara 
•   Lighting effects at night 
•   Wind effects 
•   Noise effects (reverse sensitivity) 
• Adverse impacts on local businesses 
•   Reduction in the availability of parking in the CBD  
• Traffic congestion 

 
8.6 I note that a number of matters raised in the submissions, are matters that are beyond the scope of the 

assessment of this application. These include: 
•   Reduction in the availability of parking in the CBD (from the day-to-day operation of the proposal  

  once operational) 
•   Traffic issues on Tuwharetoa Street, including the proposed Bus Stop 
• Property prices and rental rates 
• Economic and tourism impacts  
• Precedent 

 
8.7 This is because the proposal is a restricted discretionary activity under Rule 4g.2.3 of the Taupō District 

Plan. The consent authority must consider only those matters over which discretion is restricted to, 
pursuant to section 104C of the Act. In this case, Council’s discretion is restricted to only those matters of 
non-compliance specified in that standard. The only relevant matters able to be considered are those 
matters under the relevant assessment criteria. These assessment criteria are outlined in the next 
section. 
 

8.8 When the application was publicly notified, the following properties in the immediate vicinity of the 
application site were directly notified of the application. This included both the landowners and 
occupiers/tenants. The applicant was in agreement with this. These properties are identified by the blue 
dots in Figure 7 below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7: Directly notified properties 
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8.9 Of these landowners and occupiers that were directly notified, the following parties submitted on the 
application (all parties were in opposition) and also identified in Table 1 and Figure 8: 

 

 

Table 1: Directly notified properties 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 8: Directly notified properties whom submitted 

Submitter 
No. 

Name Property / Tenancy 

40 Cooper Family Investments 

Limited (also stated “on behalf 

of its tenants”) 

Landowner of the buildings at:  

• 37-47 Tuwharetoa Street,  

• 23-33 Ruapehu Street 

• 37 Ruapehu Street a 

• 34 Ruapehu Street. 

54 Tuwharetoa Limited c/o 

Simon Bendall – Mitchel Daysh 

 

Landowner of 11 Tuwharetoa Street 

60 Amanda Lee (Salon owner)  

 

Occupier of 1 of 4 tenancies at 32 Tuwharetoa Street 

29 Ben Westerman (Property 

Manager) – Westerman 

Property Solutions Limited 

Property Manager for: 

• Dorothy Westerman – landowner of 14 Ruapheu 

Street 

• Westerman Property Solutions – tenant at 14 

Ruapehu Street 

• Bayleys Real Estate – tenant at 44 Roberts Street 

(same building as 14 Ruapehu Street) 

• Otoia Properties Limited – owner of 29 Tongariro 

Street. This property changed ownership to 

Precinct Developments Limited as at 28/9/18 but 

appears to still be managed by Westerman 

Property Solutions Limited. 

 

Tuwharetoa 

Westerman 
Property 

Amanda 
Lee – hair 

Cooper 
Family  

Westerman 
Property 
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Figure 8: Directly notified properties who submitted 

 
9 ACTUAL AND POTENTIAL EFFECTS (Section 104(1)(a)) 

9.1 As a restricted discretionary activity under Rule 4g.2.3 of the District Plan, Council’s consideration of the 
actual and potential adverse effects of the proposal is restricted to only the matters of non-compliance.  
 

Assessment Criteria  

9.2 The relevant District Plan assessment criteria related to the specific non-compliances are noted below. (A 
full list of the assessment criteria under each section is provided in Appendix 5):  
 

9.3 The Town Centre Environment includes General Criteria under Assessment Criteria 4g.4.1 and  
Development Criteria under Assessment Criteria 4g.4.2. Under 4g.4 Assessment Criteria heading is the 
following note:  

 
 Please note: The assessment criteria used when assessing Restricted Discretionary Activities will be 
those criteria pertaining to the failed performance standard(s). When assessing Discretionary Activities 
the list of assessment criteria is not exclusive as other effects can be considered during assessment. 
 

9.4 Therefore, I have given primary consideration only to the assessment criteria directly related to a 
performance standard failure.  I have given some consideration to 4g.4.1 and 4g.4.2 for completeness. 
 

9.5 The relevant assessment criteria are: 
• 4g.4.3 Building Height and Setback 
• 4g.4.5 Parking, Loading and Access 
• 4g.4.6 Earthworks 
• 4g.4.9 Shop Frontage 
• 4g.4.10 Verandahs 

 
9.6 Based on the District Plan assessment criteria and submissions received, I consider that the key effects 

of the proposal relate to: 
 
• 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 & privacy of adjoining allotments 
• overbearing effect on other allotments within the Town Centre 

• Additional shading created by the building height 
• Earthworks / construction 
• Infrastructure / servicing 
• Positive effects 

 

Building Height and Setback (4g.4.3), Shop Frontage  (4g.4.9) and Verandahs (4g.4.10) 

9.7 In the following assessment I have included assessment of the three assessment criteria that relate to the 
buildings bulk and location, being assessment criteria 4g.4.3, 4g.4.9 and 4g.4.10. 

9.8 As such I have address the following effects related to these criteria and the input received from experts 
and the matters raised by the submitters. 

• The extent to which the building height and how it will adversely affect: 
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• the streetscape and general character and amenity of the Taupō Town Centre location; 
• visual outlook & privacy of adjoining allotments 
• overbearing effect on other allotments within the Town Centre 

• Additional shading created by the building height 
 

Background to the Maximum Building Height performan ce standard of the Taup ō District Plan for the 
Taupō Town Centre  

9.9 Before directly addressing the specific assessment criteria for height, I consider it necessary to provide 
some context as to how the Taupo District Plan considers height. 

9.10 The District Plan permits buildings in the Taupō Town Centre Environment to a total height of three (3) 
floors above ground level.  

9.11 Ground level is defined in the District Plan as being “the level of the ground based on the natural contours 
of the land…”.  

9.12 Height is defined in the District Plan as “the vertical distance between the ground level at any point and 
the highest part of the building at that point, excludes any structure attached to the building that which 
does not exceed 0.6m in any horizontal dimension, and does not exceed the permitted height by more 
than 1.5m.” 

9.13 As such for the Town Centre the Maximum Building Height has no restriction of building height in terms of 
metres (m) – rather, it is in terms of the number of floors. No definition is provided on ‘floors’.  Floors is a 
term that is often interchangeable with storeys. 

9.14 For clarity I refer to the building as: 

• Ground Floor Retail – 1st floor (storey 1) 

• Accommodation – 2-7 floors (storey’s 2-7) 

• Roof Top Terrace Restaurant – 8th floor (storey 8) 

9.15 The use of floors/storeys as a means to control building height is unique to the Taupō Town Centre 
Environment and is unlike all other Environment zones in the District Plan. Building height for all other 
zones is specified in metres (m), with different height limits for each zone. For example generally 8m 
Residential, 10m Rural and 12-16m for Industrial.  

9.16 To help understand the reasoning behind this use of floors, there is useful background information and 
guidance provided in the Objectives and Policies in Section 3s Taupō Town Centre Environment of the 
District Plan, including their associated ‘explanation’ text. 

9.17 The only reference to building height in the policies is under Policy ii of Objective 3s.2.2 where it states:   

“Maintain and enhance the character and amenity of the Taupō Town Centre Environment by 
controlling the bulk, location and nature of activities through  

a. the provision of maximum allowable heights for given locations or precincts to enable 
the maximum development of usable floor area to provide a sense of enclosure to the 
streetscape.…” 
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9.18 The use of floors was a deliberate change brought in through Plan Change 28: Taupo Town Centre which 
became operative in March 2015.  The previous standard for development in the Taupo Town Centre was 
an 8m height limit and 45 degree shading plane control.  As such this proposal is one of the first new 
buildings to be proposed under the new provisions and will result in a slightly different built form outcome 
(even at the permitted 3 floors). 

9.19 Helpful background information is provided on this matter of height limits in the Taupō Urban Commercial 
and Industrial Structure Plan (‘the Structure Plan’) which was adopted in January 2011 and informed Plan 
Change 28. Page 62 ‘Building Height’ under the Part B Implementation sections states the below: 

 
One of the consistent messages from the community has been the preservation of the low rise 
character of the town centre. Balanced with this is the need to meet commercial aspirations to 
maximise the potential of town centre properties, and encourage a compact town centre location. 
 
Also of growing influence is the desire to promote a greater mix of land uses in the town centre. 
Encouraging commercial accommodation activities and residential living into the town centre will 
contribute to greater vibrancy, increased safety – particularly at night – and increased footfall with 
the associated economic benefits for retailers and food establishments.  
 
Currently the District Plan has an 8m height limit at the front and then a 45 degree plane stretching 
back into the property. The intent is to shift to a height limit over the entire property of three 
storeys. This would achieve a reasonable balance between the community desire to maintain a low 
rise feel to the town centre, while also enabling land owners to achieve redevelopment aspirations. 
 
Within a three storey limit there is the potential to have a mix of uses like retail, office and 
residential. Any increase in the number of people living in the town centre is expected to happen 
slowly. However enabling such change is important if the associated benefits are to be achieved in 
the long term. 
 
Experience with other District Plan provisions suggests that people tend to build at the maximum 
allowed. This can create uniformity. In contrast, using the number of storeys as a limit will result in 
different rooflines and architectural features like gables. It also allows more flexibility for different 
stud heights to suit the different uses within a building. 
 
It is anticipated that there may be some sites where higher buildings could be appropriate. This 
might reflect the needs of a particular use like a hotel, or the characteristics of a particular site like 
a corner site or an entry to the town centre. It is difficult to identify these sites in advance of a 
specific land use so it is proposed to use the resource consent process to determine appropriate 
sites based on a particular development scenario. 

 
9.20 The above text from the Structure Plan is reinforced in Paragraph 7 of the explanation text provided under 

Objective 3s.2.2 of the District Plan, which states:   

While the permitted height limit for buildings within the Town Centre Environment is three storeys, 
there may be circumstances where a particular development such as a hotel, seeks resource 
consent to exceed this height. On an appropriate site, this may create the opportunity for a 
landmark building, without necessarily detracting from the scale and character of the remaining 
town centre. As part of the consideration of such a development through the resource consent 
process, assessment of desired urban design outcomes would be expected. 
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9.21 Whilst the 3-floor height limit has been set in the District Plan as the ‘default position’ for permitted 
activities, there is support for higher buildings on appropriate sites in the Taupō Town Centre. It is 
evident, that despite the general aim to enable development of a scale consistent with the 3-floor height 
limit of the Taupō Town Centre, there is also specific policy support for a multi-level over-height landmark 
building, subject to being put through the rigours of the resource consent process. 

9.22 In this respect, failure of a proposal to comply with the maximum 3-floor height limit has been kept to a 
restricted discretionary activity status in the District Plan. This status is designed to narrow the 
assessment process to create greater certainty. The ‘building height’ assessment criteria are taken from 
some of the relevant Urban Design Guidelines (Bulk, Form & Scale on Page 87) in the Structure Plan and 
are designed to help with that assessment process. This is backed up by Paragraph 5 of Introduction 3s.1 
under the Taupō Town Centre Objectives and Policies which states: 

There is a strong emphasis on achieving quality urban design outcomes in the TUCISP [the 
Structure Plan], and although the District Plan does not provide this same level of detailed 
direction, it provides the statutory implementation of the urban design objectives contained in the 
TUCISP. Activity requiring a resource consent will be expected to demonstrate an appropriate level 
of response to achieving quality urban design outcomes. 

 
9.23 As noted above the explanatory text uses the term 3 storey when discussing the 3 floor limit.   

9.24 It is in this policy framework of flexibility to the height performance standard that the assessment criteria 
must be applied. 

9.25 The following assessment criteria relate to Height and Building Setback specifically: 

4g.4.3     BUILDING HEIGHT AND SETBACK  

a. The extent to which the proposed building height or setback will: 

i. adversely affect the streetscape and general character and amenity of the Taupō Town Centre 
location; 

ii. reduce the privacy or outlook of adjoining allotments; 

iii. have an overbearing effect on other allotments within the Taupō Town Centre Environment. 

b. The extent of additional shading from the projection, including the amount of shadow cast and the 
period of time the adjacent allotments or the street is affected. 

c. The extent to which the projection is necessary due to the shape or nature and physical features of the 
allotment. 

d. Proposed methods for the avoidance, remedying or mitigation of potential adverse effects, and the 
degree to which they would be successful including: 

i. the extent to which topography, alternative design, planting or setbacks can mitigate the 
adverse effects of the extra height. 

e.     To assist with the application of the above assessment criteria, the following urban design outcomes 
should be achieved: 

i. New buildings should be designed to minimize overshadowing of public space. Buildings on 
the northern and western sides of public space should not exceed a 1:3 height to width ratio to 
ensure the space receives at least two hours of sunlight during peak activity periods (i.e. 
12pm- 2pm) in winter. 

ii. Over height buildings should step down towards the street edge at intervals to integrate with 
the scale of existing built form.  
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iii. Where buildings exceed height they should frame public space and create landmark and entry 
statements 

iv. Buildings should generally be built up to the building lines. Building setbacks should only be 
used to create larger squares and public spaces adjacent to laneways. 

 

Effect of the building height on the streetscape an d general character and amenity of the Taup ō Town 
Centre location 

Introduction – Character and Amenity 

9.26 This matter relates to Assessment Criteria 4g.4.3(a)(i) noted below: 
 
Submissions 

9.27 Almost all of the submissions in opposition state concerns that the proposal will have adverse impacts on 
the character and amenity of the town centre. In summary, the submitters concerns are:  

• The height of the building is too high, out of character and in contrast to the desired look and feel 
for the town centre; 

• It will have an overbearing effect and will be an eyesore on the town centre as well on surrounding 
areas; and 

• It will visually detract from the natural qualities of the existing environment. 
 

9.28 The scale of the proposal and the appropriateness of its eight storeys on the current ‘low rise’ character of 
the Taupō town centre was a common theme raised in the submissions in opposition. A number of 
submissions placed emphasis on keeping buildings to the 3-storey height limit. A couple of submissions 
in opposition said an over height building up to five storeys would be more appropriate.  
 

9.29 In looking at what constitutes ‘character’ and ‘amenity’, Section 1 of the RMA provides a helpful definition 
of Amenity Values as meaning – “those natural or physical qualities and characteristics of an area that 
contribute to people’s appreciation of its pleasantness, aesthetic coherence, and cultural and recreational 
attributes”. 

 
9.30 ‘Character’ is not defined in the Act, however in my opinion, it is the distinctive qualities and nature of a 

particular environment (based on the Oxford Dictionary definition) and is discussed in Section 2 of the 
District Plan. Section 1 of the District Plan goes on to say the Environments (zones) are based around 
each – “having distinctive characteristics relating to the level of the amenity including noise levels, 
building density, open space, vehicle movements and the location of roads and public services”. 
 

9.31 Many submitters on the application raised a range of personal views on what made up the character and 
amenity of the Taupō Town Centre. I note some of the most common themes below: 

 
• A unique character of low rise buildings with small boutique shops and laneways; 
• An attractive town that is low profile and sits nestled into the Taupo basin; 
• A harmonious balance, sitting well beside and not visually dominating the lake and pristine natural 

surroundings, including hills and mountains 
• An un-developed, low-key appearance with “small town charm” – “not a Queenstown, not a Gold 

Coast” 
• Uninterrupted views of the lake and natural environment 

 
9.32 The maintenance and enhancement of the character and amenity of the town centre is one of three 

objectives of the District Plan’s Town Centre Environment provisions. This objective provides the 
framework for the relevant performance standards, of which maximum building height is one of the bulk 
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controls designed to allow for sufficient useable floor area on an allotment, while maintaining a scale of 
development consistent with the existing character. 
 
 
Characteristics of the Town Centre 

9.33 I generally concur with the submitter views regarding what makes up the character of the Taupo Town 
Centre and the associated amenity provided. I expand on their points and make the following additional 
comments: 

 
9.34 The character of the existing Taupo Town Centre is made up of the following elements: 

• The town is set out in an amphitheatre arrangement on the northern shores of Lake Taupo, looking 
to the south towards Lake Taupo and the Tongariro National Park.   This is an iconic view.    

• The town is shouldered into its landscape setting by the large scale open spaces and trees in the 
Taupo Domain.  In views from the north end of the town, the Taupo Domain vegetation helps to 
frame the views towards the south. 

• Built form is typically 1-2 storey, but also with some 3-storey buildings, a 4.5 and 5 storey building 
• Built form is located in distinct street blocks, with buildings in a side-by-side configuration and built 

up to the road boundaries 
• Buildings are predominantly from 1970s to 1990s era with a number of more recent 

redevelopments and alterations occurring since the 2000s 
• Two stories is the predominant building form, with a wide variety in building designs, roof styles and 

heights – which, along with the mix of newer and older buildings, provides a mixed commercial 
character and non-uniform appearance. The scattering of taller buildings throughout the town 
centre further adds to the mixed-character.  

• fine-grain retail with small shops and active frontages at street level 
• ground floor retail activities and upper floor commercial activities, with some upper residential 

activities and offices 
• pedestrian laneways  
• service lane network  
• wide footpaths and verandas 
• landscaping and artistic features such as street furniture and street art 
• murals on the backs of buildings in the service lanes 
• angled street parking either side of most streets 
• low-speed road environment for the east-west roads with speed bumps 
• hospitality precinct at the southern end 

 
9.35 Further detailed description of the characteristics of the Town Centre and surrounding environment is 

provided in Section 3 of this report Context Setting – Taupō Township Landscape and Section 4 Site 
Description and General Locality. 
 

9.36 I also note some additional key outcomes that the District Plan anticipates with respect to character and 
amenity in the Taupo Town Centre Pedestrian Precinct, through its permitted activity performance 
standards: 

• Buildings able to go up to 3 floors in height, with no specific height limit (in metres) 
• No minimum parking requirements 
• No significant increase in vehicle movements on service lanes (to avoid conflict with pedestrians) 
• No specific urban design requirements – other than minimum glazing for street frontages, verandas 

and building up to front boundaries. 
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9.37 I consider that the proposed activity of a hotel and mixed-use retail development (in the general sense), is 
in keeping with the character and amenity of this particular part of the Taupo Town Centre. The activity is 
taking place within the core Pedestrian Precinct and entertainment/hospitality area where accommodation 
and retail activities are highly encouraged and permitted by the District Plan.   
 

9.38 The street-level aspects of the proposal will generally comply with all relevant performance standards for 
the Pedestrian Precinct overlay for the Taupo Town Centre Environment in the District Plan. This includes 
the frontage requirements regarding glazing, verandas and building up to front boundaries. The proposal 
will provide for the existing pedestrian easement through the site via the public atrium and entrances at 
either end. The proposal as it relates to Tuwharetoa Street at street-level, is highly in keeping with what is 
anticipated by the District Plan.   

 
9.39 The only exception are the non-compliances triggered for the Service Lane 6 boundary which is 

considered legal road and also subject to the same frontage requirements. However, the lack of glazing in 
the southern façade at ground level is considered to be consistent with the amenity of the service lane. 
The openness created by the stairs and ramp entry assist in reducing the bulk of the building at ground 
level and the provision of glass doors to the hotel atrium provide some glazing although set well back in 
the site. These factors will assist to maintain openness and a pleasant amenity in the service area; whilst 
also offering improvement over the current carparking lot and lack of connection between the application 
site and the pedestrian thoroughfare across the service lane and through 24 Roberts Street down to the 
lakefront. (This above paragraph addresses assessment criteria 4g.4.9 and 4g.4.10 regarding frontage 
and veranda requirements). 

 
9.40 In my opinion, the effects of the building height on the “streetscape and general character and amenity of 

the Taupo Centre location” (the first assessment criteria 4g.4.3(a.)(i)), are primarily related to the visual 
effects of the additional height and shading effects. The outlook and privacy effects on immediate 
properties and shading effects will be discussed later, however I shall first focus on the matter of height 
and its visual effects.  

 
Visual Effects of additional height 

9.41 The applicant has engaged Mr Rob Pryor – Landscape Architect, LA4 Landscape Architects, to provide a 
Landscape and Visual Effects Assessment of the proposal. The Council have engaged Mr Brad Coombs 
– Landscape Architect, Isthmus Group, to undertake a Peer Review of Mr Pryor’s assessment. This is 
contained in Appendix 2.  
 

9.42 The assessment is broken into two parts – a section on landscape effects and a section on visual effects. 
The landscape effects section is very brief and Mr Coombs has highlighted issues of its relevance to an 
urban CBD setting. Mr Coombs suggests more focus should be provided from Mr Pryor with respect to 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. An assessment from the applicant in this 
respect would be helpful to better under these particular urban design matters. However, Mr Coombs is in 
general agreement with the more comprehensive visual effects section. 
 

9.43 Mr Pryor’s assessment of the visual effects of the proposal on the surrounding viewing audience gives 
particular regard to the following key matters: 

a) Urban character and amenity 
b) Compatibility of building bulk and scale 
c) Maintenance and enhancement of amenity values 
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9.44 The assessment looks at visual amenity effects of the proposal to the following key areas of the Taupo 
Town Centre, and its peripheries: 

• Adjoining properties and the Tuwharetoa Street streetscape 
• Immediate environment of the Town Centre  
• The wider urban area 
• The roading network  
• The lake and foreshore areas 

 
9.45 The assessment concludes:  

“The greatest visual impacts arise in relation to streets and public spaces closest to the site. The 
main change would be the introduction of more intensive development of greater height, form and 
scale within the site. The building has been designed to minimise adverse effects on the 
surrounding environment…. 
 
In summary for the more proximate viewpoints, the effects would vary between low and moderate. 
For those in the moderate ratings, the potential adverse effects would be reduced by the building 
design, form and appearance. For close-up views, development would be seen as an integral 
component of the existing town centre, albeit of a superior quality. For more distant views from the 
urban area and lake environs the effects would vary between negligible and low and the 
development would be seen as an integral component of the town centre.”  

 
9.46 The visual effects were based on a methodology and effects rating scale from the NZILA Best Practice 

Guide – Landscape Assessment and Sustainable Management 2010. The summary of the level of visual 
effects of the proposal concludes: “Visual effects on adjoining properties and the Tuwharetoa streetscape 
will be moderate, visual effects on the town centre 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.”  Mr Coombs is in general agreement with 
those conclusions. 
 

9.47 The Planning Section of Mr Pryor’s assessment 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 Objective and Policies concerning maintenance and enhancement of the character and 
amenity of the Taupo Town Centre highlight the opportunity for landmark developments, such as a hotel 
application, to exceed the 3 storey Town Centre height limit on an appropriate site.  

 
9.48 Mr Coombs’ opinion is that 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; 

• The site and the proposed design has a relatively small footprint, particularly the east-west 
dimension, which will limit intrusion to southerly views towards Lake Taupo and the Tongariro 
National Park; and 

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

 
9.49 Mr Coombs considers the proposal can be accommodated within the location and in the context of the 

Taupo Town Centre Environment provisions of the District Plan, subject to the provision of an adequate 
assessment of the urban design matters.   
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9.50 It is acknowledged that an 8-storey building is a considerable departure from the 3-floor height limit.  

However, based on the professional assessment of the visual effects of the proposal by the two experts 
and their conclusions, I concur the visual impact of the proposal is appropriate given the circumstances 
discussed. I also make the following additional comments with regards to the effects on the general 
character and amenity of the Taupō Town Centre location. 

9.51 Whilst 1 – 3 storeys is the predominant building character in the town centre, there are two nearby 
buildings, close to the application site, which exceed this limit. Namely, the 4.5-storey backpackers 
building at 23 Tongariro Street on the corner with Tuwharetoa Street, and the 5-storey apartment building 
(15m in height) at 15 Heuheu Street. These building locations are shown in Appendix 4. These buildings 
were established under previous planning regimes, however they nonetheless have shaped the 
established character in the town centre that exists today. These buildings demonstrate that taller 
buildings of greater scale and height than the predominant surrounding built form can exist without 
significantly detracting from the amenity and character of the Taupo town centre. 

9.52 Much of the existing ‘low rise’ character of the Town Centre is attributed to the fact that there are many 
older single storey buildings still in place. The open expanse of the application site as it currently exists, 
along with the adjoining vacant allotment to the west, provides an open feel to Tuwharetoa Street at 
present. However these attributes need to be considered in the context of the permitted levels of the 
District Plan which enable 3 storeys of varying stud heights and roof designs.  

9.53 In summary, it is considered that the scale of the proposal will be greater than the predominant 
surrounding built form. The applicant’s intention is for the building to become a landmark building. 
However, given the presence of other taller buildings nearby, and the anticipated level of development 
that can occur in the town centre, the proposal will not appear significantly out-of-keeping in this context. 
This is further helped by the combination of unique mitigating factors in: 

• the building design; 
• alignment  with a number of key urban design guidelines; 
• the dimensions of the application site, its orientation and position within the street block, laneway 

network and wider town centre; 
• and the site’s location in the core Pedestrian Precinct where a higher intensity and scale of activity 

is encouraged.  
 

Conclusion of visual effects 

9.54 In conclusion, I consider that the proposal will be visually compatible with the streetscape and general 
character and amenity of the Taupō Town Centre location. The mitigating factors outlined above, and in 
the expert assessments demonstrates how the visual effects of the increased building height on the key 
areas of the Taupo Town Centre and its peripheries will be mitigated to a level appropriate for this 
particular location in the Taupo Town Centre.  

9.55 The proposal will result in a noticeable change to the application site and its surrounds due to the height 
of the building which would make it the tallest building in the town centre. However, as concluded in the 
expert assessment, there are a number of mitigating factors which will ensure the increased building 
height does not visually dominate the wider landscape and will maintain and enhance the character and 
amenity of the town centre. 
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Urban Design Outcomes  

9.56 To further assist with assessing the proposal’s effects on character and amenity, assessment criteria ‘e’ 
listed under 4g.4.3 direct consideration of number of listed urban design outcomes. These guidelines are 
formulated from the Urban Design Study – Taupo Urban Commercial and Industrial Structure Plan 
(September 2009) (Page 87 contained in Appendix 8).  
 

9.57 Assessment Criteria 4g.4.3(e) of Building Height and Setback refers to a number of specific urban design 
outcomes that should be achieved. It states: 
 

e. To assist with the application of the above assessment criteria, the following urban design 
outcomes should be achieved: 
 

9.58 These outcomes are assessed below. It is noted that Mr Coombs has highlighted the lack of an urban 
design focused assessment by Mr Pryor. An assessment from the applicant in this respect would be 
helpful to better under these particular urban design matters. The applicant’s Planner – Ms Eagles has 
provided an assessment of the proposal with respect to the specified urban design guidelines. Based on 
the information I have available at present I will cover of these matters with my own brief assessment. 
 

9.59 4g.4.3.e.i. New buildings should be designed to minimize overshadowing of public space. Buildings on 
the northern and western sides of public space should not exceed a 1:3 height to width ratio to ensure the 
space receives at least two hours of sunlight during peak activity periods (i.e. 12pm- 2pm) in winter. 
 

9.60 The District Plan does not define ‘public space’. The Taupō Urban Commercial and Industrial Structure 
Plan (‘the Structure Plan’) refers to public spaces as including anything from sheltered arcades, 
pedestrianised streets, through to a civic square. I consider public reserves and laneways also as public 
spaces. Tuwharetoa Street and Roberts Street have wide pedestrianised footpaths and a number of 
enlarged pedestrian spaces/nodes – which act as focal points for people to gather and meet. Reference 
to ‘public space’ in this report will include all such areas. 
 

9.61 As demonstrated in the detailed shading assessment later in this report (from Paragraph 9.104), the 
orientation and position of the application site within the street block ensures no significant shading of 
public spaces during the 11am-2pm periods. The application site does not border any large public space 
such as a plaza or courtyard. The site is located on the southern side of Tuwharetoa Street where any 
shadowing of the wide public footpaths and pedestrian laneway north of the site does not occur during 
this more critical time period.  The pedestrian laneway located south of the application site which runs 
through 24 Roberts Street will receive some additional shading during winter in the late morning, from 
which point the laneway will sit in shade generated by the existing two storey buildings located either 
side. Some increased shading will occur during early evenings in summer along sections of the public 
footpaths along Tuwharetoa Street to the east of the application site, including some of the outdoor 
seating areas of the nearby eateries/bars. These shading effects on the amenity of the street and 
businesses are considered in the shading assessment later in this report. The nearby Roberts Street 
reserve to the south will not be subject to any increased shading. 
 

9.62 4g.4.3.e.ii. Over height buildings should step down towards the street edge at intervals to integrate with 
the scale of existing built form. 
 

9.63 It is acknowledged that the proposal does not step down towards the street edge – apart from the main 
structures for the rooftop level (the spa/pool/bar/restaurant) which are largely set in from the main façade 
providing a reduced scale of occupation at this level. However, for the reasons discussed in Mr Pryor’s 
visual effects assessment as well as those opinions of Mr Coombs, the mitigating attributes of the building 
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design, the application site and its surrounds, will ensure the visual bulk of the building is mitigated to a 
level that is appropriate in this particular location. This will help with the building’s integration with the 
scale of surrounding development and the streetscape.  
 

