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1. INTRODUCTION 

Qualifications and experience 

1.1 My full name is Robert James Pryor. I am a registered landscape architect 

and I have the qualifications and experience set out in my curriculum vitae 

which is attached as Annexure 1. 

1.2 I hold a Bachelor of Science degree in Psychology from Otago University 

(1980) and a post-graduate Diploma of Landscape Architecture from Lincoln 

University (1984). I am a registered member of the New Zealand Institute 

of Landscape Architects (‘NZILA’).  

1.3 I have over 30 years’ experience undertaking landscape assessments for 

clients in both the public and private sectors on a wide variety of major 

projects within a range of landscape settings. I have undertaken landscape 

and visual effects assessments and provided advice for the following relevant 

mixed-use developments: 

(a) Mission Bay Mixed-Use Development. 

(b) Walmsley Road Apartments and Terrace Housing Development. 

(c) George Street Apartments. 

(d) Milford Residential and Retail Development. 

(e) Union Green Apartments. 

(f) Edition Parnell. 

(g) Parkside Residences. 



(h) Great South Road SHA. 

(i) Lakewood Court Manukau. 

(j) Marua Residences Mt Wellington. 

(k) Great North Road SHA. 

(l) Mairangi Bay Apartments. 

(m) Beach Road Apartments. 

(n) Remuera Road Apartments. 

(o) The Point Apartments. 

(p) Sale Street Apartments. 

Involvement in the Project 

1.4 I was engaged by Cypress Capital Limited in May 2018 to undertake a 

landscape and visual effects assessment to inform and support the resource 

consent application for the project. 

1.5 I am familiar with the site and carried out investigations of the site and 

surrounding Taupō environs in May 2018. 

1.6 In preparing this evidence, I have: 

(a) Read the AEE and associated technical reports and plans, as relevant 

to my area of expertise. 

(b) Reviewed the submissions lodged, as relevant to my area of 

expertise.  

(c) Reviewed the Council Officers’ section 42A Planning Report dated 

November 2018. 

Purpose and scope of evidence 

1.7 The purpose of my evidence is to outline the findings of my Assessment of 

Landscape and Visual Effects (‘ALVE’) of the proposal.  

1.8 In that regard, my evidence will address the following matters: 

(a) Description of the project as it relates to visual and landscape matters 

(Section 3); 

(b) Description of the existing visual and landscape context for the site 

and surrounding environment (Section 4); 
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(c) Definition of visual and landscape effects and the extent of the visual 

catchment (Section 5); 

(d) Assessment having regard to relevant policy context (Section 6);  

(e) Assessment of urban design effects (Section 7); 

(f) Assessment of the landscape character and visual amenity effects of 

the proposal (Section 8); 

(g) Comment on matters raised in submissions (Section 9);  

(h) Comment on the Council Officers’ report (Section 10); and 

(i) Conclusions (Section 11). 

1.9 My evidence should be read alongside the evidence of Mr Ashley Allen, 

Architect, Walker Architects. 

1.10 A summary of my evidence is set out in Section 2 below. 

Expert Witness Code of Conduct 

1.11 I have been provided with a copy of the Code of Conduct for Expert Witnesses 

contained in the Environment Court’s 2014 Practice Note. I have read and 

agree to comply with that Code. This evidence is within my area of expertise, 

except where I state that I am relying upon the specified evidence of another 

person. I have not omitted to consider material facts known to me that might 

alter or detract from the opinions that I express. 

2. SUMMARY OF EVIDENCE  

Methodology 

2.1 I have undertaken an assessment of landscape and visual effects by 

reference to the visual catchment, viewing audience, selected viewpoints, 

and photo montages of the proposed development and in light of the policy 

guidance / direction contained in the Taupō District Plan. 

Site and surrounding urban context 

2.2 The application site is part of an established and varied commercial 

environment, within the town centre. The site and surrounding urban 

landscape has the capacity to visually absorb the landscape and visual effects 

of the development through the physical characteristics and prevailing 

commercial attributes and urban fabric within the Taupō Town Centre.  

Urban design effects 
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2.3 In urban design terms I consider that the development is appropriate in that 

it will create an identifiable landmark building and enhance the legibility of 

the town centre. Its location on the western side of the CBD in close 

proximity to the open space of the Taupō Domain and the expanse of 

Tongariro Street provides an appropriate setting and context for a building 

of this form and nature.  

Visual amenity and landscape effects 

2.4 The development will provide a continuous active edge to the street and the 

active building frontages onto the streets will add to the overall quality, 

character and vitality of the street edge and provide for increased passive 

surveillance. 

2.5 The proposed hotel development will have an impact on the visual and 

amenity values of the surrounding area but that must be seen in the context 

of the surrounding area. In my opinion, overall, the development will 

maintain the amenity values and enhance the quality of the environment.  

2.6 While the visual character and landscape qualities of the site and surrounding 

environs would change from a relatively dated low-rise suburban shopping 

area to a more upmarket development, the proposed building would allow 

for the potential to invigorate the site and result in an improved form of 

urban development.  This would be a positive change and potential impetus 

to improve the wider amenity values of the surrounding commercial area.  

2.7 The development will be highly visible from various locations in the 

surrounding urban environment due to its height, form and scale. The 

proposal will however, enhance the streetscape and interface with 

Tuwharetoa Street through the interactive street frontage and passive 

surveillance afforded by the hotels outlook over the street. The proposed 

building will provide an attractive and interesting frontage to the street and 

potential adverse effects on the amenity of the streetscape have been 

appropriately avoided. 

2.8 The building will have minimal adverse landscape or visual effects and can 

be readily accommodated in the prominent location. The architectural design 

of the building has reduced the bulk and scale of the building and addressed 

the prominent site in a sensitive and appropriate manner.  

2.9 The potential adverse effects upon the landscape character and visual 

amenity values will be minimised to an acceptable level and, on the whole, 

the building will be compatible with the surrounding existing and future 

planned urban environment.  
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2.10 The visual amenity and quality of the environment surrounding the site and 

wider Taupō environs will not be adversely affected by the development 

which has the potential to significantly enhance the streetscape and amenity 

values of the Taupō Town Centre. 

2.11 The development will have no adverse visual amenity or landscape effects 

on Taupō’s Outstanding Landscape Management Areas and Amenity 

Landscapes throughout the area and in particular Tapuaeharuru Bay and Mt 

Tauhara.  

2.12 Overall, I consider that the urban design, visual amenity and landscape 

effects of the proposed hotel development would be entirely acceptable in 

this urban context. The proposal could be visually accommodated within the 

landscape without adversely affecting the character, aesthetic value and 

integrity of the surrounding environment.  

3. PROJECT OVERVIEW 

3.1 The development is for a high quality hotel and mixed use development that 

takes advantage of the strategic location of the site whilst being sensitive to 

the surrounding commercial environment. 

3.