9.64 4g.4.3.e.iii. Where buildings exceed height they should frame public space and create landmark and entry 
statements 
 

9.65 In my opinion – drawing on the opinions of the two experts, the proposal is a landmark building and will 
create entry statements around the public pedestrian walkway which forms part of the application site. 
The application site spans a public space being the pedestrian walkway (currently a Council easement) 
which links the Roberts Street lakefront area up to Heuheu Street in the middle of the town centre. North 
of Heuheu Street the laneway continues northwards, albeit offset some 20m to the west. The section of 
the walkway through the application site is the last (missing link) to be developed.  
 

9.66 The expert assessments from Mr Pryor and Mr Coombs conclude that this particular site is suited for a 
landmark building. My Pryor advises the building will facilitate an active, safe and convenient pedestrian 
environment with its ground floor atrium and interactive street frontage along Tuwharetoa Street and 
Service Lane 6. There will also be unimpeded 24-hour public access through the atrium linking 
Tuwharetoa Street to the service lane, enhancing the pedestrian laneway system, providing mid-block 
access between the streets.   
 

9.67 iv. Buildings should generally be built up to the building lines. Building setbacks should only be used to 
create larger squares and public spaces adjacent to laneways 
 
This guideline aligns the building setback performance standard (4g.1.8). The proposal will be built up to 
the Tuwharetoa Street frontage at ground level with the exception of a 3m length in the eastern corner 
where an entrance to the retail tenancy is proposed. The effects of this discrete non-compliance are 
considered to be negligible. 
 
The building’s southern elevation will not be built up to the full length of the site frontage with Service 
Lane 6 (legal road). This will take place over the vehicle access/loading area, pedestrian steps and the 
slightly inset eastern corner. The general southern building façade will be built close to and along much of 
the boundary as required. It is only the area of vehicle access, loading area and the pedestrian 
steps/ramp that will not be built to the boundary. These areas are primarily for access to the site and for 
pedestrian loading areas as well as for improving the site’s interaction with the pedestrian laneway to the 
south, in terms of legibility and safety. The effects of these discrete non-compliances are considered to be 
negligible. 
 

Wind effects  

9.68 Wind effects were raised by some submissions in opposition – largely around potential wind tunnelling 
effects to the north of the application site. It is noted that wind was not raised as an issue by any of the 
landowners/occupiers in the immediate area around the application site.  
 

9.69 Wind effects are not specifically provided for in the assessment criteria. However it is considered that 
wind effects are a factor that makes up the amenity of the streetscape (in respect of assessment criteria 
4g.4.3(a.)(ii.). This is in terms of whether wind effects associated with the increased building height could 
be a potential nuisance to the amenity of users of Tuwharetoa Street and the pedestrian laneway south of 
Service Lane 6. This includes pedestrians and outdoor seating areas for the nearby eateries. 
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9.70 The applicant has provided some information regarding wind effects and discussion around the 
Wellington City Council’s non-statutory Design Guide of Wind, within Volume 2 of the Wellington City 
Plan, which appears to be a relevant guidance document for wind design for buildings. 
 

9.71 Based off the information provided by the applicant it appears that due to the design of the building and 
mitigating factors outlined in their assessment, significant adverse wind effects on the amenity of users of 
the adjoining streets is unlikely. In particular, the building has a relatively small footprint, particularly the 
east-west dimension, it has a modulated façade design, verandas, and would stand alone from nearby 
taller buildings.  

 

Outlook & Privacy of adjoining allotments  

9.72 This matter relates to Assessment Criteria 4g.4.3(a)(ii) which states: 
 
a. The extent to which the proposed building height or setback will: 

ii. reduce the privacy or outlook of adjoining allotments; 
 

9.73 This refers to ‘adjoining’, however it is considered reasonable to also consider those allotments that 
directly face the application site separated by road.  
 

9.74 In summary, all adjoining/adjacent properties are used for commercial purposes and there are no 
residential apartments – with the exception of one apartment on the upper level at 24 Roberts Street to 
the south. In my opinion, residential activities are more sensitive to a loss of outlook and privacy intrusion 
than commercial activities. However, it is acknowledged that a loss of outlook in particular can still 
adversely impact on the amenity of commercial properties and this will be addressed.   

 
Submissions 

 
11 Tuwharetoa Street (Submitter No. 54) 

9.75 Tuwharetoa Limited who own 11 Tuwharetoa Street, the directly adjoining western allotment, submitted 
the following concerns with respect to outlook and privacy: 

• Concern of reduced outlook, particularly toward Mount Tauhara which is of high cultural 
significance 

• reduced privacy 
• overbearing effect 
 

9.76 Currently, the site is largely vacant and undeveloped – apart from a vacant building in the western parcel 
and some smaller buildings with a taxi stand on the eastern parcel. It is considered that development of 
the proposal directly adjoining this property will have an overbearing effect on this property in its present 
state. However, this needs to be balanced with what could be developed on the site within the permitted 
height limit as well as with the general expectation of how commercial sites are developed.  
 

9.77 Typically, commercial properties are developed with buildings that share a party wall along the 
common/shared boundary. This can be seen by the predominant surrounding built form in the Taupo 
Town Centre. If a permitted 3-storey building was constructed on the application site then it could build 
right up to and for the length of the common boundary with 11 Tuwharetoa Street. This is similar to the 
Vine / Farmers building which has a solid party wall ranging 6.4m - 7.4m in height which abuts the 
eastern boundary of the application site. As such, the construction of a permitted 3-storey façade (which 
could be to some 11m in height (based on 3x 3.8m high floors), or even higher if it had a higher stud or 
pitched roof) on the application site could in itself have an overbearing effect and impact the easterly 
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outlook of 11 Tuwharetoa Street for the time that the allotment remains undeveloped. However, the 
District Plan permits such a scenario.  
 

9.78 The expectation is that in time, a 3-floor building could be constructed on 11 Tuwharetoa Street. In such a 
case, the roof of a building combined with the party wall along the common boundary, would typically limit 
any views to being from within the building and looking northerly, westerly or southerly. No outlook would 
be had towards the application site due to the party wall. Even if a party wall was not constructed and 
instead a building was constructed with windows along the eastern façade facing the application site, the 
intent is that outlook could be obstructed by the development of a 3-story building on the application site.  

 
9.79 Given this context, it is my opinion that despite the significant height difference between a permitted 3-

level development and the proposed 8-level development, right on the boundary; the increased height 
would not interfere with the outlook from 11 Tuwharetoa Street to a significant degree, compared with a 3-
level development.  

 
9.80 With respect to the concerns of a loss of outlook and view towards Mount Tauhara, it is acknowledged 

that this is of cultural significance to the landowners; however this is an easterly view towards the 
application site which even a 3-level building would interfere with. It is acknowledged that if a 3-level 
building was developed on 11 Tuwharetoa Street, then there could be opportunity for elevated easterly 
views over the application site (assuming a similar 3-level building was developed) towards Mount 
Tauhara, from a roof top deck or platform. However, it would only take 1 additional floor or a raised stud 
height or gable roof to block any views of Mount Tauhara from the top of a 3-floor building on 11 
Tuwharetoa Street. Furthermore, it needs to be noted the restricted discretionary nature of the consent 
does not protect specific views and also not cover views of the Outstanding Landscape Areas (OLAs) 
which are recognised in other provisions of District Plan.  
 

32 Tuwharetoa Street – (Submitter No. 60) 

9.81 This site contains a two-storey building located opposite the application site and to the north. It contains 
an architecture company on the upper floor and a hair salon on the ground floor – facing the application 
site. The hair salon also appears to have an upper floor room. There appear to be two other tenancies at 
the rear of the building. The owner of the hair salon (Ms Lee – Submitter No. 60) submitted in opposition 
to the proposal. She raised concern that the proposed hotel would be an eyesore on Tuwharetoa Street. 
Shading was also one of their concerns. The shading matters are discussed later on in this report. The 
streetscape-related effects of the proposal have already been discussed, however the impacts on the 
specific outlook from this building will be considered here. 
 

9.82 The building has a southerly outlook towards the application site. The 3.5m wide veranda along the 
southern façade keeps most of the ground floor outlook to street level. This will obscure much of the bulk 
created above 3 storeys. The western-facing windows along the pedestrian lane are primarily focused on 
the laneway with only acute views across to the application site.  
 

9.83 With respect to the upper floor commercial area, the floor currently has an unimpeded southerly outlook 
over to the lake and mountains. The proposal will alter and enclose this outlook and skyline. However, if 
the application site was developed with a permitted 3 storey building, then that in itself would still remove 
much of this outlook. The additional height of the proposal above the 3 storeys is therefore not considered 
to have a significant impact on their outlook in this context.  

 
9.84 The height of the building may have an overbearing appearance on this property, however the separation 

across the wide street, combined with the façade design of the proposal is considered to help mitigate 
these visual effects. This property will also largely not be subject to any increased shading generated by 
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the proposal (discussed later in this report) and will have adequate access to daylight – this is considered 
to help limit any overbearing effects i.e. by being in such close proximity and being shaded at the same 
time.   

 
9.85 In terms of privacy effects, there will be some overlooking from people using the outdoor decks and 

apartments of the proposal facing this property. However, similar effects could be generated by a 3-storey 
development of the application site.  

 
37 – 47 Tuwharetoa Street  Vine / Farmers building (Submitter No. 40)  

9.86 This building has some small windows along the party wall which abuts the application site’s eastern 
boundary. These appear to be covered over. These will be further ‘blocked’ in by the proposal, however 
this would also happen with a permitted 3-storey building developed on the application site. The 
remainder of the Vine / Farmers building is roofed over. As, such there is no general outlook from this 
building towards the subject site. The difference in visual effect between the proposed 8-storey building 
compared with a permitted 3-storey building is considered to be insignificant in this respect.  

 
24 Roberts Street – eateries, offices, residential apartment (did not submit)  

9.87 The proposal will stand quite tall and in close proximity to this site, however, its building layout will ensure 
that the primary outlook of most of the tenancies is not directly towards the application site.   
 

9.88 The ground floor eateries in these buildings on this allotment are primarily focused with a southerly aspect 
towards the lake and internal aspect onto the pedestrian laneway running down the middle of the 
allotment. The outdoor seating areas of the southernmost tenancies (Lone Star and Dominos Pizza) are 
located south of the two storey façade of the buildings themselves, which will block most views of the 
proposal. The smaller eateries along the laneway are primarily indoor-based and the small verandas 
partway along their frontage with the laneway will help break up the views of the proposal. It is considered 
that the bulk of additional height (above 3 storeys) will not be readily discernible from as viewed inside 
these premises. The northern portion of the buildings are the service areas with a lower amenity. 

 
9.89 The upper floor offices in the western building have recently converted into one residential apartment. 

The apartment has its two bedrooms located in the northern portion of the building with windows looking 
out towards the application site. The lounge, living room, kitchen and outdoor living area are all located on 
the southern elevation looking out towards the lake.  

 
9.90 The upper floor office in the eastern building is a compact 9m2 office that appears to be related to the 

Lone Star tenancy. It has a northerly outlook towards the application site. Given their close proximity and 
angle of sight, it is considered that the bulk of the additional height (above 3 storeys) will not be readily 
discernible from as viewed inside the building. The office will still receive unimpeded daylight for much of 
the year, apart from some increased direct sunlight lost during some periods during Winter. The shading 
is discussed in detail later in this report.  

 
 28 & 30 Tuwharetoa Street (did not submit)  

9.91 These buildings are located north of the application site to the west of the pedestrian laneway. They are 
single storey and currently contain Hell Pizza and a restaurant. The landowners/occupiers did not submit 
on the application. 
 

9.92 The proposal will result in a change of outlook, however for similar reasons to those already discussed, 
the ground floor outlook is primarily closed in by the verandas, limiting views of the additional building 
bulk above 3 floors.  Some overlooking may occur to the outdoor dining areas of these eateries. However, 
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such activities are not considered to be overly sensitive to privacy invasion and this is similar in nature to 
passing foot traffic.  
 

Conclusion on Submitters (Outlook & Privacy effects) 
9.93 In conclusion, I consider that the outlook and privacy effects of the proposal on adjoining/adjacent 

properties will be mitigated to an appropriate level, that will ensure the amenity of these properties is 
reasonably maintained. 

 
 

Overbearing effect on other allotments within the T own Centre  

9.94 This matter relates to Assessment Criteria 4g.4.3(a)(iii) noted below: 
 
a. The extent to which the proposed building height or setback will: 

iii. have an overbearing effect on other allotments within the Taupō Town Centre Environment. 
 

9.95 The closest properties to the southwest include the KFC at 16 Roberts Street and the eateries within the 
2-storey buildings at 10 Roberts Street. The building owners and occupiers did not submit on the 
application. The portions of these properties adjacent the application site are their rear service areas. 
Their main indoor and outdoor dining areas are all located along their southerly aspects. As such, I 
consider the lack of any primary outlook towards the application will result in limited visual overbearing 
effects on these properties in my opinion.  

 
9.96 The closest properties to the southeast include the commercial 2-storey office buildings and ground floor 

eateries at 32 & 38 Roberts Street. The building owners and occupiers did not submit on the application. 
The portions of these properties adjacent the application site are also primarily rear service areas. The 
main indoor and outdoor dining areas for the eateries are located along their southerly aspects. As such, I 
consider the lack of any primary outlook towards the application will result in limited visual overbearing 
effects on these properties in my opinion. 

 
9.97 Other properties on the periphery will see the height of the proposal, compared with the current built form 

around the application site. However, I consider the separation distance provided from other buildings 
and properties will ensure any overbearing effects are sufficiently mitigated. 

 
9.98 The compatibility of the building bulk and scale of the proposal and its visual effects were looked at in 

detail in the Landscape and Visual Effects Assessment prepared my Mr Pryor, LA4 Landscape Architects, 
and peer reviewed by Mr Coombs, Isthmus Group. A number of mitigating features were outlined. 

 
9.99 Some submissions raised concern of the how the proposal could impact on loss of mountain and lake 

views from buildings north of the application site. In particular, Ms Connell (Submitter No. 62) and Mr 
Henson (Submitter No. 20) provided photo montages from various viewpoints taken inside second storey 
office buildings in the Town Centre, located along Heuheu Street, Gallagher Street and corner of 
Ruapehu and Heuheu Street. The accuracy of these montages is unknown, however nonetheless I shall 
consider how the proposal could generate overbearing effects on these general areas. 
 

9.100 The District Plan does not protect specific views, mountain views or lake views or have any particular 
view shaft provisions. However, it is acknowledged that one of the natural qualities of Taupo is the ability 
to see the mountains and skyline across the lake.  

 
9.101 In this respect, it is evident that there are some 2-3 storey commercial buildings and residential 

apartments within the Town Centre to the north of the application site which enjoy expansive views out 
overtop of the existing buildings towards the lake and mountains to the southwest. Their views and 
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southerly outlook will change with a change in skyline and the building height evident. However, these 
views are generally provided because of the lack of any 3-storey buildings located in front of these 
buildings (to the south). If other properties were to redevelop into 3-storey buildings, then many of these 
distant views would be lost.  

 
9.102 I also consider that the separation distance provided from other buildings and properties within the Town 

Centre will ensure any overbearing effects are sufficiently mitigated. Views will be had of the proposal, 
however I do not consider that would result in a significant loss in general outlook that would be 
considered overbearing. General outlook and enjoyment of daylight and aspect would be maintained.  
Furthermore, a number of mitigating factors were discussed in the Landscape and Visual Effects 
Assessment and the Peer Review.  
 

9.103 In terms of surrounding properties on the periphery to the east and west of the application site, they will 
be more exposed to the longer north-south facades of the building which could appear overbearing at 
different locations. However, the general separation distances, combined with the lack of any significant 
shading during the day-time will ensure all properties have adequate access to daylight. This will help 
limit the overbearing effects i.e. by being in such close proximity and being shaded at the same time.  
Furthermore, the compatibility of the building bulk and scale was discussed in detail in the Landscape and 
Visual Effects Assessment and the Peer Review and its effects on the Town Centre Environment.  
 

 
Additional shading from the building height 

9.104 This matter relates to Assessment Criteria 4g.4.3(b) noted below: 

b. The extent of additional shading from the projection, including the amount of shadow cast and 
the period of time the adjacent allotments or the street is affected. 
 

9.105 To help with the assessment of shading effects, Page 87 (Bulk, Form & Scale) of the Urban Design 
Guidelines in the Structure Plan provides some helpful commentary, stating – 

“building envelopes should be mapped to ensure that sunlight can reach the south-side footpath of 
all east-west streets throughout the year. Shadow diagrams should be produced for over-height 
buildings to demonstrate the potential effects on solar access to the street”.   

9.106 Page 83 (Open Space) talks about how new buildings should be designed to minimise overshadowing of 
public spaces and – “public squares/plazas should receive at least two hours of sunlight during peak 
activity periods (i.e. 12pm- 2pm) in winter”. 
 

9.107 Many of the submissions raised concerns with the increased shading/shadowing (and associated lack of 
sunlight) that would be cast on the street, the lake and nearby properties. The shading concerns were 
largely centred on:  

• The effect of increased shading on the amenity and ambience of the surrounding area, 
including streets, public areas, outdoor dining areas and the lake; 

• The lack of natural light that enters adjoining/adjacent buildings; 

• Maintenance issues in terms of mildew/mould build  

Shading modelling 

9.108 Some submissions raised concern that the shading modelling provided by the applicant was only 
provided for 11am and 2pm and did not show the shading that would be generated by the proposal over 
the course of a whole day. Competing shading diagrams were provided by two submitters, being Ms 
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Connell (Submitter No. 62) and Mr Henson (Submitter No. 20) which showed 600m + shadows from the 
proposal during winter. The accuracy of these diagrams is unknown.  
 

9.109 In this respect, I understand that the applicant’s shading modelling and diagrams follows ‘industry best 
practice’ for architectural modelling of building designs in town centres. They have also advised the 
11am-2pm times are used in the Auckland Unitary Plan for sunlight/daylight access requirements for key 
public areas in the city.  These times are also reflected in the Urban Design Guidelines of the Structure 
Plan as being the peak activity periods for public open spaces such as squares and plazas. It is 
considered reasonable to apply this principle to key public areas in general. I provided a definition of what 
I considered made up ‘public space’ earlier in the assessment on the urban design outcomes. The times 
of 11am-2pm are considered reasonable times to be able to understand the additional shading impacts of 
the proposal during those more critical daytime periods.  

 
9.110 However, due to some of the matters raised in submissions and by Council, further shading diagrams 

have been provided by the applicant since close of submissions. These cover Summer evenings at 4pm, 
5pm, 6pm and 7pm, when shading will occur to parts of the eastern portion of Tuwharetoa Street. These 
also cover mornings at 9am. These effects are considered in the following section.  

 
9.111 I consider the information provided by the applicant is sufficient to be able to reasonably understand the 

shading impacts of the proposal, in terms of the amenity of surrounding streets, public areas and 
surrounding properties. Buildings cast longer shadows when the sun is lower in the sky closer to sunrise 
and sunset and that access to sunlight is more limited and easily affected during these periods. These 
times of shading are temporary in nature, as the sun tracks across the sky, so this has been taken into 
account in the assessment.  

 
9.112 The following assessment considers specific effects of sharing on Tuwharetoa Street and then Roberts 

Street in particular with some discussion about Lake Terrace and the service lanes also. 

 
Tuwharetoa Street 

9.113 In looking at shading effects on Tuwharetoa Street, based off the information I have at present, I consider 
these effects to be largely insignificant and avoided due to the placement of the proposed building on the 
southern side of Tuwharetoa Street. The application site is located on the southern side of the street and 
therefore all increased shadowing cast will be primarily confined to the southern, eastern and western 
aspects of the proposed building.  
 

9.114 It was raised in some submissions that in Summer in particular, Tuwharetoa Street is the centre of 
evening entertainment in Taupo. Both the southern side (Vine Eatery & Bar at 37-47 Tuwharetoa Street) 
and the northern side of Tuwharetoa Street encompass a number of outdoor eating areas which bask in 
evening sunlight in summer, and which could be detrimentally affected by shading from the proposed 
building as the sun sinks and eventually sets over the Acacia Bay hills. 
 

9.115 I concur with submitters and note that the street is at heart of the night time hospitality precinct, and is 
often seen with people strolling along to and from restaurants/bars. Evening sunsets certainly add to the 
ambience of the street. However, this is currently largely attributed to the openness and expanse created 
by the application site and the adjoining western property at 11 Tuwharetoa Street being vacant and 
undeveloped. Development of both the application site and neighbouring site with permitted 3-storey 
buildings would alter this character and ambience and introduce greater shading than what is currently 
cast on this section of the street.  
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9.116 To help address the summer evening shading concerns, the applicant has provided further shading 
diagrams covering Summer evenings at 4pm, 5pm, 6pm and 7pm, when increased shading will occur to 
parts of the eastern portion of Tuwharetoa Street as the sun sets in the southwest. This will affect some of 
the evening sun and length of time that this part of the street and the restaurants/bars receive sunlight 
during summer evenings. However, the position of the application site to the south and southwest of 
these properties and Tuwharetoa Street will mean that the bulk of the day and late afternoon receives 
sunlight and it is only when the sun is low in the sky that it will generate such impacts in the evenings. 
Furthermore, these restaurants/bars are primarily indoor-based premises that have small ancillary south-
facing outdoor areas that are used on the footpath. The 3m wide canopies along these properties limit 
some of the direct sunlight for much of the day, and screens between each of the tenancies often block 
some direct sunlight to the seating areas when the sun is lower in the sky. It is also noted that often on 
hot summer evenings, shade relief is commonly sought to escape the heat.  
 

9.117 The shading diagrams show that the shade will start to reach parts of the northern side of Tuwharetoa 
Street from around 6pm. A comparison is shown for a permitted 3-story building showing that would also 
shade this side of the street, albeit over a smaller area. The proposal will result in a greater shadow cast, 
however in the context of the shading that could be generated by a permitted scenario, combined with the 
above mitigating factors, the amenity of Tuwharetoa Street is not considered to be significantly impacted 
on to an overly adverse degree.   
 

9.118 No submissions were received from any of the building owners or tenants of these properties to the 
northeast of the application site along Tuwharetoa Street – with the exception of Cooper Investments 
Limited (Submitter No. 40) whom own the directly adjoining building to the east which contains Vine and 
Farmers (37-47 Tuwharetoa Street) and the building on the corner of Tuwharetoa Street and Ruapehu 
Street (46 Tuwharetoa Street) which contains Indian Affair.  
 

9.119 Indian Affair is located some 60m from the application site to the east and would be subject to increased 
shading over some limited evening periods during summer months. They are primarily an indoor 
restaurant and the 3m wide outdoor canopy naturally obscures some of the direct sunlight. For similar 
reasons to those above, there is not considered a significant loss of amenity from the increased shading. 
Above this tenancy is a commercial tenancy with offices that would not be adversely affected by any 
impacts on evening sunlight.  
 

9.120 Vine Eatery & Bar is located directly to the east whereby the solid common boundary (party) wall 
obscures any shading into their indoor area (the primary area). The shading diagrams show that their 
small secondary outdoor seating area will largely not be subject to any increased shading from the 
proposal, compared with a permitted 3-storey development on the application site. 
 

9.121 In terms of other buildings that could be affected, there are no residential apartments/dwellings along this 
part of Tuwharetoa Street. There is a 2-storey building located opposite the application site at 32 
Tuwharetoa which contains an architecture company on the upper floor and a hair salon on the ground 
floor facing southerly (with an upper floor room).  
 

9.122 The owner of the hair salon (Submitter No. 60) submitted in opposition to the proposal and shading was 
one of their concerns. To address this, it has been demonstrated that the orientation of the application 
site along Tuwharetoa Street is such that it is only the more limited summer evening periods that would 
be affected. The hair salon is located in a northwest-north position from the application site where there is 
limited opportunity for increased shading. The shading diagrams provided by the applicant show that the 
increased shading of the proposal is largely in-line with the shading from a permitted 3-storey 
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development of the application site and generally avoids this property. The 3.5m wide veranda along the 
southern façade of the building also keeps most of the outlook to street level and creates shading itself.  

9.123 The upper floor with the architecture company would not be subject to any increased shading. 
9.124 In terms of the northern and western aspects of Tuwharetoa Street, it is clear from the shading diagrams 

that these sections of the street will be largely unaffected. However, additional shading will result on the 
directly adjoining western property at 11 Tuwharetoa Street which is owned by Tuwharetoa Limited. This 
owner submitted in opposition to the application, and additional shading was one of their general 
concerns.  
 

9.125 In looking at the shading of 11 Tuwharetoa Street, this will take place in the mornings year-round, and 
completely clearing by around 11am-midday. During Winter, the morning shadow cast is almost identical 
to the shadow that would be cast by a permitted 3-storey building on the application site. The morning 
shadow cast during Summer, Autumn and Spring, would be slightly greater than a 3-storey building. 
However, in the context of the site being commercial (less sensitive than residential) and able to be 
developed, the additional shading is not considered to be overly invasive, compared to the shading that 
their site would experience form a permitted building.    

 
 
Maintenance issues in terms of mildew/mould build – buildings along Tuwharetoa Street  

9.126 It is evident from the shading diagrams that only building roof and facades will be subject to greater 
shading during the more critical day-time hours will be parts of the Vine and Farmers building to the east. 
Cooper Investments Limited who own this building submitted that the proposal will decrease the amount 
of natural light that enters their buildings, in winter the buildings will cost more for the tenants to heat, and 
cause more risk of dampness and mildew, which in turn can turn to mould. 

9.127 To address these points, it is clear from the diagrams that the shading throughout much of the year will 
begin to occur from around midday onwards. A permitted 3-storey building on the application site would 
generate shading on this building, which does not presently occur. The proposal will result in an 
elongated shadow, however, only over a limited portion of the building as it tracks through the day. The 
southern facade already does not received sunlight for the bulk of the day. The applicant also advises 
that it is considered reasonable maintenance practice to wash the outside of buildings as a matter of 
course.  

Summary 

9.128 In summary, the shading impacts of the proposal on the amenity of Tuwharetoa Street and nearby 
properties will be largely avoided due to the orientation of the application site and further mitigated by the 
layout and nature of nearby properties. Some additional shading will occur primarily to adjoining/adjacent 
properties and to the easterly portion of Tuwharetoa Street for more limited time periods during some 
parts of the year and will be further mitigated by the layout and nature of nearby properties. 

 

Roberts Street 

9.129 Some submissions raised concerns of the proposal shading the outdoor seating areas south of the 
application site along Roberts Street as well as shading the lakefront reserve and Roberts Street reserve. 
There are also wide public footpaths along the eateries which could be affected. 

9.130 These areas are on the southern aspect (including southwest and southeast) of the application site, which 
is typically the more sensitive aspect in terms of shading impacts from buildings. However, the shading 
diagrams provided in the application clearly show that the bulk of the additional shadow cast by the 
proposal would be over the backs of buildings and would also fall within areas on the ground that are 
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already shaded. The southern-facing outdoor seating areas of the premises along Roberts Street are 
already shaded by the existing buildings themselves during morning periods. The only additional shading 
that will result over public areas is a small portion of the Roberts Street public parking spaces during 
Winter mornings and the carriageway of Lake Terrace. The effects of the shading on the roading corridor 
are discussed later in this section.   

9.131 The main public area that will be subject to change will be the pedestrian laneway through 24 Roberts 
Street, directly south of the application site. The landowner and occupiers of the buildings either side of 
this laneway and which have frontages to the laneway have not submitted on the application. During 
Winter, there will be some additional shading cast on the southern end of the laneway. This shading will 
elongate the existing shadow cast by the 2-storey buildings either side of the narrow laneway. This will 
take place over a couple of hours late morning. Either side of that period, the laneway is shaded by the 
existing shading of the buildings either side. During Spring there will be a couple of hours late morning 
where some additional shading will be cast over the northern end of the laneway. During Summer there 
will be no increased shading. The small areas of shading and limited time that this takes place is not 
considered to result in a significant loss of amenity for this public space. 

9.132 In terms of private properties, there will be some increased shading over the two storey buildings on 24 
Roberts Street either side of the laneway. This will largely take place over the building roofs during 
Winter, Autumn and Spring in the mornings and clearing by around 2pm. The ground floor areas are 
largely service areas. 

9.133 The upper floor residential apartment in the western building has its two bedrooms located in the northern 
portion of the building with windows looking out towards the application site. This apartment will receive 
some increased shading during Winter months in the mornings up until around midday – all other times of 
year will not receive increased shading. However, given that their primary indoor/outdoor living areas area 
are all located on the southern elevation looking out towards the lake, this more critical aspect will largely 
not be impacted on. The small upper floor commercial office in the eastern building will receive similar 
additional shading, however it is considered less sensitive to loss of direct sunlight than residential 
activities and will only occur for limited time periods.  

9.134 The commercial buildings at 32 & 36 Roberts Street will receive some additional shading from around 
midday during Winter in particular and then gradually clearing by, with smaller shaded areas from later in 
the afternoon during Autumn and Spring. It is primarily their service areas which will be shaded, along 
with some commercial offices. 

9.135 10 & 16 Roberts Street will receive some additional shading on the northern portion of their buildings 
during Winter, Autumn and Spring mornings. These are the service areas of restaurants, cafes, a fast-
food restaurant and bars. These areas are considered less sensitive to a loss of some direct morning 
sunlight.  

9.136 No submissions were received from any of the above building owners or tenants of these properties.  

9.137 The owner and occupier of the commercial two-storey building at 40 Roberts Street (Westermans) 
submitted in opposition to the application. Shading was not raised as a concern, however this shall still be 
considered  In this respect, the separation and position of this property from the application site is such 
that there will be minimal shading cast on their building. The only opportunity for additional shading 
generated is late afternoons in Winter after 2pm, where some shading will likely occur over the roof and 
western façade. However, it will take place over a limited time period and will not happen for all other 
seasons of the year. The activity is also commercial in nature and less sensitive to loss of direct sunlight 
than residential activities.  

 
Maintenance issues in terms of mildew/mould build – Roberts Street  
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9.138 The additional shading on buildings during the colder Winter period may generate increased opportunity 
for increased dampness and mildew, which in turn can turn to mould for the buildings along Roberts 
Street mentioned above. However, the limited time periods of increased shading are considered to help 
mitigate this effect. It is also considered reasonable maintenance practice to wash the outside of all 
buildings as a matter of course.  

Summary 

9.139 In summary, the shading impacts of the proposal on the amenity of Roberts Street and nearby properties 
will be largely avoided due to the orientation of the application site and further mitigated by the layout and 
nature of nearby properties. Some additional shading will occur primarily to adjoining/adjacent properties 
for more limited time periods during some parts of the year and will be further mitigated by the layout and 
nature of nearby properties. 

Lake Terrace and Service Lane 6 

9.140 Council’s Development Engineer requested additional shading diagrams from the applicant for the time of 
9am to help better understand any safety concerns, with respect to shading of the Lake Terrace  road 
carriageway during morning frosts during Winter. These diagrams were provided and show some 
increased shading during  early morning and clearing by late morning to midday. The Development 
Engineer is satisfied that there are no significant safety risks from this additional shading.  
 

9.141 The shading diagrams provided by the application clearly show that the shading that will be cast on the 
service lane will be comparable with the shade that would be cast be a permitted 3-floor building and 
therefore will not generate any increased safety risk. As part of the separate Taupo District Council 
approval process for works in the roading corridor, it is likely that a suitably designed pedestrian surface 
over Service Lane 6 will be required. 

 

Earthworks & Construction 

9.142 These matters relates to Assessment Criteria 4g.4.6 Earthworks noted below: 
 

a. Detraction from the amenity of adjoining allotments in terms of such matters as noise and dust 
occurring as a result of the earthworks, and the resulting impact on the use of these allotments. 
b. Potential for the creation of a nuisance effect for residents within the area. 
c. Time period for which soil will be exposed. 
d. Proposed methods for the avoidance, remedying or mitigation of potential adverse effects and 
the degree to which they would be successful including: 

i planned rehabilitation, recontouring and revegetation or the retention of existing 
vegetation. 
ii. Whether there are any Archaeological sites, and the potential effect of the earthworks on 
these sites. 
iii. The degree to which an Earthworks Management Plan manages the environmental 
effects of earthworks and prevents adverse effects arising, in particular sediment 
discharges and dust nuisance. 
iv. The degree to which the finished ground levels reflect the contour of adjoining sites, and 
any potential impacts on stability of neighbouring properties and existing stormwater flow 
patterns. 

 
9.143 The proposal involves undertaking large scale earthworks involving up to 10m deep excavations across 

the whole of the application site, which will exceed the District Plan’s maximum 2m vertical ground 
alteration limit. The consideration of these matters is provided for under assessment criteria 4g.4.6.  
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9.144 Some submissions in opposition raised concerns over earthworks and potential issues with respect to 

ground conditions, land stability, nuisance effects, construction management and the general lack of 
construction management plan information provided in the application. Of note, the landowner of 11 
Tuwharetoa Street which is the directly adjoining western allotment, submitted in opposition to the 
application and raised concerns over the above matters.  
 

9.145 Since the close of submissions, the applicant has provided a conceptual Construction Management Plan 
(CMP) which outlines a range of likely methods/options available for use to manage, control and mitigate 
temporary adverse effects of the earthworks. It is anticipated that a more detailed CMP would be provided 
at detailed design stage. This matter is proposed to be dealt with via conditions of consent, should 
consent be granted.  

 
9.146 Council’s Development Engineer Mr Mike Keys has reviewed the conceptual CMP and further information 

provided and is generally satisfied that the measures outlined will able to be employed to achieve the 
aspirations of the CMP. The Development Engineer is satisfied that the eventual CMP and associated 
conditions of consent will be able to adequately govern the construction-phase to ensure potential 
adverse effects are adequately avoided, remedied or mitigated. However, a recommendation is provided 
to confine the more critical bulk earthworks period to being undertaken outside of peak periods being 
between Labour Weekend and Easter (inclusive) during a year. This will help reduce the potential for 
conflict and nuisance impacts to nearby properties, road users and pedestrians during these busier 
periods within the Town Centre. 

 
Land Stability 

9.147 The proposal will require 10m deep excavations across the full area of the application site for the creation 
of the basement levels and building foundations. The excavation will involve considerable alteration of the 
ground levels along the perimeters of the site, lowering the site well-below adjoining land. These works 
are large scale and will require extensive professional engineering input to ensure the stability of 
adjoining allotments and surrounding infrastructure is maintained during the construction phase.  
 

9.148 The detailed design of the earthworks and foundation/basement construction will address the stability of 
adjoining buildings and infrastructure. Specialist advice will be sought and designs/methodologies 
approved by Council through both the resource consent and building consent process, should consent be 
granted. 

 
9.149 As excavation occurs down to 10m, all four side walls will be braced with sheet piling or similar methods 

to maintain stability of adjoining buildings, the service lane and Tūwharetoa Street footpath. This method 
not only offers support of neighbouring buildings but also the infrastructure in the ground.  

 
9.150 The CMP will detail how Council infrastructure such as wastewater pipes, water supply and Stormwater 

disposal will be dealt with during excavation.  
 

9.151 Council’s Development Engineer is satisfied with the preliminary information provided, subject to final 
approval of the specific foundation and retaining designs at detailed design stage.   

 
Nuisance effects 

9.152 The proposed earthworks have the potential to generate a number of offsite adverse nuisance effects 
during the construction phase which could impact on the amenity of adjoining land occupiers from matters 
such as noise, dust and general disruption. Nuisance effects can also result from matters such as traffic 
disruption and access issues. 
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Noise 

9.153 Work will be carried out during Monday to Saturday between the hours of 7am to 6pm so as to minimise 
disturbance and disruption to neighbouring occupiers. These hours align with the District Plan’s general 
‘day time’ noise limits for the Town Centre Environment which run from 7am to 10pm. During this time of 
the day, the District Plan noise limits of 75dBA Leq and the NZS 6203:1999 Acoustics – Construction 
Noise will be observed. 
 

9.154 It is acknowledged that noise nuisance effects could affect the amenity of nearby businesses such as the 
hair salon across the road, commercial offices and eateries. However, the District Plan’s day time noise 
limits for the Town Centre Environment are highly permissive, compared with the more restrictive 50dBA 
Leq limit for the Residential Environment. Compliance with these limits will ensure that any potential 
adverse nuisance effects from noise will be in accordance with what the District Plan permits and is 
anticipated for this particular locality.  

 
9.155 The application site is also located in the core of the Town Centre and separated over 150m from the 

closest Residential Environment. The site is separated by a number of buildings and roads from the 
closest residential properties to the southeast, further limiting potential noise nuisance effects. 

 
Dust, erosion and sediment control 

9.156 The CMP will deal with the issues of erosion, sediment and dust control. Suitable onsite measure will be 
able to be deployed to ensure dust nuisance is mitigated – particularly during dry and windy summer 
conditions. Sediment control measures will be required to contain all silt-lade Stormwater onsite. 
Council’s Development Engineer is satisfied that these matters are able to be adequately managed and 
further detail on their management will be approved in the final CMP. This will ensure that any potential 
adverse nuisance effects from the earthworks will be minimised and comply with the District Plan. 
 
Traffic and pedestrian management  

9.157 The construction of the proposed building and associated earthworks would be complex and unusual 
within Taupo and would result in disruption for surrounding properties and road users. A permitted 
development of the application site could still cause disruptions; however the increased duration required 
for the works for a building of this scale will be greater and will require careful management and 
consideration through the CMP. The truck movements required to dispose of soil offsite, parking of 
construction workers vehicles and general day-to-day operations during the construction phase would 
likely cause disruptions. In this respect, the conceptual CMP provides a number of recommendations to 
help manage these effects and ensure as minimal impact to nearby businesses, road users and 
pedestrians as possible. 
 

9.158 Council’s Development Engineer and Infrastructure Manager have reviewed the conceptual CMP, and 
are in general agreement that such measures can be practically deployed to minimise the temporary 
impacts during construction. The finer details of how traffic and pedestrians will be managed and diverted 
will determined at detailed design stage and will need to be submitted to Council for approval.  

 
Archaeological/Heritage matters  

9.159 Both Heritage New Zealand Pouhere Taonga (Heritage NZ) and the New Zealand Archaeological 
Association (NZAA) have submitted on the application. Both submitted as neutral.  
 

9.160 The application site and adjoining sites are not identified as an area of cultural or heritage value in the 
District Plan. However, NZAA have advised there may be presence of unrecorded archaeological sites in 
the vicinity which should be taken into account. NZAA have advised that the application site is in very 
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close proximity to, or in the location of the site of a 19th century Taupō Hotel. It is possible that 
subsurface archaeological remains associated with this hotel could remain in situ making the location an 
archaeological site under the definition of the Heritage New Zealand Pouhere Taonga Act 2014.  

 
9.161 The NZAA recommends that an archaeological assessment of the archaeological risk of the proposed 

works be carried out by a qualified archaeologist, to determine if an archaeological authority is required, 
and what steps should be taken to minimise risk to the site prior to the beginning of earthworks. 

 
9.162 Heritage NZ submitted that the earthworks associated with the proposal had the potential, in the event of 

unrecorded archaeology being present, to damage the finite archaeological resource. Heritage NZ was 
not opposed to the proposed activities subject to the appropriate ongoing management of historic 
heritage, in particular archaeology. Therefore the submission sought that an accidental discovery protocol 
was imposed on the consent.  

 
9.163 However, since being made aware of the NZAA submission, pertaining to a pre-1900 hotel building that 

was previously located in the vicinity of the subject site, Heritage NZ have provided updated advice to 
Council. Heritage NZ have now advised that there is reasonable cause to suspect archaeology on the 
subject site, that the applicant should be directed, in the event that the resource consent application is 
approved, to undertake an archaeological assessment to determine the need for an archaeological 
authority prior to the commencement of earthworks. Heritage NZ have provided an ‘advice note’ to that 
affect. I recommend this advice note be imposed in the consent decision, should consent be granted.  

 
9.164 On the basis of the required advice note being imposed and the applicant pursuing such matter with 

Heritage NZ, I believe that any adverse effects with respect to heritage value can be avoided or mitigated 
through this process.  
 
Summary 

9.165 In summary, I consider that the effects of the earthworks and associated construction can be avoided, 
remedied and mitigated with appropriate measures put in place in accordance with the CMP.  
 

Access matters 

9.166 A number of submissions raised the issue of the proposal generating increased traffic along Tuwharetoa 
Street and Service Lane 6 which could generate associated congestion for road users and safety issues 
for pedestrians. Concerns were also raised regarding the proposed Bus Stop along Tuwharetoa Street. 
 

9.167 I note that because of the restricted discretionary nature of this consent, Council’s discretion is restricted 
to only those matters of non-compliance. The only relevant matters able to be considered are those 
matters under the relevant assessment criteria. The assessment criteria provided under 4g.4.5 cover off a 
wide range of parking, loading and access matters; however these need to be considered in the context 
of the particular performance standard that is failed, which in this case is the width of the proposed 
vehicle crossing widening on Service Lane 6.  

 
9.168 The existing westernmost vehicle crossing along Service Lane 6 is to be retained and widened to provide 

access for the loading space and basement parking access. This crossing will be a maximum width of 
12.4m, exceeding the 6m maximum width requirement. As such, it is the effects of the oversized crossing 
width that shall be considered.  

 
9.169 In this case, the effects related to this non-compliance are considered to relate to safety and efficiency 

issues for vehicles entering/leaving the application site and their movement on Service Lane 6, as well as 
the safety of pedestrians and potential conflict that could result from the access point.   
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9.170 Council’s Development Engineer has reviewed the access layout and is satisfied that any adverse effects 
in relation to these matters can be adequately avoided, remedied or mitigated.  

 
9.171 Other access matters relating to the application such as the bus stops / drop off areas will be taking place 

within Council-owned roading infrastructure and will require the appropriate approvals from Council’s 
Infrastructure Manager at detailed design stage.  

 
Efficiency and safety issues between vehicles and users of Service Lane 6 

9.172 The increased width of the vehicle crossing is largely attributed to the loading area portion of the crossing. 
The main carriageway for vehicles entering and exiting the basement parking area will be close to the 6m 
permitted width. Adequate sightlines will be provided for both vehicles entering and leaving the site so as 
to ensure limited opportunity for conflict and safety issues between users of the site and other users of 
the service lane.  

 
9.173 In terms of vehicle movements, these will be within the current permitted level of the application site.  This 

is largely attributed to the high level of existing vehicle movements onto/off Service Lane 6 from the 
existing public carparking lot – noting that Rule 4g.2.5 (vehicle movements) is only triggered if a new 
activity results in an increase of more than 24 vehicle movements per day (over the existing vehicle 
movements). The traffic levels generated by the proposal are effectively within the existing levels of the 
application site. 

 
9.174 The layout and route of vehicle movements will change because vehicles will only be able to enter/exit 

through Service Lane 6. Vehicles will utilise the full length of the service lane network more so than the 
present use of the site. However, the types of vehicles, low speed environment and relatively low traffic 
volumes in comparison to those current levels will not cause any significant safety or efficiency issues in 
the service lane – including their intersections with Roberts Street and Tuwharetoa Street.  

 
Conflict issues between vehicles and pedestrians 

9.175 The vehicle crossing is to be located in close proximity to the existing pedestrian laneway south of the 
application site. This laneway is to continue across Service Lane 6 and through the site – as provided via 
the public atrium at the ground floor. The District Plan provides strong direction regarding protecting 
pedestrians from excessive vehicle movements from service lanes. 
 

9.176 In this respect, Council’s Development Engineer is satisfied that the layout and design of the access point 
will not compromise pedestrian safety. The pedestrian laneway across the service lane is to be clearly 
defined by way of raised pavers or similar demarcation. This is to be subject to final design approval from 
Council’s Infrastructure Manager and is recommended as a condition of consent, should consent be 
granted. This, combined with the low speed environment and clear sightlines will ensure minimal safety 
concerns for pedestrians. 
 

Infrastructure / Servicing   
9.177 These matters do not pertain to the specific assessment criteria, however these matters shall be 

addressed for sake of completeness and practicableness, particularly with respect to the extensive 
earthworks excavations required and impacts on Taupo District Council infrastructure, both temporary 
and permanent. A number of these matters overlap with the earthworks and construction management 
matters and the access/traffic matters. 
 

9.178 Some submissions raised issues with respect to the potential inadequacy of existing services to service 
the proposal, and regarding issues with firefighting capabilities.  
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9.179 Council’s Development Engineer, Mr Mike Keys has prepared a Development Engineering Report which 
addresses these matters in detail. Conditions of consent have been recommended (should consent be 
granted) to ensure compliance with Taupo District Council’s infrastructure and servicing requirements, 
including those of the Fire Fighting Authorities. These matters include water supply, fire-fighting, 
wastewater, stormwater, access layout, telecommunications and power supply. 

 
9.180 It is considered that the proposed development can be adequately serviced with minimal adverse effects 

resulting. 
 

10 year Lapse Period 

9.181 The applicant seeks a consent lapse period of 10 years. The RMA 1991 sets 5 years as the default lapse 
period for consents under Section 125. 
 

9.182 Some submissions in opposition noted that the proposal should be confined to the standard 5 year period 
for unknown reasons. 
 

9.183 The extended lapse period is sought by the applicant due to the size and magnitude of the proposed 
development and the length of time that will likely be required to obtain finance, undertake tendering, 
execute detailed design, prepare building consent, and to undertake construction. 

 
9.184 The applicant has provided an estimated timeline of how the project is likely to span out, should consent 

be granted. Realistically, the applicant aspires to a 6.5 year completion period, however they wish to 
factor in contingency for any financial downturn/slowing thus a lapse period of greater than 5 years is 
necessary.  

 
9.185 I agree that this proposal is of a large and complex scale and it would be a “first” for the Taupo Town 

Centre. The proposal will involve a number of critical phases that will need to be accomplished, prior to 
construction. 

 
9.186 I note that extended lapse periods have been granted for a range of other activities in the District when 

they are typically large in scale, of added complexity and are to take place over a significant time period.  
 

9.187 I also note that the Taupo Town Centre Environment zoning in the District Plan is expected to remain in 
place for sometime, given it was recently re-zoned via Plan Change 28: Taupo Town Centre, in March 
2015.  

 
9.188 For these reasons, my opinion is that a longer than typical lapse period would be appropriate in these 

circumstances. 
 
Positive Effects 

9.189 Almost all of the submissions in support were in relation to the economic and tourism benefits of the 
proposed development for the Taupo Town Centre and wider District, as well as the positive 
environmental impacts of the proposal on the character and amenity and vibrancy of the Town Centre. 
 

9.190 Positive effects do not pertain to the specific assessment criteria, however these are still considered 
relevant with respect to the proposal’s alignment with the aspirations of the Taupo Urban Commercial and 
Industrial Structure Plan (‘the Structure Plan’) and the relevant Objectives and Policies of the Taupo 
District Plan. These matters are addressed in the following sections, however the positive effects shall be 
noted here.  
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9.191 I generally concur with the positive effects of the proposal that were raised by submitters and listed at the 
start of the effects assessment. I expand on those points and make my own following comment.    
 

9.192 The proposed activity of an 8-floor hotel and mixed-use retail development is to be located in the core 
Pedestrian Precinct and entertainment/hospitality area of the Taupo Town Centre. Accommodation and 
retail activities (in the general sense) are highly encouraged and permitted by the District Plan. Having 
such a development would bring in a significant number of people and reinforce greater vibrancy in the 
core CBD area and help retain and enhance its well-being.  

 
Effects Assessment Summary 

9.193 Overall, I consider the proposal will be visually compatible with the streetscape and general character and 
amenity of the Taupō Town Centre location. I consider that the adverse effects of the proposed activity 
will be appropriate given the mitigating circumstances outlined in the effects assessment, ensuring the  
increased building height does not visually dominate the wider landscape and will maintain and enhance 
the character and amenity of the town centre. 

 
9.194 In relation to outlook, visual dominance and privacy effects, I consider that these effects will be avoided 

or mitigated to an appropriate level, that will ensure the amenity of all surrounding properties is 
reasonably maintained, given the mitigating circumstances outlined in the effects assessment. 

 
9.195 In relation to shading effects, I consider that these effects are able to be largely avoided, and where there 

is increased shading, it is limited or mitigated to a level that will ensure the amenity of all surrounding 
properties is reasonably maintained.  

 
9.196 In relation to earthworks and construction effects, I consider that these effects are able to be mitigated to 

a level that will ensure the stability of adjoining allotments is maintained and nuisance impacts are 
mitigated so as to ensure disruptions to nearby landowners, occupiers and motorists are minimised. 
These effects can be mitigated with conditions.  

 
9.197 In terms of vehicle access effects, I consider the access layout will ensure the safety and efficiency of the 

roading network, pedestrian safety and other users. 
 
9.198 It is concluded that the proposal will have positive effects in the form of economic and tourism benefits 

and reinforcing greater vibrancy in the core CBD area to help retain and enhance its well-being. 
 
 

10 TAUPŌ DISTRICT PLAN OBJECTIVES AND POLICIES (Section 104 (1)(b)(vi)) 

10.1 The relevant Taupō District Plan objectives and policies in relation to the Taupo Town Centre 
Environment, Land Development, and Traffic and Transport, are discussed below.  

Taupo Town Centre Environment (3s) 

10.2 OBJECTIVE 

3s.2.1 The Taupō Town Centre Environment will continue to reinforce and strengthen its role and function 
as the primary commercial, retail, recreational, cultural and entertainment centre for Taupō District. 
 
POLICIES 
i. To consolidate retail and office activity within the Taupō Town Centre Environment to: 

a) ensure efficiencies in infrastructure use and transportation; 
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b) support the walkability of the town centre; 

c) encourage redevelopment of town centre properties; 

d) support the overall integrity of the Taupō Town Centre Environment boundary, and avoid 
the cumulative effects stemming from the dispersal of retail and office activity. 

ii. To encourage a range of residential and accommodation activities within the Taupō Town Centre 
Environment in order to create a vibrant and interesting place while ensuring that reverse 
sensitivity issues are adequately managed. 

iii. To recognise the important role of the Tongariro Domain and its existing infrastructure and services 
(including those provided by commercial operators) in providing recreation and commercial 
opportunities that support the wider town centre environment. 

 
10.3 Policy i) concerns retail and office activity. The proposal is a mixed-use development that involves 

primarily a hotel accommodation activity, but also with ground floor retail and food retail spaces, and a 
rooftop spa, bar & restaurant. Retail activity is an encouraged activity in the Taupō Town Centre 
Environment. The proposal will provide for retail activities in the core Pedestrian Precinct, which will add 
to further efficiencies in infrastructure use and transportation and support walkability of the town centre. 
The proposal will be entirely consistent with this policy. 

10.4 The proposal is for a hotel accommodation activity, which is clearly supported in Policy ii). The location of 
the hotel and associated increase in the numbers of people and foot traffic in the core Pedestrian 
Precinct, will assist the vitality and functioning of the town centre. In terms of reverse sensitivity issues, 
the District Plan performance standards for the Taupo Town Centre Environment have specific acoustic 
design requirements that apply to any building containing residential or accommodation activity. The 
proposed building will be acoustically designed to comply with such requirements. This will avoid any 
reverse sensitivity noise issues. The proposal will therefore be consistent with this policy. 

10.5 OBJECTIVE  
3s.2.2  Maintain and enhance the character and amenity of the Taupō Town Centre Environment. 
 
POLICIES 
i.     Encourage redevelopment of existing properties in a way that consolidates and diversifies the 

range of activities while maintaining an appropriate scale of development consistent with the 
character of the Taupō town centre. 

ii.     Maintain and enhance the character and amenity of the Taupō Town Centre Environment by 
controlling the bulk, location and nature of activities through: 

a. the provision of maximum allowable heights for given locations or precincts to enable the 
maximum development of usable floor area to provide a sense of enclosure to the 
streetscape. 

b. recognition and provision of a range of building styles from smaller boutique style stores to 
large format retail 

c. location of all primary building activities, pedestrian entrances and windows along the street 
or lane frontage to contribute to street activity and create positive surveillance from all 
building levels 

d. encouraging a mixed use and diversity of buildings 
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e. avoiding blank walls along street frontages. 

iii.    Enhance the special characteristics of the Pedestrian Precinct of the Town Centre Environment 
including the continuation of interesting, hospitable and safe pedestrian environments through the 
retention of verandahs, display window frontage and vehicle access to sites. 

iv.     Enhance the provision of pedestrian shelter in the Retail Expansion Precinct. 
v.     Manage the location and size of advertising to avoid physical and visual clutter in the Pedestrian 

Precinct. 
 
10.6 The proposal is a mixed-use hotel development that consolidates and diversifies the range of activities 

within the Taupo Town Centre, as discussed regarding Objective 3s.2.1. This objective (3s.2.2) seeks to 
balance that aim with the focus of maintaining an appropriate scale of development consistent with the 
character of the Taupō town centre.  

10.7 Paragraph 7 of the explanation provided under Objective 3s.2.2, states:   

While the permitted height limit for buildings within the Town Centre Environment is three storeys, 
there may be circumstances where a particular development such as a hotel, seeks resource 
consent to exceed this height. On an appropriate site, this may create the opportunity for a 
landmark building, without necessarily detracting from the scale and character of the remaining 
town centre. As part of the consideration of such a development through the resource consent 
process, assessment of desired urban design outcomes would be expected. 

 
10.8 Whilst the 3-floor height limit has been set in the District Plan as the ‘default position’ for permitted 

activities, there is support for higher buildings on appropriate sites in the Taupō Town Centre. It is 
evident, that despite the general aim to enable development of a scale consistent with the 3-floor height 
limit of the Taupō Town Centre, there is also specific policy support for a multi-level over-height landmark 
building, subject to being put through the rigours of the resource consent process. 

10.9 In this respect, the effects assessment section has considered the appropriateness of the proposed 8-
floor hotel in this particular location of the Taupo Town Centre and its compatibility with the existing 
character and context of the District Plan provisions.  

10.10 It was concluded, the application site is an appropriate location for a landmark building due to a number 
of reasons and mitigating factors – both in regards to the site itself, its location within the wider Taupo 
Town Centre and the building design elements. It was concluded that the scale of the subject building will 
not appear significantly out-of-keeping and at odds with the streetscape and general character and 
amenity of the Taupō Town Centre location. For these reasons the proposal will be broadly consistent 
with Policy i). 

10.11 With respect to Policies ii) and iii), these essentially list a number of key anticipated outcomes and urban 
design expectations for buildings – particularly in the Pedestrian Precinct. With respect to Policy iii) – 
there is support for a higher intensity and scale of activity within the Pedestrian Precinct which is 
reinforced in Paragraphs 6-7 of the explanation note which states:  

A higher intensity and scale of activity is generally found within the Pedestrian Precinct than the 
wider Town Centre Environment.  The protection of the characteristics of the Pedestrian Precinct 
area will ensure the distinction between these areas, which occurs through the change in intensity, 
is retained.  Urban design guidelines will be drafted to encourage urban renewal of the public realm 
and redevelopment of private land to incorporate appropriate urban design principles. 
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10.12 As discussed in the effects assessment, the proposal is considered to closely align with the urban design 
outcomes. The building height and scale was discussed in detail in the effects assessment. The building 
is a mixed-use development which provides for a range of retail activities and food retail in addition to 
residential accommodation. The proposal achieves significant integration with the pedestrian realm 
through its ground floor atrium and connection and integration with the pedestrian lane network in the 
heart of the entertainment and hospitality precinct. Furthermore, positive surveillance from building levels 
and interaction with the street is provided. For these reasons, I consider the proposal to be consistent 
with these two policies. 

10.13 OBJECTIVE 
3s.2.3 The safe and efficient functioning of pedestrian flows, traffic movement, parking and manoeuvring 
within the Town Centre Environment. 
 
POLICIES 

i. Ensure the continued functioning of the town centre through appropriate provisions for car parking, 
loading, manoeuvring and vehicle entrances. 

ii. Minimise the friction between vehicles and pedestrians by controlling the use and number of vehicle 
crossings. 

iii. Ensure pedestrian safety through the provision and maintenance of verandas and under veranda 
lighting. 

iv. Provide for the free flow of pedestrians by minimising street clutter and footpath obstacles. 
v. Encourage flexibility and innovation when dealing with the provision of parking within the Town 

Centre Environment, in the form of alternative sites and multi-use car parks. 
 

10.14 The proposal will be consistent with this objective and its policies. The only District Plan non-compliance 
related to this objective is the non-compliant vehicle crossing width onto Service Lane 6. It was concluded 
in the effects assessment that potential adverse effects with regards to access/traffic safety, efficiency  
and the safety of pedestrians would be adequately mitigated. I consider the proposal will be consistent 
with this objective and its policies. 

11 NATIONAL ENVIRONMENTAL STANDARDS (Section 104(1) (b)(i)) 

11.1 There are six National Environmental Standards (NES) that have been prepared under sections 43 and 
44 of the Resource Management Act 1991 and are in force as regulations. These cover air quality, human 
drinking water, telecommunications facilities, electricity transmission, plantation forestry and management 
of contaminants in soil.  
 
National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human 
Health 

11.2 This NES addresses the assessment and management of the actual and potential adverse effects of 
contaminants in soil on human health from particular activities. The proposal involves soil disturbance to 
construct the proposed development. Soil disturbance is considered as an activity under the NES, when 
taken place on a piece of land described under Regulation 5(7) which reads: 

 
(7)  The piece of land is a piece of land that is described by 1 of the following: 

(a) an activity or industry described in the HAIL1 is being undertaken on it: 
(b)  an activity or industry described in the HAIL has been undertaken on it: 
(c)  it is more likely than not that an activity or industry described in the HAIL is being or has 

been undertaken on it. 

                                       
1 The current edition of the Hazardous Activities and Industries List 



Section 42A Planning Report   

Cypress Capital Limited  RM180148 

29 Tūwharetoa Street, Taupō 

 

48 
 

 
11.3 The site currently operates as a public carparking facility and has not had, or is having, an activity or 

industry described in the HAIL carried out on the site. Nor is the site identified within the Taupō District 
Plan as being ‘contaminated’ or ‘potentially contaminated’.  Therefore the land on which the proposed soil 
disturbance, subdivision and change in land use is to take place, is not a piece of land that has had a 
HAIL undertaken on it and is not covered by Regulation 5(7). 
 

11.4 Notwithstanding Regulation 5(7), Regulation 5(8) of the NES relates to production land2. The site is not 
production land therefore the land on which the proposed activity is to take place, is not covered by 
Regulation 5(8). 
 

11.5 For the above reasons, it is considered that the NES regarding contaminants in soil does not apply to the 
consideration of this application.  

 
11.6 No other NES’s are applicable to the proposed development. 
 

12 NATIONAL POLICY STATEMENTS (Section 104(1)(b)(ii i)) 

12.1 There are five National Policy Statements issued under section 52(2) of the Resource Management Act 
1991 and state objectives and policies for matters of national significance. The five National Policy 
Statements relate to urban development capacity, freshwater management, renewable electricity 
generation, electricity transmission and the New Zealand Coastal Policy Statement. Work is also being 
done on a proposed National Policy Statement for Indigenous Biodiversity.  

 
12.2 None of the National Policy Statements are considered to be relevant to the proposal. 
 
13 REGIONAL POLICY AND PLAN PROVISIONS (Section 104 (1)(b)(v)) 

13.1 The proposed activity is not considered to be inconsistent with the Regional Policy Statement or Regional 
Plan. The applicant has addressed compliance with the Regional Plan in their application. The earthworks 
for the proposal fall within the permitted activity provisions and regional consent is not required. 

 
14 OTHER MATTERS (Section 104(1)(c))    

The Taupo Urban Commercial and Industrial Structure Plan  

14.1 The Taupo Urban Commercial and Industrial Structure Plan (‘the Structure Plan’) was adopted by Council 
in 2011. This replaces the Taupo Town Centre Structure Plan 2004. 
 

14.2 The Structure Plan provides a vision for future planning of the Taupō Town Centre and new industrial 
areas over the next 20 years. Its Implementation Section outlines a range of work from plan changes to 
the District Plan to infrastructure work by Council to facilitation by Council to execute the vision. The 
Structure Plan seeks to plan for economic wellbeing, reconnect the town centre to the domain and lake, 
create quality places through quality design through a vision of enhancement. This vision of enhancement 
builds on the existing strengths to create a quality urban environment.  

 
14.3 The general description of the Structure Plan as taken from the Taupō District Council website states: 

 

                                       
2 Production land is defined in the NES: 

(a) Means any land and auxiliary buildings used for the production (but not processing) of primary products (including 
agricultural, pastoral, horticultural, and forestry products): 

(b) Does not include land or auxiliary buildings used or associated with prospecting, exploration, or mining for minerals. 
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“Communities need to have vibrant, attractive, liveable places to attract a skilled workforce.  Taupo 
is blessed with outstanding natural assets but these need to be balanced with a quality urban 
environment.  Good community infrastructure along with quality commercial activity all contribute to 
what is sometimes referred to as the “look and feel” of the community.  This balance of natural 
assets and a quality town centre is important when it comes to attracting permanent residents and 
encouraging visitors to stay longer in Taupo. 

 
The streets and lanes that connect the town centre provide the places where people meet to do 
business and enjoy the atmosphere of the town centre.  Turning them into quality places is a 
critical part of attracting people to spend time in the town centre with the associated social and 
economic benefits.  Similarly, providing community spaces is an important element in a quality 
town centre.  However, simply providing parks, squares and plazas is not enough - they need to be 
well designed and complemented by a mix of activities that will attract all sorts of people to use 
them.  There is no point providing a beautifully landscaped square if there is no surrounding activity 
to attract people and activate the space.” 

 
14.4 The Structure Plan has been considered with respect to its relevant to the restricted discretionary nature 

of the proposal. This was considered in the effects assessment of the proposal’s effects on character and 
amenity of the streetscape and general Taupō Town Centre location. It was discussed how the District 
Plan assessment criteria under 4g.4.3 were related to a number of urban design outcomes from the 
Structure Plan. The District Plan provisions, including its Rules and Objectives and Polices relating to the 
Taupō Town Centre reflect the high level goals contained in the Structure Plan. It was concluded that the 
effects of the proposal are appropriate given the circumstances outlined in the effects assessment, and 
that the proposal would be consistent with the Objectives and Policies of the District Plan. As such, I 
consider the proposal consistent with the broad expectations of the Structure Plan. 

 
Precedent 

14.5 The matter of precedent and plan integrity was a common theme raised in many submissions in 
opposition.  
 

14.6 It is established by case law that precedent is not an effect on the environment however potential 
precedent is a relevant ‘other matter’ in determining an application.  
 

14.7 It is also established by case law that precedent is not required to be considered in applications which 
have a restricted discretionary activity status – unless the matter of precedent is specifically listed as 
matter of direction.  The proposal is for a restricted discretionary activity, governed by section 104C of the 
RMA. Council may consider only those matters to which it has restricted its discretion. In this case, the 
matter of precedent is not one of those matters and it is therefore not able to be considered.  

 
14.8 The Taupo District Plan contemplates particular dispensations, such as failure of building height and 

earthworks (as examples) by setting out restricted assessment criteria for which applications must be 
measured. Therefore provided that the proposal broadly meets such criteria, it could not harm the Plan’s 
integrity.  
 
Property Values and Rental Prices 

14.9 Some of the submissions on the application refer to the proposal resulting impacting on property values 
and rental return. I note that property/rental values are not a resource management matter that can be 
considered when assessing applications for resource consent.  
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15 STATUTORY PROVISIONS 

15.1 Section 104 of the Resource Management Act 1991 (‘RMA’) outlines the criteria that the consent authority 
must have regard to, subject to Part II of RMA.  

 
15.2 Section 104 requires that, subject to Part II of RMA, Council must have regard to the following matters; 

• Any actual and potential effects on the environment of allowing activity; and 
• Any relevant provisions of a national environmental standard; 
• Other regulations 
• Any relevant provisions of a national policy statement 
• Any relevant provisions of a regional policy statement, or proposed regional policy statement;  
• Any relevant provisions of a plan or proposed plan; and  
• Any other matters the consent authority considers relevant and reasonably necessary to determine 

the application.  
These matters have been discussed in the preceding Sections 9 to 13 of this report, apart from any 
relevant provisions of a national policy statement as there are not considered to be any that are relevant 
to the proposal. 
 

15.3 Section 104(2) of RMA allows the Council to disregard any adverse effects on the environment where the 
plan permits an activity with that effect (the ‘permitted baseline’). The permitted baseline was discussed in 
the effects assessment. The most relevant permitted baseline considered relevant to help in assessing 
the effects of the proposal, was that of a permitted 3-storey building. This was considered in a number of 
aspects of the assessment and applied.  
 

15.4 104C Determination of applications for restricted discretionary activities 
This section states: 
(1) When considering an application for a resource consent for a restricted discretionary activity, a 
consent authority must consider only those matters over which— 

(a) a discretion is restricted in national environmental standards or other regulations: 
(b) it has restricted the exercise of its discretion in its plan or proposed plan. 

(2) The consent authority may grant or refuse the application. 
(3) However, if it grants the application, the consent authority may impose conditions under section 108 
only for those matters over which— 

(a) a discretion is restricted in national environmental standards or other regulations: 
(b) it has restricted the exercise of its discretion in its plan or proposed plan. 

 
16 PART II MATTERS  

16.1 In Part II of the Resource Management Act 1991, Section 5 sets out the purpose and principles of RMA 
for the sustainable management of natural and physical resources by enabling people and communities 
to provide for their social, economic and cultural wellbeing and for their health and safety while avoiding, 
remedying or mitigating any adverse effects of activities on the environment.  
 

16.2 Section 6 sets out Matters of National Importance. It is considered that there are no matters of national 
importance relevant to this application. The application site is near Lake Taupo which is an outstanding 
natural landscape area, however the site is located within an existing urbanised CBD environment and is 
not located on the lake or its margin.  

 
16.3 The development may affect the relationship of Maori with their taonga, as raised in the submission by 

Tuwharetoa Maori Trust Board. However, the application is a restricted discretionary activity, governed by 
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section 104C of the RMA. Council may consider only those matters to which it has restricted its 
discretion. The site is located within an existing urbanised CBD and is not located on the lake or its 
margin, nor does it fail any rules in relation to Mount Tauhara or Lake Taupo as outstanding natural 
landscape areas.  

 
16.4 With regards to historic heritage, this was addressed in the earthworks effects assessment and an advice 

note, based on advice from Heritage New Zealand Pouhere Taonga has been recommended 
accordingly. 

 
16.5 The site is not known to be at risks from natural hazards. 

 
16.6 Section 7 sets out additional matters to which those persons exercising functions under RMA in relation to 

managing the use, development and protection of natural and physical resources shall have particular 
regard to. The relevant matters in relation to this application as follows:  

(b) The efficient use and development of natural and physical resources. 
 
 (c) The maintenance and enhancement of amenity values. 
 
 (f) Maintenance and enhancement of the quality of the environment. 
 

(g) Any finite characteristics of natural and physical resources. 
 

16.7 For the reasons discussed in the effects assessment and objectives and policies assessment, the 
proposal is consistent with the relevant objectives and policies and the effects are appropriately mitigated. 
The proposal will be visually compatible with the streetscape and general character and amenity of the 
Taupō Town Centre location. The mitigating factors that were discussed will ensure the increased 
building height does not visually dominate the wider landscape and will maintain and enhance the 
character and amenity of the Town Centre. The proposal is therefore considered to be an appropriate use 
of the site, and as such, I consider that the proposal achieves the purpose of the RMA.  

 
16.8 Section 8 requires Council to take into account the Principle of the Treaty of Waitangi. There are not 

considered to be any matters in relation to the principles of the Treaty that are relevant to the proposal.  
 
16.9 It is therefore considered that the proposal is consistent with the principles of Part II of the RMA.   

 
17 CONCLUSIONS 

17.1 The applicant has applied for land use consent to establish and operate an 8-storey hotel with 
infringements relating to building height, earthworks, vehicle access, frontage, glazing and veranda 
requirements. The proposal is a restricted discretionary activity under Rule 4g.2.3 of the Taupō District 
Plan.  

 
17.2 The applicant requested public notification of the application. 
  
17.3 The proposal has been assessed, in light of the submissions and against the relevant criteria stipulated 

under sections 104 and 104C of the RMA.  
 

17.4 Overall, I consider the proposal will be visually compatible with the streetscape and general character and 
amenity of the Taupō Town Centre location. I consider that the adverse effects of the proposed activity 
will be appropriate given the mitigating circumstances outlined in the effects assessment, ensuring the  
increased building height does not visually dominate the wider landscape and will maintain and enhance 
the character and amenity of the town centre. 
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17.5 In relation to outlook, visual dominance and privacy effects, I consider that these effects will be avoided 

or mitigated to an appropriate level, that will ensure the amenity of all surrounding properties is 
reasonably maintained, given the mitigating circumstances outlined in the effects assessment. 

 
17.6 In relation to shading effects, I consider that these effects are able to be largely avoided, and where there 

is increased shading, it is limited or mitigated to a level that will ensure the amenity of all surrounding 
properties is reasonably maintained.  

 
17.7 In relation to earthworks and construction effects, I consider that these effects are able to be mitigated to 

a level that will ensure the stability of adjoining allotments is maintained and nuisance impacts are 
mitigated so as to ensure disruptions to nearby landowners, occupiers and motorists are minimised. 
These effects can be mitigated with conditions.  

 
17.8 In terms of vehicle access effects, I consider the access layout will ensure the safety and efficiency of the 

roading network, pedestrian safety and other users. 
 
17.9 It is concluded that the proposal will have positive effects in the form of economic and tourism benefits 

and reinforcing greater vibrancy in the core CBD area to help retain and enhance its well-being. 
 

17.10 I consider the proposal is consistent with Part II of the RMA and the relevant objectives and policies of the 
Taupō District Plan. 

 
17.11 Therefore on the basis of the information available at this time, I conclude that the application for land use 

consent to establish and operate an 8-storey hotel on the application site should be granted . 
 
18 RECOMMENDATION   

 
A THAT PURSUANT TO THE REQUIREMENTS OF SECTION 104,  104C AND 108 OF THE 

RESOURCE MANAGEMENT ACT 1991, THE TAUPO DISTRICT CO UNCIL GRANTS LAND 
USE CONSENT SUBJECT TO CONDITIONS TO THE APPLICATIO N BY CYPRESS CAPITAL 
LIMITED, TO: 

 
ESTABLISH AND OPERATE AN 8-STOREY HOTEL WITH INFRINGEMENTS RELATING TO 
BUILDING HEIGHT, EARTHWORKS, VEHICLE ACCESS, FRONTAGE, GLAZING AND 
VERANDA REQUIREMENTS 

 
ON THE PROPERTY DESCRIBED AS 29 TUWHARETOA STREET, TAUPO, BEING LOT 1 DP 
448688 

 
B THAT PURSUANT TO THE REQUIREMENTS OF SECTION 125 OF THE RESOURCE 

MANAGEMENT ACT 1991, THE TAUPO DISTRICT COUNCIL GRA NTS AN EXTENSION OF 
LAPSE PERIOD FROM FIVE YEARS TO TEN YEARS TO THE AP PLICATION BY CYPRESS 
CAPITAL LIMITED. 

 
 
Report prepared by:  Darren Clark, Intermediate Res ource Consents Planner 
 
Report reviewed and approved for  
submission by:  Scott Devonport, Consents and Regul atory Manager: 

Regulatory & Risk 
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RECOMMENDED CONDITIONS, SHOULD CONSENT BE GRANTED  
 
GENERAL CONDITION 
1 The establishment and operation of the hotel development shall be undertaken in accordance with: 
 

a. The application prepared by Cheal Consultants Limits and received by Taupō District Council on 
19 July 2018. 

b. The further information provided by Cheal Consultants Limits and received on 9 August 2018, 6 
November 2018 and 21 November 2018. 
 

c. The plans prepared by Walker Commercial Architects Ltd, referenced Taupo Hotel, Cypress 
Capital Limited,  

 
Floor Plans 

• Floor Plan- Basement 1 Dated 2/05/2018, A101 Rev A; 
• Floor Plan- Basement 2 Dated 23/05/2018, A102 Rev A; 
• Floor Plan- Basement 3 Dated 23/05/2018, A103 Rev A; 
• Floor Plan- Ground Level Dated 2/05/2018, A104 Rev A; 
• Floor Plan- First Level Dated 2/05/2018, A105 Rev A; 
• Floor Plan- Standard Hotel 2-6 Levels Dated 2/05/2018, A106 Rev A; 
• Floor Plan- Roof Bar Level Dated 2/05/2018, A107 Rev A; 
• Floor Plan- Roof Level Dated 2/05/2018, A108 Rev A; 
• Ground Floor traffic analysis Plan- Dated 2/05/2018, A109 Rev A; 
 

Elevations 
• South Elevation Dated 2/5/18 A.201 Rev A; 
• West Elevation Dated 2/5/18 A.202 Rev A; 
• East Elevation Dated 2/5/18 A.203 Rev A; 
• North Elevation Dated 2/5/18 A.204 Rev A; 
• North Elevation Glazed Areas Dated 2/5/18 A.205 Rev A; 
• West Section Atrium Glazed Areas Dated 2/5/18 A.206 Rev A; 
• East Section Atrium Glazed Areas Dated 2/5/18 A.207 Rev A; 
• Section Dated 2/5/18 A.301 Rev A; 
• Sections Dated 2/5/18 A.302 Rev A; 

 
  and stamped ‘approved’ following the grant of this consent. 
 
URBAN DESIGN CONDITIONS 
 
2 An urban design assessment incorporating CPTED (Crime Prevention through Environmental Design) 

shall be undertaken and provided to Taupo District Council’s Consents and Regulatory Manager. The 
recommendations of this assessment shall be demonstrated as part of the detailed building design and 
the final design shall be submitted for approval by Taupo District Council’s Consents and Regulatory 
Manager prior to building consent lodgement. [Advice Note:  This assessment should focus on the 
interaction of the internal atrium with the pedestrian laneway network.] 
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ENGINEERING CONDITIONS 
 
3 The consent holder shall engage a suitably qualified and experienced geotechnical professional to 

conduct a site investigation and prepare a geotechnical report prior to any construction work 
commencing on the site. It should include (but not be limited to) recommendations as to the construction 
methodology, supporting of neighbouring properties both temporarily and in the long term, and solutions 
for any specific geotechnical or groundwater issues encountered. This report is to be submitted to Taupo 
District Council’s Consents and Regulatory Manager  for approval prior to building consent lodgement.   

 

4 The consent holder shall ensure that a detailed Construction Management Plan is submitted to Taupo 
District Council’s Consents and Regulatory Manager for approval prior to building consent lodgement.   
 
[Advice Note : The Construction Management Plan shall include but not be limited to the following 
details: 
i. Incorporation of the recommendations of the Geotechnical report (see condition a). 
ii. Traffic management of trucking movements associated with the excavation work. 
iii. Methodology for retaining the function, amenity and cleanliness of Tuwharetoa Street and other 

streets in the vicinity. (including maintenance of the surface during construction and final 
reinstatement) 

iv. Methodology for retaining current level of access and function of Service Lane #6 (including 
maintenance of the surface during construction and final reinstatement) 

v. The possibility of using adjacent private property for storage etc for the construction phase rather 
than the street system is to be fully explored. 

vi. Directional and warning signage 
vii. Pedestrian safety. 
viii. Methodology for retaining the function of the public stormwater system crossing the subject land. 
ix. Details of on-site stormwater management during the construction phase including how the quality 

and quantiy of any stormwater discharged off site will be controlled. 
x. Details of erosion and sediment control measures to be used during construction and how they will 

be maintained. 
xi. Mitigation measures proposed to prevent dust, vibration and noise nuisance during earthworks 

(including the covering of loaded trucks). 
xii. Methods proposed to prevent dust or silt entering drains or watercourses or roads during 

earthworks. 
xiii. Contractor vehicle parking 
xiv. Noise mitigation. 
xv. Hours of operation. 
xvi. Communication with neighbouring businesses. 
xvii. Communication with the general public 
xviii. Provision of Corridor Access Requests (as required by Taupo District Council)] 

 
 

5 No bulk earthworks associated with the construction of the basement levels are to be carried out 
between Labour Weekend and Easter (inclusive) in any year unless otherwise agreed to by the Taupo 
District Council Infrastructure Manager. 

 

6 Taupo District Council shall be advised at least 10 days prior to the commencement of site works. 
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7 The consent holder shall provide a detailed design for the existing public stormwater system to be 
incorporated within the proposed basement of the development. It is to be prepared by a suitably qualified 
and experienced professional and submitted to Taupo District Council Consents and Regulatory Manager 
for approval prior to building consent lodgement.  The design shall address the following issues: 

i. Increased capacity requirements due to climate change and other factors. 

ii. An analysis showing the best pipeline alignment through the building, materials and construction 
methodology. 

iii. The provision of full access in perpetuity (both legal access and physical access including vehicles) 
to the final stormwater system. The existing stormwater easement shall be altered accordingly. 

iv. Methods of supporting the pipeline within the building structure or alternatively incorporate the 
stormwater line into the building fabric itself. 

v. Consideration of potential seismic effects resulting from differential movement between the pipeline 
through the building and within Tuwharetoa Street and Service Lane 6. 

 

8 The consent holder shall initiate further discussions with Taupo District Council’s Infrastructure Manager 
regarding the integration of the proposed development with Tuwharetoa Street, Service Lane #6 and the 
surrounding area. 

[Advice Note:  For the avoidance of doubt, the purpose of those discussions is to reach a comprehensive 
agreement prior to building consent lodgement to ensure that works as proposed on Tuwharetoa Street 
and Service Lane #6 and elsewhere are in accordance with Taupo District Council infrastructural 
requirements and the urban design vision. The agreement and plan should cover (but not be limited to):- 

 

i. Paving materials consistent with surrounds, or appropriate for the new environment. (including non 
slip surfacing applied to areas which will be subject to greater shading) 

ii. Type of and location of new and existing street furniture, bollards, shade sails or any other 
structure. 

iii. Bus stop/drop off areas on both Tuwharetoa Street and Service Lane #6 

iv. A raised pedestrian walkway (with non-slip surfacing given the extent of the shading) across 
Service Lane #6 to link the development with the existing lane at 24 Roberts Street. 

v. Surface treatment of the pedestrian lane at 24 Roberts Street to reduce the slip potential increase 
caused by the extra shading duration. 

vi. Integration of the overwidth vehicle crossing with Service Lane #6 so as to mitigate safety 
concerns 

vii. The width and construction of the veranda over the Tuwharetoa Street frontage (including any 
requirement for making space above the veranda available for use as a deck and below the 
veranda available as cafe seating) 

viii. Directional and warning signage to guide hotel traffic (particularly at Service Lane #6 intersections)]  
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9 Water supply and wastewater discharge for construction purposes and for the final development are to be 
approved by Taupo District Council. 

 
10 Separate water supply connections are to be provided for fire fighting purposes and for normal 

domestic/commercial demand for the proposed development. These are to be provided at the consent 
holders cost and to the satisfaction of the Taupo District Council Development Engineer and to meet the 
requirements of the appropriate Fire Prevention and Fire Fighting Authorities, and SNZ PAS 4509:2008 
New Zealand Fire Service Firefighting Water Supplies Code of Practice. 

 
11 A connection to the existing manhole on the public wastewater reticulation in Service Lane #6 (or a new 

manhole if necessary) is to be provided at the consent holders cost and to the satisfaction of the Taupo 
District Council’s Development Engineer. 

 
 

ADVICE NOTES  

1 The consent shall lapse ten years after the grant date of consent unless: 

a it is given effect to before the end of that period, or  

b upon application made prior to the expiry of that period, the Council fixes a longer period.  
 
2 The reasonable costs incurred by Taupō District Council arising from the supervision and monitoring of 

this consent will be charged to the consent holder. This may include routine site inspections to review and 
assess compliance with the conditions of consent, and responding to complaints or enquiries relating to 
the consented activity. 

 
3  An archaeological assessment to determine the need for an archaeological authority from Heritage New 

Zealand Pouhere Taonga is required prior to the commencement of earthworks. In the event that an 
archaeological authority is required, earthworks cannot commence until such time as the authority is 
approved and the 15 day appeal period has closed. [Note this is as per the updated position of NZHT 
received 16/11/2018]. 
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Land Use Application 
Cypress Capital Limited 

29 Tuwharetoa Street, Taupo - RM180148 
Engineering Assessment 

 
 
1) Introduction 
 

a. The application is for land use consent for the development of what is 
described as a landmark building of high quality design at 29 Tuwharetoa 
Street Taupo. 
 

b. The site has a legal description of Lot 1 DP 448688 South Auckland and 
has an area of 1102m2. 
 

c. The land is currently used as a carpark with access from both Tuwharetoa 
Street and Service Lane 6 which adjoins the rear boundary. 
 

d. This engineering assessment is intended to support the staff planning 
report and also represent the views of Taupo District Council (TDC) 
Infrastructure staff regarding the proposal.  
 

e. Please refer to the Resource Consent Application from Cheal and further 
information provided for the detail of the proposal. 

 
2) The proposal 
 

a. The proposed building is an 8 storey (28.8 metres) hotel providing 4.5 to 5 
star accommodation. 
 

b. Three levels of basement storage and garaging are proposed along with 
retail activities on the ground floor, 6 levels of accommodation and a 
rooftop spa, bar and restaurant. 
 

c. Existing rights for pedestrians to cross the site in a north/south direction 
are to be preserved by incorporating this pedestrian access into the layout 
of the retail occupancies on the ground floor. The access will be within an 
atrium which will allow some natural light onto the walkway. Good 
connection to the existing pedestrian linkages are proposed but not 
detailed. 
 

d. The function, protection and accessibility of an existing public stormwater 
pipe which crosses the middle of the subject site in a north/south direction 
is proposed to be preserved both during the construction phase and in 
perpetuity. The methodology for achieving this has not yet been 
determined.  
 

e. Construction is anticipated to take 12 to 15 months and will have a 
significant impact on the existing neighbourhood over that time. Works 
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associated with the bulk earthworks will potentially have the greatest 
impact. 

 
 

3) Temporary (construction phase) effects on TDC Infrastructure 
 

3a) Earthworks 
 

i. An in-situ volume of approximately 11,000m3 of soil will need to be totally 
removed from the site to allow for the construction of the basement. Truck 
measure will likely be 50% greater than this. 

Proposed truck movements associated with the basement 
excavation 

 
ii. The application proposes truck movements as shown in the above aerial 

photo. Depending on truck size, the removal of this volume will require 
approximately 1,500 movements to and from the site. This traffic needs to 
be managed extremely well to avoid more disruption and conflict than is 
necessary. 
 

iii. No geotechnical information is available at time of writing and no 
information is available regarding the water table level (although this is 
expected to be at or about lake level). The application states that ".....a 
full geotechnical investigation report will be prepared and that all 
excavation, dewatering, supporting of neighbouring sites and buildings and 
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construction will be carried out in accordance with the recommendations of 
the geotechnical investigation report and best practice". A condition is 
proposed accordingly. 
 

iv. This scale of excavation and construction (including the supporting of 
neighbouring property, buildings, streets and infrastructure) of this 
development proposal is a "first" for Taupo township. However it is 
common practice in other cities and it is expected that, should this 
development proceed, the contractor will be experienced in this type and 
scale of work. The geotechnical investigation described in section 3a iii will 
provide the certainty, confidence and comfort needed for this aspect of the 
project. 
 

v. The 675mm diameter public stormwater drain currently crossing the site 
at a depth varying from 1.9m to 2.4m will need to be kept operational 
either as a gravity drain as at present (possibly on an alternative 
alignment) or as a temporary pumped arrangement. This aspect of the 
development is discussed further in section 3c) 
 

vi. To address the issues described above, a "Conceptual Construction 
Management Plan" has been prepared by the applicant in response to a 
s92 request. This is a high level appraisal. When geotechnical information 
is to hand (see section 3a iii above) and the building contractor is known it 
is proposed that a detailed plan (including earthworks management 
issues) will be provided to TDC for approval. From an engineering 
perspective, this is a critical issue. A condition is proposed accordingly. 
 

vii. Whilst the methodology for the bulk earthworks will be covered (and 
agreed with TDC) in the Construction Management Plan, I believe the off-
site effects of the considerable trucking movements in the neighbourhood 
and beyond is worthy of specific discussion at Land Use Consent stage. 
Whilst not technically an engineering issue, the effect on amenity values in 
the adjacent streets of approximately 1500 trucking movements to the 
site and the same number away from the site could be reduced if the bulk 
earthworks associated with this proposal was limited to the quietest time 
of the year. A condition is suggested accordingly for discussion purposes. 

 
3b) Roading and Access 

 
i. Given that the proposal requires a 10 metre deep excavation over 100% 

of the subject site, the impact on the surrounding roading network will be 
major. 
 

ii. In addition to the truck movements described in section 3a), it is likely 
that areas of street will be required to be temporarily dedicated to the 
project for the actual works and for the delivery of building materials. 
 

iii. The service lane at the rear of the site would not be able to function as a 
service lane if it is blocked to any great extent. There is more room 
available on Tuwharetoa Street itself but again, the function of the street 
must be maintained and the impact on amenity values minimised. 
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iv. Given the nature of many of the businesses on Tuwharetoa Street (a big 
proportion are busiest from late afternoon on), it may be possible, with 
good communication, to use Tuwharetoa Street itself for construction 
traffic during off peak times. 
 

v. "Corridor Access Requests" are the normal mechanism for gaining TDC 
approval for works within road reserve. These are referred to in the 
advisory note attached to proposed conditon b). 
 

vi. It is proposed by the applicant that pedestrian access will be maintained 
between Tuwharetoa Street and Roberts Street using the service lane link 
at the western end of the block. This may well be viable but needs to be 
considered in the wider context given the corresponding increase in trucks 
using that service lane as well. The suggested "Construction Management 
Plan" will address these issues in an holistic manner. 
 

vii. The application also refers to the possibility of temporarily utilising 
neighbouring private property to the west for various purposes during the 
construction phase. This option would obviously have a lot of advantages 
over using the public roads for this purpose. The applications states that 
this option will be investigated. 

 
 

3c) Stormwater 
 

i. An existing 675mm reinforced concrete stormwater pipe crosses the site, 
falling in a north to south direction. 
 

 
Plan of existing public stormwater drain crossing the subject site 
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ii. The application provides little detail regarding how the function of this will 

be maintained during the construction phase. However, I believe that 
there are a number of options available to the building contractor 
[especially if private land to the west is available for the purpose - see 
section 3b vii) above]. Staged excavation so as to leave the pipeline intact 
or a temporary pumping system may be the preferred methodologies. 
 

iii. It is important that the temporary system implemented to keep the public 
stormwater system functioning meets the operational needs of TDC and 
also does not create any resource consent compliance issues for TDC. The 
approved Construction Management Plan (see proposed conditions b and 
e) will detail the agreed option. 
 
 

3d) Watersupply 
 

i. Apart from a temporary connection for the washing and toilet facilities for 
the building contractors staff to the existing water supply in Tuwharetoa 
Street or Service Lane #6, there will be no effects on the public water 
supply. 
 

ii. Water will also likely be required from adjacent or nearby hydrants for 
construction purposes and/or dust suppression. This is likely to be 
available provided the normal permitting process is followed. 
 

 
3e) Wastewater 

 
i. Apart from the temporary connection of washing and toilet facilities for the 

building contractors staff to the existing public sewer in Service Lane #6, 
there will be no effects on the public wastewater system. 
 
 
 

3f) Construction management 
 

i. Should consent be granted for this development, the construction phase 
has the greatest potential to have an impact on TDC infrastructure 
although there will also be some ongoing long term effects which are 
detailed in section 4 of this report. 
 

ii. It is important that the construction phase is managed well but also 
accepted that the detail of the methodology cannot be finalised until more 
geotechnical information is available and the plan is customised by the 
building contractor who is unknown at this stage. 
 

iii. The Construction Management Plan (required by suggested condition b) 
will be an important mechanism for maintaining good communication 
between the consent holder, the building contractor and TDC's 
infrastructure staff, neighbours and the general public so that the 
construction effects can be minimised. 
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iv. As mentioned in section 3a vii), a condition is proposed to limit bulk 

earthworks to the quieter time of the year. 
 
 

4) Longterm impact on TDC infrastructure  
 

4a) Roading 
 

i. Various changes are proposed to the current streetscape. A bus stop/drop 
off area/loading bay area is proposed on Tuwharetoa Street near the north 
western frontage of the development, a veranda (the western section 
having access as a deck) is proposed across the full frontage, loading and 
"drop off" areas are proposed for the service lane along with a number of 
other suggestions.  
 

ii. Should this development proceed, there is potential for better integration 
of the building with the current streetscape and with the vision for the 
future of the area. All the proposals mentioned above (and more) both on 
Tuwharetoa Street, Service Lane #6 and in the wider area are best 
brought together in an holistic way. Condition f is proposed accordingly. 
 

iii. Service Lane #6, the pedestrian link at 24 Roberts Street, Roberts Street 
and Lake Terrace will experience more shading from the proposed 8 storey 
building compared with what would occur from a building of complying 
height. Putting aside the amenity issues associated with this and looking 
at the engineering implications, extra shading will have the greatest effect 
on roading and pedestrian surfaces due to there being more potential for 
nuisance growths (moss and lichen etc) and longer periods of frosting. 
Shading analysis by the applicant indicates that more of Lake Terrace and 
Roberts Street are subject to shading (both extent and time) than what 
would be the case if a building of permitted height was constructed. 
 

iv. I don't believe the shading implications for vehicular traffic are more than 
minor given that the biggest issue for vehicles will be frost, and when frost 
is present, drivers are generally aware that icing is not always confined to 
specific locations on a roading network, it can occur in random and 
unexpected areas. As a result they generally drive conservatively. 
 

v. The effects of the greater shading for pedestrians in Service Lane #6 and 
in the lane at 24 Roberts Street will be greater. The colder damper 
environment is likely to allow nuisance growths to establish which will 
create a greater potential for pedestrians to lose their footing, with 
possible injury consequences. 
  

vi. A more intensive maintenance regime to remove the slip potential on a 
regular basis would mitigate this concern. Or there are surface applications 
on the market which would have the same effect by keeping traction at 
acceptable levels. 
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vii. I believe that, should this development proceed, the shading implications  
can be addressed along with all the other integration issues/possibilities 
detailed in section 4a ii) above. 
 

viii. The fact that the proposed vehicle crossing at Service Lane #6 is wider 
than permitted by the District Plan is not seen as a safety issue given the 
need for full integration of the development with the street system sought 
by condition f). 
 

ix. Signage in Roberts Street is likely to be needed to direct hotel patrons to 
the access via Service Lane #6 given the narrowness of the service lane. 
Again, this will be addressed by condition f) 

 
 
4b) Pedestrian Linkages 
 

i. The application proposes continuing and potentially enhancing the mid-
block pedestrian linkages from Lake Terrace through to Tamamutu Street. 
An existing easement requires this to be incorporated into the 
development anyway. 
 

ii. The ground floor walking access and a non-slip raised pedestrian walkway 
across Service Lane #6 is proposed to provide good linkages with the 
existing lane at 24 Roberts Street. The detail of this can be agreed with 
TDC through suggested condition f) 
 

 
4c) Stormwater 
 

i. It is proposed that the existing public stormwater drain (see plan shown in 
section 3c i) be maintained as a gravity system through the building itself 
flowing from north to south.  
 

ii. The fall on the existing pipe, manhole to manhole, is quoted as 540mm, 
approximately 350mm of this being across the subject site itself. 
 

iii. One proposal that has been considered by the applicant (and this may not 
be the adopted solution) is to reconfigure the system by re-routing the 
drain so that it is at the same level as existing but adjacent to the eastern 
wall of the basement area rather than through the middle of the site. 
 

iv. This would add approximately 15m length to the drains 36m current 
length across the site so will flatten the grade from 1% to 0.7%. It may 
need to be upsized accordingly over this section to achieve capacity 
requirements, and should be constructed with greater capacity than at 
present anyway to allow for more intense rainfall as a result of climate 
change. 
 

v. Condition e) is proposed accordingly. 
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4d) Water Supply 
 

i. Water supply to the development should it proceed needs to be provided 
by two connections, one specifically unmetered supply dedicated to the 
firefighting needs of the development.  
 

ii. Given the likely provision of in-room sprinklers, water tends to sit for long 
periods in the reticulation feeding this network so it warrants a separate 
connection which has protection against backflow. Another metered 
connection would serve the developments domestic needs. 
 

iii. The relevant fire authorities have reviewed the application as a result of 
the s92 request and have made some preliminary comments as to how 
firefighting needs can be met. 
 

iv. Conditions are suggested accordingly. 
 

 
4e) Wastewater 
 

i. The public wastewater reticulation in the area has the capacity to cater for 
wastewater generated from this proposed development should it proceed. 
 

ii. Conditions are suggested accordingly 
 
4f) Telecommunications and Power Supply 
 

i. The applicant is in discussion with the various supply authorities regarding 
the provision of these utility services for the development and it is 
understood that the relevant networks have the capacity to serve the 
anticipated demand. 

 
5) Suggested conditions should consent be granted for the development 
 

a. The consent holder shall engage a suitably qualified and experienced 
geotechnical professional to conduct a site investigation and prepare a 
geotechnical report prior to any construction work commencing on the 
site. It should include (but not be limited to) recommendations as to 
the construction methodology, supporting of neighbouring properties 
both temporarily and in the long term, and solutions for any specific 
geotechnical or groundwater issues encountered. This report is to be 
submitted to Taupo District Council’s Consents and Regulatory Manager  
for approval prior to building consent lodgement.   
 

b. The consent holder shall ensure that a detailed Construction 
Management Plan is submitted to Taupo District Council’s Consents and 
Regulatory Manager for approval prior to building consent lodgement.  
(Advisory note: The Construction Management Plan shall include but 
not be limited to the following details: 

i. Incorporation of the recommendations of the Geotechnical 
report (see condition a). 
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ii. Traffic management of trucking movements associated 
with the excavation work. 

iii. Methodology for retaining the function, amenity and 
cleanliness of Tuwharetoa Street and other streets in the 
vicinity. (including maintenance of the surface during 
construction and final reinstatement) 

iv. Methodology for retaining current level of access and 
function of Service Lane #6 (including maintenance of the 
surface during construction and final reinstatement) 

v. The possibility of using adjacent private property for 
storage etc for the construction phase rather than the 
street system is to be fully explored. 

vi. Directional and warning signage 
vii. Pedestrian safety. 
viii. Methodology for retaining the function of the public 

stormwater system crossing the subject land. 
ix. Details of on-site stormwater management during the 

construction phase including how the quality and quantiy 
of any stormwater discharged off site will be controlled. 

x. Details of erosion and sediment control measures to be 
used during construction and how they will be maintained. 

xi. Mitigation measures proposed to prevent dust, vibration 
and noise nuisance during earthworks (including the 
covering of loaded trucks). 

xii. Methods proposed to prevent dust or silt entering drains 
or watercourses or roads during earthworks. 

xiii. Contractor vehicle parking 
xiv. Noise mitigation. 
xv. Hours of operation. 
xvi. Communication with neighbouring businesses. 
xvii. Communication with the general public 
xviii. Provision of Corridor Access Requests (as required by 

TDC) 
 

c. No bulk earthworks associated with the construction of the basement 
levels are to be carried out between Labour Weekend and Easter 
(inclusive) in any year unless otherwise agreed to by the Taupo District 
Council Infrastructure Manager. 
 

d. Taupo District Council shall be advised at least 10 days prior to the 
commencement of site works. 
 

e. The consent holder shall provide a detailed design for the existing 
public stormwater system to be incorporated within the proposed 
basement of the development. It is to be prepared by a suitably 
qualified and experienced professional and submitted to Taupo District 
Council Consents and Regulatory Manager for approval prior to building 
consent lodgement.  The design shall address the following issues: 

i. Increased capacity requirements due to climate change 
and other factors. 
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ii. An analysis showing the best pipeline alignment through 
the building, materials and construction methodology. 

iii. The provision of full access in perpetuity (both legal access 
and physical access including vehicles) to the final 
stormwater system. The existing stormwater easement 
shall be altered accordingly. 

iv. Methods of supporting the pipeline within the building 
structure or alternatively incorporate the stormwater line 
into the building fabric itself. 

v. Consideration of potential seismic effects resulting from 
differential movement between the pipeline through the 
building and within Tuwharetoa Street and Service Lane 6. 

 
f. The consent holder shall initiate further discussions with Taupo District 

Council Infrastructure Manager regarding the integration of the 
proposed development with Tuwharetoa Street, Service Lane #6 and 
the surrounding area. 
(Advisory note: For the avoidance of doubt, the purpose of those 
discussions is to reach a comprehensive agreement prior to building 
consent lodgement to ensure that works as proposed on Tuwharetoa 
Street and Service Lane #6 and elsewhere are in accordance with 
Taupo District Council infrastructural requirements and the urban 
design vision. The agreement and plan should cover (but not be limited 
to):- 
 

i. Paving materials consistent with surrounds, or appropriate 
for the new environment. (including non slip surfacing 
applied to areas which will be subject to greater shading) 

ii. Type of and location of new and existing street furniture, 
bollards, shade sails or any other structure. 

iii. Bus stop/drop off areas on both Tuwharetoa Street and 
Service Lane #6 

iv. A raised pedestrian walkway (with non-slip surfacing given 
the extent of the shading) across Service Lane #6 to link 
the development with the existing lane at 24 Roberts 
Street. 

v. Surface treatment of the pedestrian lane at 24 Roberts 
Street to reduce the slip potential increase caused by the 
extra shading duration. 

vi. Integration of the overwidth vehicle crossing with Service 
Lane #6 so as to mitigate safety concerns 

vii. The width and construction of the veranda over the 
Tuwharetoa Street frontage (including any requirement for 
making space above the veranda available for use as a 
deck and below the veranda available as cafe seating) 

viii. Directional and warning signage to guide hotel traffic 
(particularly at Service Lane #6 intersections)  

 
g. Water supply and wastewater discharge for construction purposes and 

for the final development are to be approved by Taupo District Council. 
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h. Separate water supply connections are to be provided for fire fighting 
purposes and for normal domestic/commercial demand for the 
proposed development. These are to be provided at the consent 
holders cost and to the satisfaction of the Taupo District Council 
Development Engineer and to meet the requirements of the 
appropriate Fire Prevention and Fire Fighting Authorities, and SNZ PAS 
4509:2008 New Zealand Fire Service Firefighting Water Supplies Code 
of Practice. 
 

i. A connection to the existing manhole on the public wastewater 
reticulation in Service Lane #6 (or a new manhole if necessary) is to be 
provided at the consent holders cost and to the satisfaction of the 
Taupo District Council Development Engineer. 
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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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ARCHITECT'S STATEMENT

A new focal point for the centre of Taupo township, this hotel design materialises the natural beauty of the greater Taupo region through its
architecture and use of materials, whilst preserving the care-free kiwi culture of this township and beyond. Although the main function of this
building is hotel accommodation, great care has been taken to ensure that this building will attract locals and the passing by visitors.
Entertainment facilities on the rooftop level and the ground level contribute to the pedestrian-friendly nature of the Taupo urban environment and
Tuwharetoa Street.

The architectural form magnifies the link from the lake to township, with in effect a giant crack in the built form allowing direct sunlight and sky
vistas through the building. A clear swimming pool sits on top of this fissure, providing dramatic theatre both day and night high up above the
entrance like a captured slice of the lake itself. This visual and physical access to the lakefront contributes not only to the feel of the building but
also to the visual and physical accessibility from Tuwharetoa Street to the lakefront.
This and the rooftop area are designed in consideration of both the hotel guests and the local residence, with the ground floor retail spilling out
onto the atrium and the street, while the rooftop provides entertainment facilities with unprecedented views of Lake Taupo. This landscaped roof
is influenced by the archetypal luxury yacht, with its gracious curved lines and timber infill flooring, this rooftop area provides the experience of
almost floating on the lake itself. Once in the swimming pool you can experience the unprecedented lake views, the nautical ambience of the
entertainment facilities, and even look straight down onto the people in the through site atrium below.

The colour and material palette for this building design is heavily influenced by the assortment of different landscapes and subsequent materials
in the greater Taupo landscape. From exotic pine plantations, to native forests, volcanic basalt, geothermal regions and a vast blue caldera
forming Lake Taupo; this contrast of the rugged stone and the warm tactile nature of the forest and foreshore is represented through the material
and colour palette of the hotel. This includes a rugged basalt wall that runs the length of the atrium, punctuated with very fine bridges linking you
to the hotel rooms beyond, creating almost a mountain cliff like experience. Locally sourced pine timber used in the wall features, ceilings, soffits
and furniture where possible, providing a contrasting friendly warmth and domestic like intimacy. Lightweight concrete mixed with local pumice
that creates an outer shell encompassing the hotel rooms. The rooftop area is landscaped with native vegetation that emulate the plants growing
on the rock faces around the lake.
The facade is designed to help reduce the bulk of the building, yet still providing a quality clean bold form that is memorable and appropriate for
a Taupo landmark building. A unique perforated sunshade element is incorporated into the facade that provides shadows that mimic the dappled
light of New Zealand native bush.

The essence of this proposal is to create a building that is well suited to Taupo’s needs, a honest and lasting quality where its architecture and
presence reflects the New Zealand environment and local culture it is placed within.
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BEFORE AFTER
Taken from lakefront south of township Dec 2017 Taken from lakefront south of township Dec 2017
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BEFORE AFTER
Taken from Lakefront reserve Dec 2017Taken from Lakefront reserve Dec 2017
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BEFORE AFTER
Taken from Tongariro Domain Dec 2017Taken from Tongariro Domain Dec 2017
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BEFORE AFTER
Taken from Heuheu Street Dec 2017Taken from Heuheu Street Dec 2017
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ASSESSMENT OF LANDSCAPE, VISUAL AND AMENITY EFFECTS

The greater Taupo region is surrounded by a vast and contrasting landscape; with volcanic mountainous terrain to the south, expansive plateaus,
natural forests and pine plantations, centered by a large caldera forming the heart of Taupo. The Taupo township lies on the northern side of
Tapuaeharuru Bay, with the Waikato river to the west and Mount Tarahau to the east. The immediate landscape that relates to the 29 Tuwharetoa
Street site is created by man. Tuwharetoa street runs almost parallel with the lake front, and the stretch of road where the site is located, is enclosed
by Ruapehu Street and Tongariro Street. Across from Tongariro Street is the Tongariro domain, an extensive public reserve that has toilet facilities, a
playground, rose garden and various native and exotic vegetation.

Tuwharetoa street runs along the east to west gridline, from Kaimanawa Street to Tongariro Street. It is split into three zones; the eastern end of
Tuwharetoa Street is zoned as ‘high density residential,’ the middle block is zoned as ‘retail expansion precinct’ and the third block where site 29 is
located, is zoned as the ‘pedestrian precinct.’ Great care has been taken in this building design to preserve and further contribute to the pedestrian-
friendliness of this street by the through-site atrium link and pedestrian-orientated retail on the ground floor.

The proposed building will continue the language of the existing streetscape architecture into the building fabric and provide a public access way
through the site - reinforcing the visual and physical pedestrian link to the lakefront from Tuwharetoa Street and beyond. The proposed rooftop level
is treated as the fifth elevation; landscaped with native vegetation that emulate the plants growing in the rock faces around the lake edges of Taupo.
The use of rough rock in the existing streetscape furniture (benches, lamp posts and crossing shelters) is a tasteful way of bringing in the natural
elements of the lake through the town centre; this aesthetic is emulated through the use of basalt stone both rough and honed in the buildings’ public
atrium. Existing vegetation will be conserved where possible and new native vegetation will be introduced to the landscaped rooftop level.

The visual effect of this new hotel in the Taupo landscape, in our opinion, is minimal. It is quite difficult in the existing urban Taupo environment to see
this building clearly. The most sensitive locations is where it can be seen from the lake edge, but due to the extensive large trees on the lake, the
building is really only coming into view a few kilometers south of the Taupo town centre (See Visual Effect 1 before & after). Given the sheer scale of
the dramatic natural landscape, the building has minimal presence in the wider context. From the more elevated northern residential areas, it will not
block much of the lake view, due to the distance from where the residential area is and the lakefront trees.

Lake Terrace and its immediate surrounding buildings, reserves and streets offer broad views of the lake and the mountainous landscape in the far
distance. Streets that run perpendicular to the lakefront, for example Tongariro and Ruapehu Street, offer limited views of the lake. Apart from these
exemptions, the town centre does not have many areas where there is good visual accessibility to the lake, and that is mostly due to the low-lying
nature of Taupo town centre’s landscape and in part due to the existing built-up environment obstructing potential views. Therefore the hotel’s
presence does not block any of the views of the lake from areas within the town centre as there are no clear views of the lake to begin with. See
Visual effects 3 & 4 for reference.

The immediate environment to the north of the site will receive some shielding of the cold southerly winds, due to the height of the building and the
length of the site. Shading diagrams have been calculated during each season between 11am - 2pm. These shading diagrams show that the public
street (Tuwharetoa Street) is not affected at all, as the main shadows fall south onto Service Lane 6, and the rooftops of the buildings directly south
of the site, facing Lake Terrace. Cafes and restaurants that open out onto Lake terrace are already frequently shaded, particularly in the low winter
sun, as they are south facing and in shadow of their own building. Please note that in the shading diagrams, the satellite image of the Taupo
township is taken approximately around the Autumn months - therefore the surrounding buildings’ shadows will not correspond with the Hotel
buildings shadows at Spring, Summer and Winter diagrams.

And finally, this project not only aims to become a contribution and focal point to Taupo’s town centre, but also endeavors to use sustainable
measures where possible in its building design. The rooftop area, where it is not a paved public area or landscaped, will have a solar voltaic roof to
harvest sunlight. The use of locally sourced materials will contribute to the lowering of embodied energy of the building materials. These include
volcanic basalt to be used as partial cladding outside, and in the through-site link atrium wall. Ceilings, soffits and wall features will be locally sourced
pine tongue & groove cladding. The lightweight concrete is envisaged to have a high percentage of local pumice in the mixture, meaning less weight
and less structural support. The windows and doors will be double-glazed and coated with a self-cleaning film, resulting in less maintenance and
better heat conservation. All lighting will be energy efficient LEDs, with minimal night light pollution by the careful light washing of surfaces. The
design will maintain as much existing vegetation as possible, and introduce new native vegetation to the rooftop area, creating in effect a new ground
landscape on the fifth elevation.
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SPRING EQUINOX (23 SEPT) SHADOWS: 11AM

SPRING EQUINOX (23 SEPT) SHADOWS: 2PM

AUTUMN EQUINOX (21 MAR) SHADOWS: 11AM

AUTUMN EQUINOX (21 MAR) SHADOWS: 2PM

PLEASE NOTE: TAUPO SATELLITE IMAGE DOES NOT MATCH THE SHADOW TIME OF BUILDING IMAGE.
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SUMMER SOLSTICE (22 DEC) SHADOWS: 11AM

SUMMER SOLSTICE (22 DEC) SHADOWS: 2PM

WINTER SOLSTICE (21 JUNE) SHADOWS: 11AM

WINTER SOLSTICE (21 JUNE) SHADOWS: 2PM

PLEASE NOTE: TAUPO SATELLITE IMAGE DOES NOT MATCH THE SHADOW TIME OF BUILDING IMAGE.
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Aerial Map of Tallest Buildings in the Vicinity 
  



Aerial map of tallest buildings in the vicinity of the application site 

 

 

4.5-floor ‘Backpackers building’ (25 Tuwharetoa Street 
– corner of Tongariro Street) 12m + in height 

5-floor residential apartment 

building (15 Heuheu Street) – 
15m in height 1-floor Great Lake Centre (GLC) 

14m in height 
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Taupo District Plan Assessment Criteria 
 
  



Relevant District Plan Assessment Criteria 4g.4 
 

 4g.4.3 Building Height and Setback 

 4g.4.5 Parking, Loading and Access 

 4g.4.6 Earthworks 

 4g.4.9 Shop Frontage 

 4g.4.10 Verandahs 

 

 

4g.4.3     BUILDING HEIGHT AND SETBACK  

 The extent to which the proposed building height or setback will: 

i. adversely affect the streetscape and general character and amenity of the 

Taupō Town Centre location; 

ii. reduce the privacy or outlook of adjoining allotments; 

iii. have an overbearing effect on other allotments within the Taupō Town Centre 

Environment. 

 The extent of additional shading from the projection, including the amount of 

shadow cast and the period of time the adjacent allotments or the street is 

affected. 

 The extent to which the projection is necessary due to the shape or nature and 

physical features of the allotment. 

 Proposed methods for the avoidance, remedying or mitigation of potential adverse 

effects, and the degree to which they would be successful including: 

i. the extent to which topography, alternative design, planting or setbacks can 

mitigate the adverse effects of the extra height. 

e.     To assist with the application of the above assessment criteria, the following urban 

design outcomes should be achieved: 

i. New buildings should be designed to minimize overshadowing of public 

space. Buildings on the northern and western sides of public space should 

not exceed a 1:3 height to width ratio to ensure the space receives at least 

two hours of sunlight during peak activity periods (i.e. 12pm- 2pm) in 

winter. 

ii. Over height buildings should step down towards the street edge at intervals 

to integrate with the scale of existing built form.  

iii. Where buildings exceed height they should frame public space and create 

landmark and entry statements 

iv. Buildings should generally be built up to the building lines. Building 

setbacks should only be used to create larger squares and public 

spaces adjacent to laneways. 

 

4g.4.6     EARTHWORKS 

a. Detraction from the amenity of adjoining allotments in terms of such matters as 

noise and dust occurring as a result of the earthworks, and the resulting impact on 

the use of these allotments. 

b. Potential for the creation of a nuisance effect for residents within the area. 

c. Time period for which soil will be exposed. 

d. Proposed methods for the avoidance, remedying or mitigation of potential adverse 

effects and the degree to which they would be successful including: 



i. planned rehabilitation, recontouring and revegetation or the retention of 

existing vegetation. 

ii. Whether there are any Archaeological sites, and the potential effect of the 

earthworks on these sites. 

iii. The degree to which an Earthworks Management Plan manages the 

environmental effects of earthworks and prevents adverse effects arising, in 

particular sediment discharges and dust nuisance. 

iv. The degree to which the finished ground levels reflect the contour of adjoining 

sites, and any potential impacts on stability of neighbouring properties and 

existing stormwater flow patterns. 

 

4g.4.5     PARKING, LOADING AND ACCESS 

a. Extent to which the safety and efficiency of the roading network, road hierarchy or 

users of the road would be adversely affected. 

b. Whether there will be any adverse effects, or increased conflict with the safety of 

pedestrians using the allotment, or adjoining road, footpath or vehicle crossing.  

c. The type of vehicles using the site, their intensity, the time of day the site is 

frequented and the likely anticipated vehicle generation. 

d. Any adverse visual or nuisance effects on the amenity and character of the 

surrounding area and the Taupō Town Centre Environment. 

e. Effect of factors in the surrounding roading network including the position and 

function of the road within the road hierarchy, the actual speed environment of the 

road, volume of traffic using the road and any other factors that will prevent 

congestion and confusion between vehicles. 

f. Adequacy of parking to be supplied on site for the needs of the activity and whether 

it can be demonstrated that a less than normal demand is anticipated. 

g. Proposed methods for avoidance, remedying or mitigation of potential adverse 

effects, and the degree to which they would be successful including:  

i. measures to improve visibility to and from the vehicle crossing point, and 

alternative construction, location or design;  

ii. alternative options for the supply of the required parks, including cash in lieu 

of parking.  

 

4g.4.9 SHOP FRONTAGE 

a. Whether the appearance of the building will mitigate the visual effects of the 

reduced area of display windows. 

b. The ability of the building to fit into the character of the surrounding area. 

c. Proposed methods for the avoidance, remedying or mitigation of potential adverse 

effects, and the degree to which they would be successful. 

 

4g.4.10 VERANDAHS 

a. The effects of an alternative design on the character of the area. 

b. The effect of an alternative design upon the safety of pedestrian and vehicle traffic 

and pedestrian weather protection. 

c. Proposed methods for the avoidance, remedying or mitigation of potential adverse 

effects, and the degree to which they would be successful. 
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Summary of Submissions 
  



Summary of Submissions 

 

Submitter 
No. 

Name Support  / 
Oppose 

Summary 

1 Tim Bland Support  There are no decent sized hotels in town.  

 

Proposal will be a landmark building for the town.  

 

It will attract more visitors to our town. The shops and restaurants will be 

busier and the town will further prosper from the increase in visitors.  

 

2 Lucy Pearce Support   Proposal will be a great addition to Taupo. 

3 Adam Holmes Oppose Lack of aesthetic appeal from town and as viewed from being on the Lake.  

 

Strong support for the current 3 storey height rule in CBD. 

 

Proposal is out-dated with regard to tourist destinations. 

 

4 Athol Lonsdale Oppose Building height. The negative effects far outweigh the positive ones. 

  

5 Daisy Hylton Support  Proposal is a modern addition to the waterfront. It would be a great way 

to make use of the lake views.  

 

6 Daynah 
Trethowen 

Oppose Proposal is not appropriate in the centre of town. 

 

Effects on Tuwharetoa street. 

 

Effects views of Taupo. 

 

Adverse shading effects and lack of sunlight. 

 

Out of date architecture that does not fit in with the rest of the town and 

will stick out. 

 

7 Scott Forsythe Support  Taupo is in need of more high end central accommodation.  

 

Positive economic effects of attracting high end tourist and business 

travellers and the money that they will spend in town. 

 

Supports buildings being over the 3 story limit.  The XBase Back Packer 

is over 3 stories and is on the same road.  

 

The proposal will not significantly block views of the lake – only from 

commercial buildings in town. 

 

Shading not a concern. Proposal won’t block sunlight on the street as it 

is on the south side. The only shadows cast will be on Service Lane and 

backs of the buildings.  

 

8 Joleen Lunjew Support  It will bring more visitors, vibrancy and life to Taupo.  

This will contribute to the local economy and benefit everyone. 

 



9 Wendy Burgess Oppose Proposal is out of character for the Taupo town, mainly being too high 

and the style of building does not fit the locality.  

 

Adverse shading effects.  

 

The proposal will take business away from existing moteliers and food 

outlets.  

 

Loss of parking spaces on Tuwharetoa St from the bus stop. And will 

reduce the availability of CBD parking. 

 

Damage to roads from truck movements. Concern regarding offsite 

disposal. 

 

Traffic generation and associated congestion and problem for 

pedestrians. 

 

10 Michael Corkin Oppose It will destroy the unique character of the CBD of which the rules are 

designed to protect. 

 

Traffic congestion, especially from tourist buses offloading and picking up 

guests. 

 

Reduce the availability of CBD parking for locals and 

visitors who may want to visit shops, restaurants and bars in the 

immediate area. 

 

11 Jennifer 
Stillman 

Oppose Proposal will permanently and adversely affect the general character of 

Taupo. Will be “out-of-kilter” design and out of place. 

 

Integrity of District Plan. 

 

Will benefit developer who is not local. 

 

AEE inaccuracies and ommisions, largely in the Landscape & Visual 

Effects report. 

 

12 Lynda 
Robertson 

Oppose Proposal will be block-like in appearance with no architectural beauty or 

standout quality to justify exceeding the 3 storey height limit.   

 

Will look out of place in Tuwharetoa Street, spoiling the visual appearance 

of town from the lake front, the road into Taupo township and as viewed 

form the air. 

 

At best it will provide employment for low paid service staff. 

 

13 Dot Pope Oppose Proposal will adversely affect the ambience of Tuweratoa St and 

overpower existing buildings and restaurants.  

 

Taupo is a very unique place and this building would be an eyesore in the 

middle of town. Such a building should not be in the CBD by the lakefront.  

 

The site should only be used for retail or restaurants.  

 

Precedent effects. Leaves the floodgates open. 



 

Having a restaurant in the hotel would take business away from the local 

restaurants. 

 

14 Graham Lundie Oppose Proposal for a multi-storey building will be out of character for Taupo.  

 

Will destroy the ambience of the town. 

 

Will set a precedent for breaking the 3 storey height limit.  

 

It could signal Taupo moving to become a Queenstown-like city. 

 

15 Thomas Lyons Support  Taupo needs more high-end accommodation offerings. The proposal 

should not be stifled by people stuck in the past, as the future as a 

prosperous destination will be hindered.  

 

Economic benefits to local businesses and will bring in more jobs from 

the extra people it will generate in the CBD throughout the year. 

 

16 Richard 
Hoadley 

Oppose Proposal is too big a scale of the site. There are other sites that are more 

suited for the scale proposed.  

 

Integrity of District Plan. 

 

Concerns regarding site coverage, earthworks and ground conditions. 

 

Bus stop will conflict with pedestrian crossing and their movements. 

Disruption and congestion from resultant taxis 

 

The proposal’s dependence on existing public carparks being used. 

 

Servicing issues.  

 

17 Rosalie Adlam Support  Redevelopment is encouraged as site is currently an eyesore. 

 

A 5-star hotel with views of the Lake and mountains will be a very 

attractive option for visitors. Opportunity to create such a hotel with very 

little impact on the view from any other building in town. 

 

Positive economic effects. Proposal will attract high-yielding visitors into 

the middle of Taupo within walking distance of Cafes, retail outlets, the 

Lake, and some tourism operations 

 

Will provide employment and will attract and retain top quality hospitality 

professionals. Will attract young to middle-aged people and some with 

families. They will provide an age balance demographic to the high 

representation of older and retired residents. Their spend patterns and 

their activities in the community will be different and could have a 

beneficial impact for schools and businesses. 

 

18 Nick Bradford Oppose AEE inaccuracies and ommisions, largely in the Landscape & Visual 

Effects report. 

 

Significant adverse visual effects. Such a tall building, no matter what its 

design, would adversely affect the visual attraction of Taupo town. 



 

Proposal would visually detract from beauty of Taupo. It is one of, if not 

the, most attractive towns in the North Island. The town sits well beside, 

but not visually dominating the lake.  

 

A 3 or 4 storey building on the site might be acceptable. 

 

19 Karen Avery Oppose Building height will transform the town centre into an eye sore and create 

a place not in tune with the natural environment that Taupo is known for. 

 

Will dominate the scene to an extreme degree, significantly affecting and 

changing character of the surrounding area. Extreme adverse effects that 

cannot be avoided, remedied or mitigated 

 

Taller buildings should go on the outskirts of town. 

 

20 Paul Henson Oppose Proposal will result in an eyesore and over-bearing building 3 times the 

height of surrounding buildings.  

 

Will turn Taupo into a high-rise destination which will contradict and 

detract from the low-key character and amenity of the town and 

surrounding areas.  

 

At odds with existing feel of the CBD which is a feeling of open and non-

crowded space with sky, lake and mountain views. 

 

Concerned about turning into a Queenstown.  

 

Mountain views from other 2 storey buildings in CBD would be impacted.  

 

Views back from Lake over the surrounding hills and Mt Tauhara will be 

impacted. 

 

Property values and rental prices. 

 

Wind, noise and shadow concerns. 

 

AEE inaccuracies and ommisions, in relation to visual landscape, urban 

design, outlook, shading, economic benefits, engineering information. 

 

21 Vaughan Nairn Support  The proposal will lift the towns profile for Hospitality and Tourism and will 

have a snowballing effect on some of the other businesses. Positive 

economic effects from more quality outlets, with increased revenue and 

visitor numbers.  

 

It is a positive way to retain the well-being of our CBD. People want to be 

able to stay in town so they can walk to where they want to go. 

 

22 Laura Dawson Oppose The beneficiaries of this proposal are big business based in Auckland, 

not Taupo residents. 

 

Contradiction with the TDC Long Term Plan 2018. 

 

The town centre has “small town charm” with its low building horizon and 

friendly pedestrian accessibility. 



This needs to be maintained. 

 

The town's character is dominated by the natural features of the lake, the 

mountains and the hills around. The  8-storey height of the building would 

be out of character and would detract from the authentic, visual amenity 

values both from the land and especially from out on the water. 

 

Shading effects during winter months.  

 

Precedent – will be the 'the thin edge of the wedge'. 

 

Concern with 10 year lapse period. 

 

23 Brendon 
Reynolds 

Support  Proposal will to bolster the retail community in Taupo, keep visitors 

central and allow the opportunity for more visitor stays during peak times. 

Taupo is often booked out during Summer.  

 

More of these buildings should be happening in Taupo.  

 

24 Rowan 
Sapsford 

Support  Proposal will meet an acknowledged demand for this type of 

accommodation in Taupō Town. Taupō is a visitor destination and 

currently lacks this type of accommodation. 

 

Will provide economic benefits to Taupō through employment and an 

increase in visitors spending more time in Taupō with flow on benefits to 

wider community. 

 

The Town Centre Pedestrian Precinct is an area where high density 

development is anticipated to occur. Such development is best located 

within the Town Centre to reinforce and strengthen the its role and 

function as the primary commercial, retail, recreational, cultural and 

entertainment centre for Taupo District. 

 

Alignment with the objective and policies of the Taupo District Plan and 

the Taupō Urban Commercial and Industrial Structure Plan, which seek 

to focus such development within the Town Centre and actively 

discourages it elsewhere in the District. 

 

Agreement with the AEE.  

 

Proposal is destined to become a landmark. Highly unlikely there will be 

other buildings of this scale proposed in the Town Centre in the near 

future, due to the investment and associated demand required. 

 

25 Tom Long Support  Positive economic effects. Proposal would benefit shops, restaurants, 

bars and commercial property owners. Will create direct employment 

opportunities and further positions in existing businesses as they will 

become busier and more profitable. Would serve to encourage a steady 

growth in tourism and employment. Would be the catalyst for more 

developments and much needed industry to choose Taupo. 

 

The 'uniqueness' of Taupo can still be preserved by the proposal.  

 



Height of buildings bordering the lakefront should be restricted, however 

the proposal is situated back from the lake. It will not block any residential 

views of the Lake. 

 

When viewed from the lake it will be more visible than most existing 

buildings but it will only be prominent until such a time that other carefully 

considered developments are passed and come to fruition. 

 

26 Kelvin Hemopo Oppose The proposed height will ruin the look of the town and will be a general 

eye sore on the beautiful back drop. 

 

It will take away a lot of business from existing town business owners and 

hoteliers as well as landlords if current business's go bust. 

 

Supporting a Mall style shopping complex drives business out of the town 

centre. 

 

Traffic congestion and parking issues. 

 

Concerned about turning into a Queenstown.  

 

Shading issues. Will shade surrounding buildings, streets and give a 

gloomy ambiance. 

 

27 Michelle 
Johnson 

Support  Proposal will attract and accommodate more visitors to the region which 

will benefit all. Increase in employment and more retail outlets. 

28 Sandra Connell Oppose Proposal will result in an eyesore and over-bearing building 3 times the 

height of surrounding buildings.  

 

Will turn Taupo into a high-rise destination which will contradict and 

detract from the low-key character and amenity of the town and 

surrounding areas.  

 

At odds with existing feel of the CBD which is a feeling of open and non-

crowded space with sky, lake and mountain views. 

 

Concerned about turning into a Queenstown.  

 

Mountain views from other 2 storey buildings in CBD would be impacted.  

 

Views back from Lake over the surrounding hills and Mt Tauhara will be 

impacted. 

 

Property values and rental prices. 

 

Wind, noise and shadow concerns. 

 

AEE inaccuracies and ommisions, in relation to visual landscape, urban 

design, outlook, shading, economic benefits, engineering information. 

 

29 Ben Westerman  Oppose Issue primarily with height. The hotel in the CBD is essential and a huge 

plus for the tourist market and all the business within the CBD, however 

8 stories is too high. Would support the proposal if it was for a 5 storey 

building. 



(Westerman 
Property 
Solutions Ltd) 

 

All for progress but wants progress to be done in the right way. Want to 

protect the look and feel of what the Taupo CBD is and not take away 

from the beautiful aesthetic nature of the town. Which is not a high-rise 

town and should not aspire to be.  

 

30 Dianne Brophy Oppose Wind concerns. Wind tunnels could be created that will have an 

environmental impact on areas north of the site. 

 

31 Christine 
Bayliffe 

Oppose Proposal is against what Taupo CBD stands for. The building is unsightly 

compared to the rest of town buildings 

 

There is insufficient parking space in the CBD already. 

 

32 Richard Hine Support  In support of more Hotel style developments so that Taupo can host more 

conferences and take some of that business away from Rotorua. The 

need for 4 and 5 star facilities in town. Good location. 

 

33 Scott Huppert Support  There is an overdue need to provide quality hotel accomodation in Taupo. 

Will attract more visitors to Taupo.  

 

Economic benefits to Taupo through employment, and an increase in 

visitors spending more time in Taupo. This will have flow on benefits to 

the wider community as a result. 

 

The proposal is best suited to be located within the Town Centre to 

reinforce and strengthen the Town Centres role and function as the 

primary commercial, retail, recreational, and entertainment centre for 

Taupo. 

 

Alignment with the objective and policies of the Taupo District Plan and 

the Taupō Urban Commercial and Industrial Structure Plan, which seek 

to focus such development within the Town Centre and actively 

discourages it elsewhere in the District. 

 

Agreement with the AEE.  

 

Highly unlikely there will be other buildings of this scale proposed in the 

Town Centre in the near future, due to the investment and associated 

demand required. 

 

34 Sharon Wiggins Support  Taupo is in need of a Hotel in the CBD. 

35 Karen Houghton Oppose Height is a concern. Will be significantly taller than any existing buildings 

in the area and does not suit the current town centre 'feel',  

 

Integrity of District Plan. 

 

Parking issues. Proposal would result in use of the existing 'pool' of public 

car parks, which is often not sufficient for the number of visitors in summer 

 

Significantly more traffic along both Tuwharetoa St and the service lane, 

due to both visitors and deliveries to the hotel and associated retail units. 

The bus loading zone will negatively impact on drivers' abilities to 

navigate this area. 



 

A plan reduced in size to fit in with the town centre aesthetic could be 

acceptable as long as the parking and traffic issues are considered. 

 

36 Jo Caira  

(Taupo 
Chamber of 
Commerce & 
Industry) 

Support  Proposal is a key anchor development for the district and will lead to 

further investment and value for the district as a whole.  

 

Will vastly improve the visual appearance of the Tuwharetoa St area and 

this will influence other investors due to the scale, quality and mix of 

provision that is planned for the complex.  

 

There is need for additional high quality hotel accommodation within the 

town centre. Would bring high value tourists. 

 

A congruent and up market presentation of the street in keeping with the 

character of the new build will help align the immediate area. 

 

Positive economic impacts. Would bring increased visitors and 

employment opportunities for our youth along with allied local businesses 

benefiting from the development, both during the construction period and 

once the development opens.  

 

Some feedback in the member survey that a lower building height would 

be preferable. 

 

37 Marguerite and 
Stuart Pickmere 

Oppose Proposal would be a huge and dominating blot on the street and 

surrounding area – visible from everywhere in the CBD, blocking views of 

the lake and sun to surrounding buildings. 

 

Character and precedent concerns. Ramifications of proposal allowing 

other high rise accommodation developments to dominate the lower town 

area and thereby alter the small town attraction that so many visitors 

presently comment on and enjoy along with residents that already live in 

Taupo.  

 

38 Janet Hird Oppose Height is primary concern. Supports a new hotel setting up in town, but 

object to it being 8 storeys high (28.8m). Well above the height of 

surrounding buildings.  Supports progress and would agree to the 

proposal being limited to 5-storey hotel building i.e. 2 storeys above the 

current limit. 

 

8 stories would have overbearing impact on the town, both from within 

CBD and surrounding areas as it will be highly visible for miles. Changing 

the view of the landscape, from Acacia Bay around to Wharewaka as well 

as from the water and southern end of the lake.  

 

Precedent issues.  

 

Concern with 1- year lapse period.  

 

39 John Hunter Oppose The proposal’s rule departures are so significant that make the related 

criteria of the District Plan irrelevant. 

 

Building height concerns. Will have major negative impact on the 

‘environment’ of the Taupo town CBD. 



 

Agrees that there is need for an ‘upmarket’ accommodation / hotel facility 

which would add value to the town. However wiser and more lateral 

thinking is required to meet this need taking into account the values the 

District Plan places upon this. 

 

Character issues. Proposal is counter to the ‘style’ of the town. Will not  

retain the character of ‘Taupo’ 

 

Precedent effects. 

 

40 Amylee Smits 
(Cooper Family 
Investments) 

Oppose Shading and obstruction of natural sunlight will affect tenants of their 

buildings. Loss of natural light in working environments. 

 

In winter the buildings will cost more for the tenants to heat, it causes 

more risk of dampness and mildew, which in turn can turn to mould. 

 

Plan integrity. Do not want town turning into another Surfers Paradise. 

 

It will spur other development and redevelopment and in turn increase the 

value of properties within the CBD, this will then adversely increase the 

rental values for the tenants. 

 

Character issues. Taupo is unique for its tourist town appearance, with 

boutique shops and a beautiful lake for all locals and visitors to appreciate 

and enjoy. Proposal will be the start of Taupo turning into a concrete 

tourist destination. The beauty will be lost. 

 

41 Graham Aitken Oppose Building height concern. 8 storeys, is totally at odds with the District Plan’s 

3 storey limit.  

 

Plan integrity at stake.  

 

Character issues. The beauty and charm of Taupo as a low-rise 

environment with the lake and the surrounding hills and mountains being 

the dominant features. The proposal could start the change in this 

character with buildings large enough to be dominant features, changing 

the character of Taupo. 

 

Disagreement with AEE. 

 

The building will be dominating from the CBD, and the Control Gates hill 

viewing area, for residents in raised areas and lakefront areas looking 

back to town. 

 

For users on the lakefront looking back to town, the building will stand out 

significantly among the rest of the CBD buildings for a long way out from 

the shore. 

 

Views of the mountains from other buildings in CBD will be blocked.  

 

42 William Roberts Oppose Disagreement with AEE, particularly all matters of the visual landscape 

and urban design assessment.  

 



Concern with the building height and adverse effect on the streetscape 

and the general character and amenity of the environment. Will have 

extreme effects. The character, aesthetics and integrity of the town 

centre is shaped by its existing buildings and streetscape. This will 

not be maintained. 

 

Scale of the building is incongruous with it surrounds. 

 

The building would not sit comfortably in the townscape vista of 

Taupo. 

 

Precedent effects. 

 

Proposal is not consistent with District Wide Strategies. 

 

43 Jacqueline 
Chartrand-
Glenn 

Oppose Precedent effects, will allow others to follow.  

 

Concerns with the consent process for the community not being 

appropriate to deal with the proposal.  

 

Character and amenity issues. Taupo has been developed as a quaint 

lakeside town the 3 storey limit retaining its character and charm. This is 

what helps to draw guests/tourists.  

 

Proposal would do nothing for the community and town’s goals to become 

a destination (boutique) tourist Town. 

 

Disagreement with AEE, particularly visual assessment.  

 

Negative economic effects. Profits from guests will go to the hotel owners 

versus benefitting existing local businesses. Will take staff from an 

existing limited pool further disadvantaging existing business. 

 

Concerns of cooking smells of fast food eateries & restaurants affecting 

hotel guests. 

 

Parking issues. Provision of basement parking is not sufficient. The 

majority of 5 Star visitors are independent travellers and thus will have 

their own transport.  

 

Plan integrity. 

 

44 Gerald Fell Oppose The building height is inappropriate.  

 

Concerns over views from the proposed building looking down on and 

over many roofs in poor repair showing rust and poor maintenance. A bad 

image for the city. 

 

Will ruin the character of Central Taupo and look completely out of place 

relative to the rest of buildings surrounding it. 

 

45 Maria Nepia Oppose Building height and scale primary concern. Inappropriate for the site and 

unable to avoid, remedy or mitigate its effects due to the constrained 

nature of the site. 

 



(Tuwharetoa 
Maori Trust 
Board) 

Not consistent with the District Plan or the Taupō Urban Commercial and 

Industrial Structure Plan and as such does not represent a development 

that would reasonably be expected to occur on the site. 

 

The application fails to achieve specified urban design outcomes 

including the requirement for over height buildings to step down towards 

the street to integrate with the scale of existing built form; and as the 

building is proposed to be located midblock it will not ‘frame public space 

and create landmark entry statements’ as required by the Plan. 

 

Impacts on general character and amenity of the Taupō town centre 

location. 

 

Adverse effects on Lake Taupō as an Outstanding Landscape Area. The 

outlook to, and from, the Lake will be affected.  

 

Adverse effects on Mount Tauhara as an Outstanding Landscape Area. 

The outlook to, and from, Tauhara will be affected from multiple 

viewpoints including from marae. The above have historical and cultural 

significance as moana to Ngāti Tūwharetoa, 

 

46 Sandra Roberts Oppose Disagreement with AEE, particularly all matters of the visual landscape 

and urban design assessment.  

 

Concern with the building height and adverse effect on the streetscape 

and the general character and amenity of the environment. Will have 

extreme effects. The character, aesthetics and integrity of the town 

centre is shaped by its existing buildings and streetscape. This will 

not be maintained.  

 

The building would not sit comfortably in the townscape vista of 

Taupo. 

 

Scale of the building is incongruous with it surrounds. 

 

Precedent effects. 

 

Proposal is not consistent with District Wide Strategies. 

 

 

47 Julia Finlayson Oppose  Same copy of submission 46. 

 

48 Damian Couts  

(Destination 
Great Lake 
Taupo) 

 

Support  Positive tourism and economic benefits. Direct and indirect benefits to 

local economy.  

 

Proposal will left the profile and attractiveness of the region, domestically 

and internationally.  

 

It will meet identified looming hotel capacity constraints.  

 

Additional marketing profile for the district from an internationally branded 

hotel chain. 

 

Proposal is well-supported in various non-statutory strategic documents. 

 



Consistent with the Taupō Urban Commercial and Industrial Structure 

Plan and its objectives. 

 

There is great importance of having such a development occurring in a 

core CBD area, so that it reinforces greater vibrancy in the core area.   

 

49 Adam Du Fall 

(First Gas) 

Neutral Submitter seeks that the presence of a gas distribution pipeline is 

recognised and appropriately managed through consultation with First 

Gas.  

 

50 Grigg Larry 
Noel 

Oppose Excessive building height.  

 

Concern over developer benefiting from development.  

 

51 Michael & 
Elizabeth Keys 

Oppose Proposal’s height will have a significant adverse effect on the amenity and 

character of town.  

 

Disagreement with AEE, particularly all matters of the visual landscape 

and urban design assessment.  

 

Proposal will detract from the natural qualities of the existing environment. 

It will be out of character with the low profile and nestled nature of the 

existing built form in the Taupo basin. An 8 storey building in the centre 

of ‘the stage’ will destroy this balance and change the essential character 

of Taupo.  

 

Shading concerns. 

 

Integrity of the District Plan and public confidence in the Plan. 

 

10 year lapse period concerns. 

 

52 Graham Mock Oppose Wishes to preserve the current height limits to preserve the pleasant 

uninterrupted views of the lake and environment.  

 

53 Carolyn McAlley 

(Heritage NZ) 

Neutral Raises concern of remote possibility of proposed earthworks having 

potential to cause adverse effects to historic heritage and archaeology, if 

there was unrecorded archaeology present on site.   

 

54 Simon Bendall 

(Tuwharetoa 
Limited) 

Oppose Building height concerns. 

Not consistent with the District Plan or the Taupō Urban Commercial and 

Industrial Structure Plan and as such does not represent a development 

that would reasonably be expected to occur on the site. 

 

Inappropriate for the site and unable to avoid, remedy or mitigate its 

effects due to the constrained nature of the site. 

 

Outlook, privacy, shading and overbearing effects on adjoining 11 

Tuwhareota Street property.  

 

The application fails to achieve specified urban design outcomes 

including the requirement for over height buildings to step down towards 

the street to integrate with the scale of existing built form; and as the 



building is proposed to be located midblock it will not ‘frame public space 

and create landmark entry statements’ as required by the Plan. 

 

Impacts on general character and amenity of the Taupō town centre 

location. 

 

Not consistent with the assessment criteria.   

 

Earthworks concerns - dust, noise and instability concerns. Lack of 

construction management plan information.  

 

55 Andrew Baber Oppose The scale of the building will reduce the link between the lake and the 

town centre. It will be visually dominant with interruption of sight lines. 

 

Adverse shading effects. 

 

Building will be ugly, out of place and dwarf the surrounding area. It will 

not fit in with the harmonious hillside curves.  

 

Conflict with noisy nightclubs nearby.  

 

Hotel layout does not serve the luxury end of the market.  

 

Concern with 10 year lapse period. 

  

56 Antony (Tony) 
Ludbrook 

(Taupo 
Residents 
Group) 

Oppose The proposal would affect the atmosphere and image of the town, which 

is homely and of a unique size. 

 

Precedent concerns. 

57 Tristan 
Wadsworth 

(New Zealand 
Archaeological 
Association) 

Neutral Recommends that an archaeological assessment of the archaeological 

risk of the proposed works be carried out, to determine if an 

archaeological authority is required, and what steps should be taken to 

minimise risk to the site. 

58 Kylie Hawker-
Green 

(Enterprise 
Great Lake 
Taupo) 

 

Support  Positive economic effects for local economy from construction period, and 

ongoing direct and indirect economic benefit for the people of Taupo. 

 

Proposal will help meet future demand for accommodation capacity.   

 

The development location is in the heart of the hospitality precinct and 

would reinforce this area as the central heart of the ‘night time economy.’  

 

Potential to become a catalyst that would trigger additional street 

treatments, building enhancements, CPTED (crime prevention through 

environmental design) measures and area activation – all of which would 

benefit the existing (and future) tenants of this precinct. 

 

Positive tourism impacts. Taupo will benefit from increased brand 

exposure into new markets. The hotel would appeal to ‘group market’ 

tourists.  

 



Alignment with the aspirations of the Taupō Urban Commercial and 

Industrial Structure Plan. It anticipates there may be some sites where 

higher buildings could be appropriate.  The proposal delivers on a number 

of objectives including improving pedestrian safety and comfort, connect 

the retail and entertainment precincts, encouraging landowners to 

redevelop and providing exciting alternative shopping and hospitality 

options. 

 

59 Sophie 
Woodburn 

Support  The proposal will help grow tourism appeal, to attract higher volume, but 

also a higher quality of visitors. Town based accommodation options are 

incredibly limited. The proposal will fill this gap. 

 

A rooftop bar/restaurant would be a massive asset, to be enjoyed by 

visitors and locals alike, providing accommodation and food services 

within walking distance of the lake and other local businesses. 

 

Acknowledges concerns of 'disrupting the skyline', but believe it’s far 

more important to consider the spaces needed to attract a higher quality 

and central-based visitor to our town. With Subway and KFC taking up 

valuable lakefront areas, growing upwards really is the best option. 

 

The underground carparking will alleviate crowding the town with cars. 

 

Opportunity to grow the town in a positive, future-conscious manner. 

 

60 Amanda Lee Oppose Proposal would block sun to hair salon shop across the road on 

Tuwharetoa Street. 

 

Concern of moving to a small town version of the Gold Coast. 

 

The building is very stylish but would be an eyesore on this particular site. 

 

Precedent concerns. Would lead other high rise buildings.  

 

Plan integrity.  

 

61 Dave Mazey Oppose Height of building is primary concern. 

 

Building will change the character and feel of the Taupo CBD.  

 

Proposal should be considered through a plan change application rather 

than a resource consent.  

 

Adverse traffic effects on Tuwharetoa Street and Roberts Street, 

particularly from tour buses plus service vehicles. Conflict with 

pedestrians, given site’s location in the Pedestrian Precinct.  

 

AEE inaccuracies and omissions relation to traffic matters.  

 

62 Elizabeth 
Connell 

Oppose Height of building is primary concern. A building of such height should be 

located out of the town centre. 

 

Will be aesthetically unpleasing to the eye.  

 



Proposal is not appropriate for such a small space on busy street where 

parking is a problem.  

 

63 Linda & Allan 
Smith 

Oppose Plan integrity. 

 

Negative visual impact of such a building in the CBD. 

 

Precedent concerns. 

 

Proposal is not reflective of Taupo which encompasses eco-tourism, with 

the pristine lake, mountains, bush – not multi-storey buildings.  

 

Questioning of the economic benefits and accommodation data. 

 

64 Marion Wilson Oppose Primary concern is the height and look of the building and change in 

character.  

 

Proposal is close to the shore line and will stand out given the low height 

limit in town. This will have negative visual impact, particularly from the 

lake and Acacia Bay. Comparison with the Nautilus in Orewa.  

 

Precedent concerns.  

 

Shading effects in Winter over Roberts Street properties.  

 

Hope that the building would be architecturally interesting. Submitter 

advised they had not seen plans of the  building design.  

 

Questioning of the accommodation/tourism data. 

 

65 Mary-Rose 
Blackley 

Oppose Proposed building should be located in the ‘accommodation zone’ – not 

in Tuwharetoa Street in the retail/restaurant area.  

 

Adverse shading of the lakefront reserve and outdoor seating areas of 

bars/restaurants in Winter. 

 

Questioning of the accommodation/tourism data. 

 

66 Michael Drake Oppose The scale is not appropriate for the town centre. Will be much higher than 

anything around it.  

 

The building’s cube form will detract from the coherence of the CBD. 

 

Precedent concerns. The exiting low rise character will slowly vanish.  

 

Proposal ignores community opinion which has been built up over many 

years about the nature of the built environment.  

 

A 4 storey design would be more favourably considered. 

 

67 Wendy Pirie Oppose Primary concern is the height, form and scale of the building.  

 

Concerns of the suitability of the proposal not being in keeping with the 

landscape and area. 

  



68 Christine 
McElwee 

Oppose Plan integrity. The 3 storey height limit reflects a strong, community driven 

demand over many decades, for Taupo's Town Centre to be low-rise - 

and therefore to be very different from high-rise city centres elsewhere in 

New Zealand and overseas. It was founded deliberately in the aim of 

enabling the distinctive natural landscape horizons, to remain the 

dominant landscapes in this internationally outstanding natural volcanic 

environment.  

 

Proposal will dominate the wider environment and will not fit into the 

landscape.  

 

Precedent concerns. 

 

AEE inaccuracies and omissions, largely in the Landscape & Visual 

Effects report. 

 

The site is too small for the purpose intended in this location. 

 

69 Richard 
McElwee 

Oppose The present height restriction fits in well with the background contour and 

character of the town and allows many of the residential dwellings in the 

suburbs further back from the lake, to get an unimpeded view of the lake. 

 

Plan integrity.  

 

Precedent concerns. 

 

Character concerns. The proposal will be seen from almost every part of 

the town, suburbs and lake. It will dominate the whole town and 

landscape. 

 

Large areas of shading to surrounding properties. 

 

70 Chris Johnston 

(Towncentre 
Taupo Inc.) 

Neutral Main issue is the building height. The majority opinion is that the 8 storey 

height in this location is too high and is in contrast to the desired look and 

feel for the town centre. 

 

Precedent concerns. Further tall buildings would be difficult to defend in 

a court of law. The fear is an end result of a significantly altered town 

centre full of tall buildings that destroys the desired unique look and feel 

of Taupo. 

 

Wants to ensure that access through the ground level laneway will be 

open to the public at all times, as required in the Taupō Urban 

Commercial and Industrial Structure Plan. The laneway is crucial in 

maintaining connectivity between the lakefront and the rest of town. 

 

Welcome a hotel of this nature, right in the CBD, bringing significant jobs, 

vibrancy and custom to other CBD businesses but would like above 

points taken into consideration. 

 

71 Joy Boyd-Morris Oppose Visual eyesore on the landscape. 

 

Will detract from the charm and uniqueness that is Taupo 

 

There is already enough hotels/motels and retail around. 



 

Increased traffic concerns with disturbed traffic flow and parking. 

 

Increase on sewerage infrastructure 

 

Precedent concerns. 

 

72 Barbara 
Grainger 

Oppose Proposal is too tall and inappropriate for Taupo.  

 

Precedent concerns. 
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Urban Design Guidelines 
  



v
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part v:  Town Centre Guidelines



The project brief from Taupo District Council 
required Urban Design Guidelines for the 
town  centre to provide direction for the future 
development of the town.

The Guidelines provide a general framework for 
the consolidation of the existing town centre 
as the heart of the Taupo Community.They 
provide a starting point and foundation for  
high quality  urban design outcomes through 
both public realm and private development.  
It is anticipated that these guidelines will both 
influence thinking in the re-working of the District 
Plan as well as provide guidance to future works 
in the town centre environment. 

The guidelines have been structured in 11 core 
sections as set out to the left. 

Guidelines Purpose

v

1.
Identity

 A
Public 
Realm

 

 

B
Built 
Form

 

2.
    Streets 

3.
Lanes & 
Arcades

4.
Open 
Space

5.
Art & 

Creativity

6.
Signage & 
Furniture

7.
Public 

Transport

8.
Safety & 
Security

9.
Land Use & 
Activities

10.
Bulk, Form 

& Scale

11.
Facades & 
Frontages
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Regardless of the scale, activity or purpose, all 
future development in Taupo’s town centre 
environment needs to be mindful of the town’s 
character and sense of place.  While a town’s 
character is often defined by the ‘big things’ 
such as the Great Lake in Taupo’s case, the little 
things also matter a great deal to how a place 
is perceived and valued.  As such, genius loci 
(the spirit of the place) should be an underlying 
consideration that informs all design decisions.

Consultation undertaken through the Structure 
Plan has shown that Taupo means different 
things to different people. While the Community 
is strongly connected with the natural landscape 
that surrounds the town, many other values, 
histories and meanings come into play.  With 
acknowledgement to the many people who 
provided their thoughts and ideas through the 
consultation process, the values summarised 
to the left proved to be the most commonly 
expressed and shared;

1: Identity

v

The Natural Landscape

Taupo is strongly associated with its landscape setting 
and in particular Lake Taupo, the Waikato River, Mount 
Tauhara and the Tongariro Domain are significant to 
people’s concepts of place.

 The mountains are an iconic presence on the horizon 
and the identity of Taupo is strongly connected to 
these as recreational destinations and cultural icons.

Rising steam, geothermal energy and the Crater 
Lake are all reminders of the volcanic origins of the 
landscape and there is a general feeling that this 
could be embraced as a theme and starting point for 
future design work.

Parks & Gardens

People value the gardens and 
large trees in the Tongariro 
Domain and around the town 
and it is clear that these are 
a feature to be protected 
and enhanced.

History & Culture

People identified the importance 
of both Maori and Pakeha histories 
and the significant events that  have 
shaped the town.  At the same time 
it was acknowledged that these 
histories are not clearly expressed or 
represented in the town centre and 
that there was an opportunity to do so 
in the future.  The Community want to 
ensure that variety, richness and depth 
of history and culture are reflected in 
the future development of the town 
centre.

Tourism & Events

Many see Taupo as a tourist 
town and particularly for 
non-residents, Taupo’s image 
is strongly connected with 
tourism and the major events 
that are held throughout the 
year.

Location

Taupo’s central location 
within the North Island 
is an important factor 
both geographically and 
psychologically. For many, 
Taupo is the heart of the 
North Island.

Shared 
Values
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Guidelines

+ The borrowed landscape is a key design 
element for Taupo’s town centre.  Vistas to 
the Lake, the river, the Tongariro Domain, 
Mount Tauhara and the mountains need to 
be protected and enhanced through future 
development. 

+ The names of places and streets strongly 
reflect history and the landscape.  Names like 
Tongariro, Heuheu and the Great Lake Centre 
all send a message about the elements and 
people that have contributed to Taupo’s 
identity.  Future development should retain 
and build on this approach to place-naming 
and reinforce the meanings where possible 
through sculpture and information signage so 
that people can share  in these histories.

+ Protect and utilise existing mature trees as a 
focus of new development.  Place an increased 
focus on increasing the number of trees 
throughout the town centre, in streets, open 
spaces and within private developments.

+ Consider building historical, cultural and 
landscape references into future development 
through artworks, plant selection and detail 
design elements that reflect Taupo’s unique 
characteristics.

+ Ensure that variety, richness and depth of 
history and culture are reflected in the future 
development of the town centre.

+ Increase the visible exposure of events in the 
town centre and develop all future public 
spaces with the objective of better providing 
for the running of events.

+ Consider retaining character buildings or 
elements in addition to those that are heritage 
listed.  Refurbish, re-use or relocate heritage 
elements in keeping with their historic use and 
local context.

1: Identity

v

The borrowed landscape provides a constant 
backdrop to Taupo’s urban life. 

Seating areas provide the opportunity to sit back 
and contemplate the Lake and natural features.

Well located sculptural elements can become well 
recognised cultural markers and landmarks. 

Taupo’s geothermal origins need to be embraced 
in future design.

Historical panels and interpretation signage add a 
new depth of meaning to the town centre.

Large specimen trees such as this oak in the Domain 
need to be protected as features.

Various motifs and textures that reflect Taupo’s location, climate and community.
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Streets are the arteries of a town centre; being 
the focus of energy and activity and the means 
by which people move through and experience 
urban life.  Best practice urban design recognises 
streets as the key organising element of urban 
areas.  

While Taupo’s grid of central streets provides 
a strong and well-connected foundation, this 
network could be greatly improved to create a 
street network that not only works for vehicles but 
also attracts a high level of use by pedestrians, 
cyclists, the disabled and public transport.  

Improving the central streets of Taupo will result 
in increased comfort, amenity and accessibility 
for pedestrians meaning that they will be likely 
to stay in the town centre for longer. Well 
designed street upgrades will also facilitate 
social interaction, increase public safety and 
thus increase the exposure of retail and business 
to foot traffic and assist commercial viability. 

Greater success will be achieved in the streets 
of the town centre through the provision of a 
continuous active edge to the street.    Active 
retail and building frontages onto streets will 
provide for increased passive surveillance as 
well as adding to the overall quality, character 
and vitality of the street edge (refer Built Form 
Section).  

The key shift for Taupo’s central streets is to 
overcome the mentality that the street is 
a divider that separates people, cars and 
activities and to realise the potential of streets 
as integrating elements that can be attractive 
places for people and urban life.

In planning for and designing the future streets 
network of Taupo, the following guidelines need 
to be considered:

Guidelines:  (Street Network) 

+ Streets and lanes should always connect 
through to other streets to provide a legible 
and highly permeable movement network for 
both vehicles and pedestrians.

+ Dead-end roads and cul-de-sacs should be 
avoided in future street modifications.  

+ Streets should always act as thoroughfares to 
ensure maximum efficiency and legibility. 

+ The street network should present a clearly 
legible hierarchy to assist wayfinding and 
manage the relationship between pedestrians 
and vehicular traffic.  Within the pedestrian 
environment, all streets are envisaged as slow-
speed, shared environments.

+ Clear signage should help people to navigate  
through the town centre environment and 
lead people to their destination.

2: Streets

v

The interconnected grid should be retained 
to ensure a permeable road network. 

Dead end streets such as Story Place can be 
reconnected into the network. 

Tongariro Street is currently dedicated to 
vehicular movement and is difficult for 
pedestrians to navigate.

Narrower carriageways, delineated parking 
zones and planting help to create a slow-
speed, shared street environment.
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Great streets often derive their character 
and charm from an axial vista framing an 
architectural or landscape feature. Taupo’s 
streets offer many opportunities for strong 
axial views towards landscapes such as Mount 
Tauhara, Lake Taupo and the Central Plateau.  
The relationship of streets to open spaces and 
key landmarks  within the urban environment 
should also be explored during the design 
process.  

Street trees will be a vital ingredient in the 
improvement of Taupo’s urban streets, providing 
shade and structure to the streetscape. Trees 
also provide a strong link between the urban 
environment and surrounding rural and natural 
landscapes.

The ratio of street width to the height of built 
form is fundamental in the spatial definition of 
the public realm.  Where built form is not able 
to provide the necessary scale, street trees can 
be used to provide a vertical, framing element.  
The width of Taupo’s town centre streets allows 
ample opportunity for the future introduction 
of street trees, both lining roadsides and within 
central medians depending on the particular 
needs of the street.

Guidelines:

+ Streetscape design should protect and 
enhance views to the ‘borrowed landscape’.   
While views terminating on architectural 
landmarks are rare in Taupo, there is an 
opportunity to take advantage of these with 
future redevelopment.

+ Mature trees and vegetation within existing 
streets should be retained in future street 
modification wherever possible to maintain 
the character and comfort of the streetscape. 
Designing around significant trees and 
making them a feature of streets will add 
interest, variety and help to maintain a sense 
of continuity with the past.

+ A street tree programme should be developed 
for the town centre environment, identifying 
species and planting approaches to be used 
throughout the town centre.  

+ Street trees of an appropriate scale and habit 
should be chosen for durability in harsh urban 
conditions.

+ Street trees should be pruned to maintain 
clear stems to a minimum height of 3.5m 
above ground level. Uplimbing allows for safe 
vehicle passage and visibility.  As a general 
rule of thumb, shrubs and groundcovers  
within streetscapes should be maintained to 
a maximum height of 700 mm to allow views 
through. 

+ Deciduous trees should be considered for 
use on east-west oriented streets to reduce 
the overshadowing of footpaths in the winter 
months.

+ Street frontages should include trees generally 
planted in a uniform pattern of species that 
reach a minimum height of one storey at 
maturity.

The spacing of the trees adjacent to retail 
frontages may be more irregular to avoid 
visually obscuring the shopfronts.

+ The introduced landscape shall consist 
of durable tree species tolerant of soil 
compaction and harsh urban environment.

+ Future street upgrades should explore the 
use of water sensitive urban design wherever 
practical, using swales, rain gardens, filters 
and other such approaches for the retention 
and treatment of stormwater within the road 
corridor.

+ Landscaping should be used to provide a 
clear distinction between public and private 
areas, enhancing safety, privacy and amenity 
between the public and private realms.

2: Streets (Landscape)

v

Views to the Lake and mountains are a defining 
characteristic of many of Taupo’s streets.  These 
should be protected and enhanced by design. 

Many of the stark, vehicle-oriented streets  in 
Taupo lack street trees, pedestrian amenity 
and human scale.

Existing trees should be retained and made a 
feature of future upgrades.

Street trees  should be suited to urban conditions 
and be clear-stemmed to protect visibility.

Street trees should be regularly spaced to preserve views between shopfronts and the street.
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While some areas within the town centre are 
well designed for pedestrians, the majority of 
streets are dominated by vehicles.  The appeal 
and function of the town centre could be 
dramatically changed by prioritising pedestrian 
needs.

Guidelines:
+ Broad footpaths should be encouraged 

to provide a comfortable and uncluttered 
pedestrian zone.  Maximising the footpath 
width also encourages a wide range of 
transient activities (displays, coffee carts, 
buskers etc.) to thrive without being an 
impediment to movement. 
 

+ Pedestrian crossings should be clearly 
marked and obvious to pedestrians as well as 
vehicles.  

+ Paved surfaces and ground plane treatments 
should be simple, uncluttered and refined.  
High quality surfaces will provide uniformity to 
the streetscape.

+ Paving treatments, signage and landscaping 
should all help to communicate a clear 
hierarchy.  Wide expanses of asphalt 
on existing streets should be reduced to 
differentiate between traffic lanes, parking 
zones and pedestrian footpaths.

+ Universal access should be considered in all 
future designs and upgrades, allowing for 
people of all abilities to move freely about the 
town centre.  The needs of children, disabled 
and sight-impaired people should be given 
specific consideration.

+ Information and directional signage should 
be provided at key points so that further 
information about the town centre and 
shopping environment is easily obtained.  A 
comprehensive signing strategy should be 
considered for the entire town centre area.

On and off-street and surface parking is readily 
available in the town centre and people 
rarely need to walk far from their car to their 
destination.  The availability of on-street parking 
is a positive factor, however, large, unbroken 
areas of surface parking currently detract from 
streetscape amenity and disrupt the continuity 
of the street edge.  The overall amenity and 
appeal of Taupo will be improved if parking 
areas are a less dominant element.

Guidelines:
+ On-street parking on Taupo’s streets should 

be maintained and all future streets should 
provide for on-street parking.  Maintaining 
parking on the main retail streets assists in 
the management of a shared pedestrian- 
traffic environment as it slows vehicles down 
and distributes parking throughout the 
streetscape as opposed to concentrating 
it in one location.  Landscaping should be 
used to break up long stretches of parking to 
provide visual relief.

+ Priority for street parks in the town centre 
should be given to short-term visitors such 
as shoppers rather than longer term users 
such as workers.  Timing restrictions should be 
applied to reinforce this prioritisation for short 
term parks.

+ Where parking is provided on-site, this should 
not be located at the street frontage but 
preferably below ground or above the 
ground floor.  This enables the optimisation of 
ground floor space for retail and commercial 
activities.

+ Vehicle entrances off streets should occupy a 
minimal site frontage to avoid the interruption 
of pedestrian movement.  As Taupo has a well 
developed system of rear laneways, options 
for obtaining vehicular access from the 
rear of sites should be prioritised. Vehicular 
entrances to parking lots, multi-storey parking 
buildings and garages should be no more 
than 6m wide at the street frontage.  

+ All parking lots, garages, and parking 
structures should be located to encourage 
movement through the town centre and past 
shops. Pedestrian exits from parking structures 
and garages should relate directly to a street 
frontage.

2: Pedestrian Areas     Parking

v

 

 

Lack of differentiation between traffic lanes 
and parking areas emphasises the width of 
the street and gives a low amenity outcome.

Introducing a hierarchy of materials in the 
ground plane increases the legibility and 
appeal of the streetscape.

Information signage needs to be easily 
accessible.

Pedestrian crossings / thresholds need to be a 
focus of street upgrades.
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Town centre streets can be separated into a 
number of basic types based on the function, 
location and relationship to adjoining land 
uses.  

Typical sketches have been developed for 
each of these street types to help clarify the 
key guiding principles for future modifications 
and upgrades.  Note that these sections are 
conceptual only and are not intended to be 
fully resolved designs.  

It is anticipated that all future upgrades for town 
centre streets will undergo a comprehensive 
design process with  consideration for site-
specific issues as well as Community and 
stakeholder input.

2: Street Types

v

Boulevard 
(Type A)

Core Retail 
Street
(Type B)

Reserve / 
Reserve Edge 
Street
(Type C)

Collector / 
Distributor
(Type D)

Local Access 
Streets 
(General)
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The Boulevard

Location
Primarily intended for Tongariro Street 
but could also be applied to sections 
of Spa Road.

Purpose

Provides a high amenity connecting 
road that draws people towards the 
shopping environment and lakefront.  
Intended as a pedestrian priority 
and community focussed shopping 
environment.

Land  Use
Continuous street level retail to one 
side with open space and civic / 
community facilities to the other.

Traffic 

Slow speed private vehicles and public 
transport. One travel lane in each 
direction.  The street design creates 
a managed speed environment, 
prioritising pedestrian movement and 
slowing vehicles.

Parking

All on site parking is located to the 
rear of buildings. Angled parking 
on the street is retained adjacent 
to shopfronts but parallel parking is 
preferred adjacent to open space. 
A distinct paving material is used in 
parking lanes to reduce the perceived 
width of the carriageway. The parking 
lanes are broken into shorter segments 
through landscaping treatments.

Pedestrians

Streetside dining and other activities 
should be encouraged to create an 
active street-life, however, pedestrian 
flows should not be compromised.  
Pedestrian surfaces should be paved 
with an emphasis on simplicity and 
quality to achieve a strong sense of 
uniformity and legibility on the ground 
plane.  Pedestrian crossings need to 
be placed at regular intervals.  Cycle 
lanes are an important consideration 
and should be provided both on road 
and within a shared footpath.

Landscape

A high amenity streetscape is a priority 
and street trees are a vital ingredient.  
To enable the protection of street 
awnings, trees can be included within 
islands in the parking lane as well as 
in a broad central median that allows 
for larger trees.

2: Type A

v

Typical View of existing Tongariro Street road corridor

Conceptual sketch of upgraded Tongariro Street with an emphasis placed on amenity and pedestrian activity
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Core Retail

Location

Intended for existing and future 
core retail streets including 
Horomatangi, Heuheu and 
Ruapehu Streets.

Purpose
Pedestrian priority shopping 
environment, community 
emphasis.

Land  Use
Continuous street level retail with 
commercial / residential above.  
No set back from the footpath.

Traffic 

Slow speed private vehicles. 
Narrow carriageways with one 
lane in each direction.  Street 
design creates managed speed 
environment prioritising pedestrian 
movement and slowing vehicles.

Parking

Short-stay, visitor focussed 
parking on both sides of street, 
broken by landscaped islands at 
regular intervals. Angled parking 
may be retained but parallel 
parking should be considered  
from a pedestrian/ traffic safety 
perspective.   The parking lane is 
paved to distinguish from the main 
carriageway. Any on site parking 
is located to the rear of buildings.

Pedestrians

Pedestrian crossings to be placed 
at close intervals to allow for easy 
movement over the traffic lanes.  
Central crossing points linking 
laneways should be designed as 
dedicated pedestrian thresholds.

Landscape

Landscaping provided within the 
parking lane and the berm and 
specimen trees are provided at a 
scale that helps to spatially define 
the street.  Footpaths are widened 
wherever possible and clutter 
(i.e sandwich boards) avoided 
to ensure pedestrian flows are 
unobstructed.

Typical view of Core Retail Street ( Heuheu Street looking towards Tongariro Domain)

Conceptual sketch of Core Retail Street, introducing higher quality surfaces and using street trees to spatially define the pedestrian realm.

2: Type B

v
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Reserve Street 

Location

Relates to all roads within reserves or 
abutting open space areas. Includes 
all existing and proposed roads in the 
Tongariro Domain.

Purpose

This street type is primarily for the 
purpose of providing access to 
the Domain and the marina and is 
envisaged as a low-key, informal 
road corridor in keeping with the 
predominant open space character 
of the surrounding reserve.  Roads are 
able to easily  closed down during 
events.

Land  Use

Open space to one or both sides of 
the street.  Where built form is allowed 
for, it is primarily for civic, community 
or other use compatible with the 
objectives of the adjoining reserve.

Traffic 
General vehicles in a slow-traffic 
environment.

Parking

On-street parking to be provided 
within the road corridor to provide for 
reserve parking without the need for 
large surface carpark areas.  Parking 
lanes to be paved to distinguish from 
carriageway.   Grass cell pavers or 
similar could be used in this situation 
to maximise permeable surfaces and 
minimise visual impact.

Pedestrians

Roadways should operate as 
pedestrian thoroughfares with broad 
pathways and cycle routes included 
in the design.   The design should 
manage traffic to the extent that 
pedestrians feel comfortable crossing 
roads at any point.

Landscape

Roads designed around existing 
trees where possible.  New street 
trees should be clustered informally 
to compliment the existing character 
of reserves. Large specimen trees 
should be incorporated wherever 
possible.

2: Type C

The current view of Story Place looking eastwards towards the town centre.

A conceptual view of the potential benefits in upgrading the street to provide an attractive and direct connection through the Tongariro Domain to the river and marina. v
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Reserve Street 

The view to the left shows an alternative design 
treatment for a Reserve Street. The concept 
looks more specifically at the Tamamutu Street 
extension.  It is anticipated that designs will vary 
to meet the specific needs of the street and 
adjoining activities.

2: Type C

An artist’s impression of the proposed Tamamutu Street extension showing how the pedestrian oriented street might relate to the dedicated events space v
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2: Type D

v

Collector / Distributor

Location
Relates primarily to Titiraupenga 
Street and segments of Spa 
Road.

Purpose

This type provides the path of 
least resistance for vehicles 
moving around or through the 
town centre and is the only town 
centre roading type that gives 
clear priority to vehicles. Provides 
easy and efficient movement 
of general traffic around town 
centre and feeder of traffic into 
town centre grid.

Land  Use
Interface between commercial/ 
retail and other land use activities 
such as mixed-use.

Traffic 
General vehicles (excluding heavy 
vehicles) and public transport.  
Bus stops should be provided for 
at regular intervals.

Parking

On-street parking should be 
retained wherever adjoining land 
uses require it.  Public parking 
buildings could be located on 
these streets.

Pedestrians

Signalised crossings should be used 
in preference to roundabouts and 
pedestrian crossing points need to 
be highly legible to increase safety 
and visibility. An on-road cycle 
lane and footpaths on both sides 
of the street should be provided.

Landscape

Street trees should be provided 
in the berm wherever possible 
and where parking lanes are 
retained, trees can be placed in 
newly created islands. Street trees 
play an important role in defining 
the road corridor and creating 
an edge between precincts and 
land uses.  

A typical view of Spa Road looking in a westerly direction towards the Tongariro Domain.

Concept sketch showing the basic elements required of collector and distributor routes.

Footpath              Planted Berm        Cycle Lane                     Traffic Lane                                       Traffic Lane             Cycle Lane    Parking Lane (where needed)

Taupo District Landscape Study • Prepared for Taupo District Council • September 2008 • T08074
75part v : guidelines



Taupo’s existing lanes and arcades provide   
a solid foundation for the development of a 
thriving network offering pedestrian friendly 
spaces, boutique retail opportunities and a 
highly permeable movement network.  

Taupo’s lane network needs to be developed 
to form a logical hierarchy of lanes from narrow, 
semi-enclosed arcades through to broad 
service lanes.  The north-south lanes are primarily 
pedestrian corridors whereas the east-west 
oriented service lanes are shared traffic and 
loading environments.  Preserving these primary 
functions regardless of future development 
options will ensure that access and servicing 
needs are maintained.  The potential of the 
laneway network can be realised through 
consideration for the following;

Guidelines:

+ Connectivity between lanes and other 
pedestrian spaces should be maximised.  
Crossing points, laneway entries and service 
lane crossings should be the focus of 
future upgrades to enhance the ability for 
pedestrians to move through the network.

+ Increased frontage within blocks makes more 
efficient use of under developed rear lots and 
buildings creating greater amenity.

+ Ensure lanes contribute to improving access 
to key destinations or public transport.

+ Ensure crossing points are safe, legible and 
efficient. Crossing points between lanes 
should be located to provide for direct 
connections so that pedestrian desire lines 
are not compromised.

+ Increasing the number of linkages reduces the 
overall block size, creates more frontage and 
greater value. This makes it more feasible to 
provide basement or multi-storey car parking 
away from main pedestrian routes.

+ Consider potential opportunities for future 
mid-block laneway connections in the 
redevelopment of blocks between Ruapehu 
and Titiraupenga Streets.

3: Lanes Network

v

Primary pedestrian axis made 
up of connected network 
of laneways and pedestrian 
priority spaces
Pedestrian nodal points, 
designed to act as gathering 
and meeting points.
Intensified retail activity with 
emphasis on smaller boutique 
tenancies.
Service lanes provide 
opportunity for future mixed-use 
development. 
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Taupo’s north-south lanes are typically 4m to 6m 
in width and vary in length.   Narrow lanes have 
several particular design considerations which 
are explored below:

Guidelines: 

+ Pedestrianisation and Spill Out Zones

In general, emphasis needs to be placed on 
ground level uses within buildings to create a 
source of space for activities, such as outdoor 
dining and product display alongside lanes.   

+ The design of ground level building façades 
will need to have a strong indoor/outdoor 
relationship that exposes a high proportion 
of the frontage to the lane (e.g. concertina 
doors). This is preferable to other alternatives 
such as moving dining areas to rear courtyards 
where the benefits of the activity are lost from 
the public spaces along the lane.

+ Moveable and Temporary Street Furniture

Narrow lanes will be shared by a variety of 
activities through time and design needs 
to consider adaptability and temporary 
activities. 

+ Street furniture should be designed for quick 
and easy removal with qualities such as being 
light, stackable and retractable. 

+ The storage of street furniture and other 
elements will need to be on private property 
or in designated storage areas as often 
provided for market stalls.

+ Security

The dark and narrow nature of many lanes 
requires careful thought when considering 
pedestrian use and safety.    Pedestrian priority 
lanes to be used at night need to be well-lit 
and related to night-time activities such as 
cinemas, restaurants and clubs/ bars.  

3:  Pedestrian Lanes

v

While many of the existing lanes provide a valuable mid-block pedestrian connection, there is ample opportunity to recreate them as destinations in their own right.

Encouraging active ground floor edges and developing a strong indoor/ outdoor relationship will be key to the success of future lanes.
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Service lanes do not need to look neglected - they can be people-friendly spaces as well as being functional.

Entry thresholds to the lanes can be given particular attention to lift their amenity and appeal.

Service lanes are those lanes designated 
primarily for vehicular traffic, providing service 
corridors for local business use. Although used 
heavily by vehicles, they still contribute to the 
overall lanes network and should be given 
some design consideration, particularly where 
they intersect with pedestrian priority lanes or 
squares. 

Guidelines:

+ Clear Hierarchy

Service lanes need to read as the third tier in 
the movement hierarchy of the City, behind 
primary streets and pedestrian priority lanes.

+ New developments are encouraged to 
create dedicated service areas off the lanes 
to avoid conflict with other lane uses. 

+ Service lanes should still be visibly recognisable 
within the lanes network and appear well 
managed.  Entrances to lanes should provide 
a paved threshold that matches the network 
it resides within. This integrates with the lane 
treatment and gives an early warning to 
drivers exiting onto pedestrian priority lanes. 

+ Priority 

If separation is well defined motorists will 
generally assume an automatic priority to 
lane space. Quality lane environments are 
ones where motorists feel like invited guests in 
the pedestrian domain. 

+ If separation is desired or required then it is 
best to do this subtly such that confident 
pedestrians maintain a measure of comfort 
walking in a vehicle passage.  This also helps 
moderate vehicle speeds.

+ Security

Most service lanes should be primarily for day 
use only with consideration given to security 
lighting and other measures at night.

  3.  Service Lanes

v
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Studies of successful lanes have shown that 
they have a number of key elements or  design 
characteristics.  These include (1) fine urban 
grain, (2) building line continuity, and (3) lane 
entrances and corners.

Guidelines: Fine Urban Grain

This characteristic relates to the small and 
frequent division of lanes, buildings and features 
which increase land use diversity and richness 
of detail. These lanes, and the buildings that 
enclose them, are experienced at close range 
and demand greater pedestrian interest and 
attention to detail than other parts of the city. 
 
+ Promote frequent and smaller ‘boutique’ units 

along laneway frontages using good façade 
details and textured materials to create a 
distinctive and interesting ground level when 
viewed at close range and at slow walking 
speeds.

+ Develop buildings with flexible structures 
to allow for units to easily divide, merge or 
extend.

+ Where existing coarse grained building stock 
exists break down elements by retrofitting with 
detailed and articulated façades or sleeving 
development.

+ Avoid the creation of iconic or landmark 
buildings in laneways.  Small yet recognisable 
features, artworks and displays work better in 
a tight lane environment. Lane corners should 
be positive yet discrete to keep the edges of 
an urban block intact.

Guidelines: Building Line Continuity

Lanes are distinct from other streets by the 
heightened sense of enclosure and intimacy 
created by buildings that line both sides. This is 
less influenced by building height and more by 
the continuous building façade at lower levels.

+ Ensure buildings define lanes and squares by 
providing a continuity of building edge. 

+ Buildings should generally be built up to the 
building lines. Building setbacks should only 
be used to create larger squares and public 
spaces adjacent to laneways.

+ Avoid small recesses along the lane edge.  
If necessary, use gates or sliding doors to 
continue flush with the building line.

Guidelines: Entrances and Corners

Entrances to lanes are an important threshold 
where lanes meet primary retail streets, public 
spaces or other lanes.  These cross-over points 
should generally be discrete and understated 
in nature and reinforce the element of 
discovery and surprise which is intrinsic to most 
laneways.

+ Building Corners and Safety Sightlines

Buildings framing the entrance to lanes should 
have positive corners but could be transparent 
at ground level to provide a more welcoming 
atmosphere. Corners, if glazed, could allow 
the activities on the inside to connect and 
contribute to the laneway atmosphere and 
forewarn pedestrians turning the corner to 
expect oncoming traffic or safety threats. 

+ Lane entrances should remain clear and 
visible and maintain good sightlines from the 
street into the lane.  Any visual obstructions 
on the approach to the lane entrance should 
be avoided. Clutter should be avoided, and 
where required should be located against 
building edges.

+ Buildings fronting onto lanes should incorporate 
glazing to provide a visual connection with 
the street.  Glazing should not be completely 
covered up with signage or displays.

3:  Lane Elements

v









Adjoining activities should relate to the 
laneway rather than blocking it out. 

Lane entrances should be clearly signed 
and easily visible from the main street.

Smaller, boutique retail provides  
opportunities for local  businesses and add 
interest and vitality. 

The intimate scale of lanes and shelter from 
the elements creates an ideal setting for 
Alfresco dining.

Retailers should be encouraged to express the identity of their site through artwork and attention to details.
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Taupo has the potential to develop a well-connected network of open space, made up of a diverse range of 
spaces ranging from busy urban squares through to quiet, natural sanctuaries.  The needs of all people should 
be met - from thrill-seeking tourists through to children, the elderly and office workers wanting somewhere to 
eat their lunch. 

Open space is an essential element in the composition 
of Taupo’s town centre. The parks, green spaces and 
waterfront reserves throughout town contribute greatly 
to the quality of life enjoyed by a growing population.  
The abundant opportunities for outdoor living and 
recreation are one of the reasons why tourists visit 
and people decide to move to the district. In the face 
of growth and development pressures, maintaining 
and enhancing open space will be central  in achieving 
the quality of life expected by current and future 
generations.

Guidelines: Open Space Network

+ Pedestrian and cycle connections should 
interconnect as much as possible with minimal 
obstructions to movement.

+ Those using the open space network should 
be encouraged to move through and 
explore other spaces.  Locating landmarks, 
points of interest and destinations throughout 
the network facilitates exploration.

+ One of the basic needs for Taupo’s open 
space network is for the strengthening of 
connections (both physical and visual) 
with the river and lakefront.   Key streets 
connecting to the water should be given 
particular attention.

+ Public spaces need to be distributed 
throughout Taupo’s town centre environment 
to ensure that all areas of town are within 
walkable distance of usable open space.

+ Public spaces need to reflect Taupo’s identity 
and express the unique characteristics of the 
area. Materials, landscaping, sculpture and 
other elements should reflect local culture, 
heritage and environment.

   4: Open Space

v

Taupo District Landscape Study • Prepared for Taupo District Council • September 2008 • T08074
80part v : guidelines



Guidelines: Open Space Variety

+ The best urban environments provide a variety 
of public spaces to meet all interests, needs 
and climatic conditions.  The town centre 
needs to cater for an increased variety of 
people and situations, complementing open 
reserve areas with more structured and more 
urbanised  spaces.

+ Public open space areas should form a diverse 
network linking passive green spaces, active 
reserves, sheltered plazas and gathering 
areas.  Future open space design should 
consider the physical and visual connections 
with other areas of open space.

+ Compact forms of open space such as 
plazas and pocket parks need to be located 
in central locations and larger, passive parks 
should continue to be situated at the fringe 
where the land meets the water and areas of 
high natural character.

+ Provide for both passive and active 
recreational activities where opportunities 
exist.

+ Ensure that proposed designs, activities and 
facilities reflect the needs of the target user 
groups in a balanced and realistic manner.

+ Consider ways that the open space might 
adapt to users at different times of the day 
or year.

+ Where space permits, provide flat, open 
areas that do not overly restrict use.

+ For larger areas of open space such as 
the Tongariro Domain and the lakefront, 
seek to develop a series of smaller spaces 
or destinations each of which has its own 
purpose and identity.  For example, the 
Redoubt site could become the focus for  a 
distinctive historic reserve with its own theme 
and identity.

4:  Open Space

Guidelines: Open Space Interfaces

+ Successful public spaces relate and engage 
with their surroundings.  Interfaces with other 
land use activities need to be carefully 
designed to achieve a positive outcome.

+ Urban open space should generally be fronted 
by buildings to ensure that it is overlooked; 
increasing safety and the comfort of users.  
Buildings should never back onto public 
spaces or present blank walls/façades as 
this detracts from the safety and amenity of 
these spaces.

+ Where public spaces adjoin private or semi-
private spaces, there should be a clear 
definition between these activities to ensure 
a compatible relationship. Public edges, 
such as roads and footpaths should be 
encouraged.

+ All areas of open space should be designed to 
have prominence within the urban structure.  
Accordingly, built form should be designed to 
enhance the edge of open spaces.

+ Open space should be designed to protect 
significant views for public enjoyment.  Views 
to the lake, river and broader rural landscape 
should be protected and enhanced through 
future design.  Open spaces located on 
the waterfront should be given particular 
emphasis and engage visually and/or 
physically with the water.

v

 

 

The ability to hold a wide range of events 
in open space areas should be protected 
and enhanced

Cultural and historical elements should be 
highly valued and become a focus for 
future design improvements.

The provision of strong pedestrian connections 
between the retail area and the waterfront 
will be fundamental to the future open space 
framework.

A successful open space network is not 
only about green, passive reserve areas 
but also needs active urban spaces.  Even 
pedestrianised areas within the road reserve 
can provide valuable linkages and gathering 
spaces.  Taupo needs to pay more attention 
to the quality of its urban spaces. 
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Guidelines: Open Space Access

+ The site, layout and detailed design 
encourage universal access to the greatest 
extent possible (with a minimum of 2.5m wide 
shared walkways/cycleways).

+ Seek to provide distinct and safe pedestrian 
entries, linkages and shortcuts through 
reserves that respond to existing desire lines.

+ Provide vehicular access and parking as 
needed but always give pedestrians, cyclists 
and public transport priority.

+ Provide access for emergency and service 
vehicles.

+ Avoid unnecessary barriers, structures and  
level changes that might impede use or 
movement.

Guidelines: Open Space Safety

+ Create activity nodes in key locations to 
encourage social interaction.  Include 
appropriate street furniture such as park 
benches and picnic tables within these 
nodes.

+ Avoid solid fences or planting which limits 
visibility into the reserve and/or passive 
surveillance.

+ In areas requiring high visual access, avoid 
planting dense shrubs and small trees 
between the heights of 0.7m to 2.0m that will 
block visibility and create dark, concealed 
areas.

+ Strategically locate signage and site/ 
navigation maps to give people clear 
information about open space areas.

4:  Open Space

v

  Shrubs planted densely around the car parks 
near the Great Lake Centre create an easy 
target for criminals who can break in to 
vehicles hidden from view.

Surface parking in the Tongariro Domain 
impedes pedestrian movement and prioritises 
vehicles.

Broad pathways in some areas of the Tongariro 
Domain make for easy pedestrian and cycle 
movement.

An artist’s impression of a street adjacent to a reserve showing how an active 
street edge can be achieved through the provision of buildings that provide street 
frontage and the creation of  activity nodes that encourage social interaction.
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Squares are prominent and more highly 
urbanised spaces that form an integral part of 
the open space network. They provide periodic 
relief from the confines of the lanes and streets, 
providing points of interest and opportunities for 
rest along the route. They also provide a means 
for gathering and community events.  

Guidelines: Squares and Plazas

+ High quality squares should be flexible in 
nature and able to cater for a variety of 
activities.

+ Squares should be enclosed on at least three 
sides by buildings with active frontages and 
regular building entrances.

+ Squares work most effectively when there 
are multiple connections into the space 
from different origins. This provides through 
movement and helps activate the corners 
and edges of the square as pedestrians take 
direct routes to their destination and interact 
en route. These connections could be lanes, 
arcades, pedestrian corridors, open spaces 
or streets.

+ Urban blocks surrounding a plaza or square 
must be highly permeable to maximise 
through-movement.

+ Squares need to be complementary in scale 
to the built environment.  Many successful 
squares are quite small but need to be big 
enough to differentiate them from lanes and 
function as event spaces when required.  
Public spaces should be designed to 
accommodate a minimum circle of  between 
10m - 25m in diameter to achieve this.

+ While provision should be made for street 
furniture and public artworks that people can 
gather around and use, it is important that 
these do not interfere with the freedom to 
move through the square or restrict its periodic 
use as an event space.  Fixed elements should 
be kept to the edges or minimise the extent of 
space they occupy.  

4:  Open Space

+ Squares should be designed to accommodate 
large groups of people during events and 
markets but should also be flexible enough to 
allow for everyday use.  

+ Moveable furniture may be incorporated to 
provide flexibility and be available for other 
uses (e.g. seats used as vehicle barriers during 
the day and stage by night). 

+ Squares should have a simple ground plane 
of materials with minimal changes in level.  
Where changes in level are necessary these 
should be gradual so as to encourage free 
flowing movement.  Permanent shrub and 
garden bed plantings that inhibit pedestrian 
movement should be avoided.

+ Prevailing winds should be considered when 
designing new lane connections, public 
spaces and building forms.

+ Shelter structures should be partly or fully 
transparent to allow light penetration to the 
footpath and views along building façades.
The scale and extent of shelter structures need 
to balance the need for wind protection with 
pedestrian flows through the square to avoid 
fragmenting the space into discrete spaces.

+ New buildings should be designed to minimise 
overshadowing of public squares. Buildings 
on the northern and western sides of squares 
should not exceed a 1:3 height to width ratio 
to ensure squares receive at least two hours 
of sunlight during peak activity periods (i.e. 
12pm- 2pm) in winter.

v

 



Level changes, planting that impedes access 
and lack of an active building frontage are 
key design issues with the Cenotaph area.

Squares need active frontages and multiple 
pedestrian connections to work effectively.

Getting the scale of squares and plaza right is critical.  While horizontal proportions need to relate to the 
scale of surrounding buildings, the minimum dimensions shown above enable multiple uses to occur.

The bottom line for squares and plazas is that they need to become centres of activity.  Events, performances, 
markets, rallies and exhibitions need to be actively encouraged by Council and key stakeholders.

                                                                                                                         10 - 25m minimum diameter circ
le
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Visual clutter is a clear issue in the town centre, 
resulting from an ad-hoc approach to signage, 
discordant streetscape materials and a general 
lack of architectural continuity. Clutter is the 
unauthorised or uncoordinated use of signs and 
street furniture in intensely used urban areas. As 
lanes and pedestrian spaces are particularly 
confined spaces, they are highly susceptible to 
the accumulation of clutter, which can have 
a visual and physical effect on aesthetics and 
function.

Guidelines: 

+ Street furniture should be located on the 
edges of spaces to provide clear pedestrian 
access ways and allow for a wide range of 
outdoor activities to occur.

+ A defined suite of street furniture should be 
developed for the town centre as a whole 
to provide consistency of quality and identity 
across the board.  While this would allow for 
variations in different areas and from street 
to street, the implementation of a single 
suite would greatly strengthen Taupo’s urban 
identity.  The street furniture suite would apply 
to all of the pedestrian environment and 
cover paving, lighting, seating, bollards and 
signage.

+ Street signage should be designed to be 
incorporated with other street furniture 
elements if possible.  Combined information 
signage should be located at key intersections 
in preference to individual signs.

+ Commercial signage should be attached/ 
hung from buildings where possible. Maximum 
signage sizes should be set in place to avoid 
attempts to ‘out-shout’ other commercial 
enterprises. 

+ Sandwich boards should not be allowed in 
areas where there is a narrow footpath, at 
lane entrances, or within lanes.

 6:  Street Furniture

Public art offers the opportunity to create a 
unique sense of place and identity.  Taupo 
has some excellent examples of public art 
that express the unique history and character 
of the area.  A managed approach to public 
art in the future will strengthen the way that 
sculpture, murals and other creative pursuits are 
reflected in the town centre.  Artwork should be 
promoted along key pedestrian corridors such 
as the laneways, the lakefront and Story Place 
to create an arts and sculpture trail that will 
guide people around town.

Guidelines: 

+ Art should be incorporated into the design 
of buildings, public spaces, street furniture 
and paving in a way that is reflective of the 
character of the location and context.

+ Use art to emphasise key views, landmarks or 
gateways. 

+ Integrate public art into the development 
early in the design process. For example, 
prominent corner sites should consider the 
inclusion of public art in the concept design 
phase.

+ Art can be created through a process of 
community involvement that can help link 
future development and upgrades with 
community aspirations.

 5:  Art & Creativity

LEFT: Various examples of street 
furniture and artwork located 
throughout the town centre.

v
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CPTED (Crime Prevention through Environmental 
Design) principles aims to improve both public 
perception and the reality about personal 
safety by minimising the potential for crime 
through positive behavior. A CPTED assessment 
should be undertaken before a public space is 
upgraded to ensure it is addressing any existing 
issues, and not creating further safety and 
security issues.

Guidelines: 

+ Active ground level activities should be 
encouraged to occupy and use vacant 
street edges.

+ Avoid recessed areas in the public realm that 
could inadvertently create concealed hiding 
places.

+ Provide pedestrian lighting only in spaces 
that are designated for pedestrian priority 
to avoid unplanned use of unsafe spaces.  
Concentrate activity in areas that are 
regarded as safer for night-time use.

+ Increase the sense of ownership and 
maintenance to show that public spaces 
are cared for.  This applies particularly to less 
refined areas in the town centre such as the 
service lanes.

+ Mid-block connections such as service 
lanes should be straight with a visually clear 
movement corridor through the block or to 
key internal destinations.

+ Create well defined routes, spaces, and 
entrances that provide for convenient and 
safe movement. Avoid dead ends and dog 
legs.

+ Promote a compatible mix of land uses and 
facilitate increased use of public space.

+ Where necessary, include well designed 
security features and elements such as 
security cameras and physical barriers.

 8: Safety & Security

Public transport is in its infancy in Taupo and 
establishing an efficient and well-utilised bus 
network is a long-term goal.  Future-proofing the 
town centre for buses however is a pragmatic 
step towards the promotion of higher public 
transport use.  

Guidelines: 

+ Public transport stops should be provided for 
at regular intervals and given priority over car 
parks.

+ The principles of transit-oriented development 
(TOD) should be considered in all future 
comprehensive redevelopment projects 
in the town centre, ensuring that centrally 
located and easily accessible transit stops 
can be provided. TOD  recognises that public 
transport use is greatly increased when 
stops are supported by intensified, mixed-
use development and well-connected 
pedestrian and cycle routes.

+ Higher intensity activities that generate 
public transport use must be located in 
close proximity to public transport stops. As 
a general guide, intensive development in 
Taupo should be located less than 400m ( up 
to a 5 minute walk) from a bus stop.

+ The future bus network will need to connect 
various destinations around Taupo’s town 
centre, including the new civic heart, marina, 
events spaces and future transport centre.  
Redevelopment of these areas will need to 
consider the future bus network.

+ The tourist industry is of vital importance to 
Taupo and as such tour buses, campervans 
and the like need to be accommodated.  
Future redevelopment of the civic heart, 
Domain and lakefront open spaces need 
to consider the needs of tourist traffic and 
increase the likelihood that tourists will stop 
and spend time in the town centre.   Better 
accommodation of mass transit will also 
enhance the running of major events.

 7: Public Transport

v

Some of Taupo’s rear lanes suffer from a 
lack of attention and there is a general 
perception that some areas are unattractive 
as well as unsafe. Improved lighting, paving 
and future  development will help to improve 
these spaces.

Transit- oriented development works because 
public transport is placed at the centre of 
new developments, close to destinations 
and easily accessible

The above shows how a bus stop (located by way of example on Roberts Street) can be sited at the core 
of a precinct with more intensive development (shown by the red shading) around it and pedestrian 
connections leading directly to it.  Careful siting of transport stops can dramatically increase usage.
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Mixed-use development is one of the basic 
ingredients for a more vibrant, liveable and 
economically viable town centre in Taupo. 
Mixed used development typically contains non-
residential land uses (commercial, community, 
recreational or institutional) alongside residential 
ones. These uses may be organised either 
vertically or horizontally, or as a combination 
of the two, and generally in close compatible 
relationships.  

Guidelines: 

+ Increase and diversify the land use mix in  the 
town centre during day and night for safety, 
vitality and a more robust economy.

+ Locate activities in appropriate places, 
seeking compatible relationships between 
activities and managing conflicts between 
them.  Buildings should be designed to 
enhance the legibility of the given precinct

+ Encourage more permanent residential and 
visitor accommodation in the town centre.

+ Vertical stacking of land uses is preferable.  
Retail, cafés, bars and restaurants are best 
suited to the ground floor. Upper levels and 
rear parts of the building are more suitable 
for residential uses.  Commercial uses often 
fit in between, where quicker access and a 
greater public profile is achieved.

+ Locate all primary building activities, 
pedestrian entrances and windows along the 
street or lane frontage to contribute to  street 
activity and create positive surveillance from 
all building levels.

+ Generally avoid residential uses within the 
entertainment precinct unless a suitable 
buffer such as an intervening building is 
provided.

+ Design mixed use buildings to be adaptable 
to allow for a wide range of uses to occupy 
buildings and adapt as precincts, activities 
and market demands evolve.

 9: Land Use Mix

v

Vertical stacking of land uses in the town centre will help to 
achieve a work/live/play mix all in one building. Multi-use 
buildings such as these should be encouraged.

Floor heights in commercial buildings should be kept to minimum 
dimensions of 4m at ground floor and 3.5m for floors 2 and 3.  
This ensures that internal spaces are flexible and adaptable 
over time - so that spaces can be easily modified if activities 
change.

One of very few examples of a mixed use development in Taupo 
with apartments located over ground floor retail.
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Traditional town centres in New Zealand and their 
European precedents are often characterised 
by a continuity of building height.  A continuous 
and consistent building height contributes to the 
coherence and enclosure of the streetscape, 
creating a comfortable and inhabitable space 
at a human scale.

Proposed alternatives to the existing 48m height 
limit are proposed in the Plan Change to provide 
a more targeted approach to delivering a well-
scaled streetscape with good solar access.

Guidelines:

+ Building mass, form and scale should generally 
be compatible with that existing in the street 
or precinct.  A height variation of one to three 
storeys within a street or block can provide 
some diversity and visual interest, however, 
continuity of height should be a guiding 
objective. 

+ New buildings should be encouraged to 
build to the maximum allowable height for 
the given location or precinct. This approach 
maximises the usable floor area and provides 
a sense of enclosure to the streetscape. 

+ Buildings with a larger bulk and mass than  
is typical in the street or precinct should be 
visually broken down into smaller components. 
For larger format and bulkier building 
forms with long street frontages, building 
modulation should give the impression that 
the façade is made of multiple finer-grained 
elements.  Breaking a large frontage down 
should provide more diversity, colour, texture 
and visual interest.

+ Blank walls on street frontages and prominent 
sidewalls should be avoided.  Active edges 
should be promoted to engage with the 
public realm.

 10: Bulk, Form & Scale

+ Overheight buildings should step down 
towards the street edge at intervals to 
integrate with the scale of existing built form.
 

+ Additional building height is often appropriate 
on key corner sites where a landmark building 
is desirable.  Additional height may also be 
appropriate where the intention is to frame 
a focal public space or provide an entry 
statement.   

+ Developments on key corner sites should 
also   explore options for additional set back 
at street level to provide a larger pedestrian 
area and well defined entry.

+ Façade elements such as awnings and 
verandahs should be continued around 
street corners.  Generally, a higher level 
of detailing, material quality and lighting 
should be expected for a corner site.  Corner 
buildings should relate effectively to both 
street frontages.
 

+ Narrow lots and building frontages are 
encouraged, particularly in the core retail 
streets and around key public spaces.   
Typically building frontages of 7 to 12 metres  
provide a rhythm, grain and variety that 
contribute to an attractive streetscape.

+ Building envelopes should be mapped to 
ensure that sunlight can reach the southside 
footpath of all east-west streets throughout the 
year.  Shadow diagrams should be produced 
for overheight buildings to demonstrate 
the potential effects on solar access to the 
street.

+ Where large format retail is proposed within 
the retail core or retail expansion precinct, 
it should be sleeved by smaller tenancies to 
create an active and fine grained edge to 
the street.

v



Recent developments in Taupo have shown 
that a variation of one to four stories can be 
accommodated without being incompatible with 
the scale of the existing streetscape.



An example from Perth shows how larger 
buildings can be broken down into smaller 
components to reduce the perception of 
bulk.

The breadth of Taupo’s retail streets and  low 
building height couple to create an expansive 
and uncomfortable scale.

Typical Parisian streets are well known for their 
human scale, utilising a uniform, medium rise 
building envelope and street trees to enclose 
the street.

Larger and bulkier retail formats (shown in 
orange) can be successfully integrated into 
the streetscape if sleeved with finer grain retail 
frontages.
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Guidance around the design of building 
façades and frontages is intended to achieve a 
higher degree of continuity, identity and rhythm 
to Taupo’s streetscapes without dictating 
architectural style and repressing innovative 
design outcomes.

Façades within the town centre are encouraged 
to achieve a fine grain streetscene with active 
edges, rhythm, human scale and architectural 
interest.

Guidelines: 

+ Provide frequent yet subtle architectural 
modulation, façade relief, openings and a mix 
of textures in building design to enhance the 
visual interest of the street / lane frontage.

+ Use durable, high quality building materials 
and details that will engage the eye of the 
pedestrian and express Taupo’s volcanic 
landscape and identity.

+ All visible building edges should be fully 
designed, avoiding any blank walls that are 
visible from streets and public spaces. 

+ Buildings should be designed to overlook the 
street and feed in to the activity in the public 
realm.

+ On retail streets, approximately 75% of the 
street level façade should be glazed to create 
a strong relationship with the street.  Other 
street frontages in the town centre should 
aim to achieve at least 50% glazing at street 
level.  Highly tinted or reflective glass should 
be avoided so that shoppers and passers-by 
can see easily inside.

+ Second floor façades throughout the 
town centre should also aim to maximise 
transparent and glazed surfaces.  A suitable 
target is 40-50% of glazing for walls facing the 
street or public spaces.

 11: Frontages

+ A continuous canopy or awning should be 
provided at street level along all pedestrian 
edges in the town centre.  Taupo has a 
number of examples of transparent canopies 
which provide shelter as well as allowing 
sunlight through to the footpath.

+ Entry points to buildings should be clearly 
demarcated and located for high visibility 
and ease of access.

+ Internal floor levels must be aligned with street 
level or as close as practical (no greater than 
500mm level change) to allow easy access 
and avoid the creation of a barrier.

+ Façades should make reference to local 
character and heritage and express the 
individual identities of the building occupants 
or function.  Public art, innovative use of 
materials and attention to detail should 
be encouraged to achieve a diverse and 
layered streetscape.

+ Signage should be as small as possible to 
avoid visual clutter and dominance (refer 
Guidelines Section 7).  Hanging or fascia-
style signage is encouraged to reduce the 
amount of footpath clutter.  Signage over 
glazed areas should be avoided.

v





Approximately three-quarters of the street 
level facade should be glazed to create a 
direct visual relationship with the street.

A continuous street canopy provides shelter 
and architectural continuity.  Glazed awnings 
as shown also provide better solar access.

Hanging or fascia-style signage as shown will reduce the amount of footpath clutter and provide a 
consistent appearance to the streetscape.

Numerous examples of street level frontages in the town centre that present blank walls to the street.
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Appendix B: Taupō District Plan Environment Zoning 

  



MAP PRODUCED FROM GEOCORTEX

The information  displayed has been  taken  from Taupo District  Council's
GIS  databases  and  maps.  It  is  made  available  in  good  faith,  but  its
accuracy  or  completeness  is  not  guaranteed.  Position  of  property
boundaries  are  INDICATIVE  only  and  must  not  be  used  for  legal
purposes.  Cadastral  information  sourced  from  Land  Information  New
Zealand.  Crown Copyright  Reserved. This  map is  not to be  reproduced
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Appendix C: Table of Taupō District Plan Rules 

  



 

The proposal fails the following performance standards in the Taupō District Plan: 
 

TAUPO TOWN CENTRE ENVIRONMENT (Section 4g) 
Performance Standards (4g.1) 
Performance 
Standard 

Requirement  Proposal 

4g.1.3 
Parking, 
Loading, and 
Access 
 

All access ways, loading 
provisions, and required on-
site car parking must be 
provided and designed in 
accordance with Section 6: 
Parking Loading and 
Access. 
 

As per below 

6.5.7 Vehicle 
Crossing 
Requirements 

Residential and Town 
Centre Environment 
<80km/hr 
• 1 crossing per allotment 
• 6m max width at boundary 
 

There is an existing vehicle crossing 
which provides access to Tūwharetoa 
Street and two vehicle crossings to 
Service Lane 6. The proposal will close off 
the existing Tūwharetoa Street crossing 
and the easternmost service lane 
crossing. 
 
The western service lane crossing will be 
retained, widened and improved to 
provide access for the loading space and 
basement access. This crossing will be a 
maximum width of 12.4m, exceeding this 
requirement by 6.4m. 
 

4g.1.6 
Maximum 
Earthworks  
  

i. No more than 2m vertical 
ground alteration in a new 
face or cut and/or fill. 
ii. No dust or silt nuisance 
beyond the boundaries of 
the allotment. 
 

The earthworks will involve a 7m deep 
excavation, exceeding this requirement 
by up to 5m in depth. This will take place 
over the full area of the site.  
  

4g.1.8 
Building 
Setback 
 

All buildings must be built up 
to the front boundary for the 
full length of the site 
frontage. There is no 
required setback from any 
other boundary. 
 

Tuwharetoa Street frontage 
The proposed building’s north elevation 
will be built up to the site frontage at 
ground level with the exception of 3m in 
the eastern corner where an entrance to 
the retail tenancy is proposed, which does 
not comply with this requirement. 
 
 
 
 
 



Service Lane frontage 
The proposed building’s southern 
elevation will not be built up to the full 
length of the site frontage with Service 
Lane 6 (legal road), which does not 
comply with this requirement. This will 
take place over the vehicle 
access/loading area, pedestrian steps 
and the slightly inset eastern corner.  
  

4g.1.9 
Maximum 
Building 
Height 
 

Total height of three (3) 
floors above ground level. 

The proposed building will feature six (6) 
floors (including the top level comprising a 
rooftop bar, spa, and restaurant). As such, 
this exceeds this requirement by three (3) 
floors.  
 
 

4g.1.10 Shop 
Frontage 
 

i. Buildings at ground floor 
level must contain windows 
for a minimum of 50% of the 
building frontage up to a 
maximum of 80 % of the 
building frontage along any 
road or identified laneway. 
 
ii. The minimum required 
window must be kept clear 
and may not be boarded up, 
painted or covered by 
signage. 
 

Service Lane frontage 
The proposed building contains no 
glazing along its frontage with Service 
Lane 6 (legal road), which does not 
comply with this requirement. 
 

4g.1.11 
Verandas 
 

All buildings must provide a 
veranda that extends the full 
length of the site frontage 
along any road or identified 
laneway; and 
i. Is no less than 3m in width 
or to the centreline of 
identified laneways, and 
ii. Is equipped with under 
veranda lighting sufficient to 
produce a minimum of 14 
lux at any point along the 
footpath for the full length of 
the veranda, and iii. Is 
maintained in working order. 
 
 
 

Service Lane frontage 
The proposed building has no veranda 
where it adjoins Service Lane 6 (legal 
road), which does not comply with this 
requirement. 
 
 



Land use Rules (4g.2) 
Rule Requirement  Proposal 
4g.2.3 Any activity which does not 

comply with any of the 
performance standards for 
permitted activities, is a 
restricted discretionary 
activity, with Council’s 
discretion being restricted 
to only the matters on non-
compliance specified in 
that standard. 

The proposal does not comply with the 
above performance standards for 
permitted activities and therefore this rule 
is applicable. The proposal shall be 
considered as a restricted discretionary 
activity. 

 



 

Appendix D: Aerial Map of buildings constructed and/or consented under current Town Centre 

provisions 

  



 

New office/gym building – 
Tuwharetoa St 

New Cinema 
building site 

Whitcoulls & 
Postie Plus site 

Chef’s Compliments site 



 

Appendix E: Certificate of Title containing Easement Instrument 



Identifier

Search Copy

Land Registration District
Date Issued 01 March 2012

South Auckland

COMPUTER FREEHOLD REGISTER
UNDER LAND TRANSFER ACT 1952

567767

Prior References
SA11B/1214 SA11B/1215

Interests
Subject to a (in gross) pedestrian right of way and a right to drain stormwater over part marked A on DP 452214
in favour of Taupo District Council created by Easement Instrument 9063846.2 - 10.5.2012 at 11:04 am
9373474.1 Variation of the conditions of the easement created by Easement Instrument 9063846.2 - 9.5.2013 at
3:20 pm

Proprietors
Cypress Capital Limited

Estate Fee Simple
Area 1102 square metres more or less
Legal Description Lot 1 Deposited Plan 448688

Transaction Id 53933824
Client Reference 18095 SH

Search Copy Dated 22/05/18 5:23 pm, Page 1 of 1
Register Only
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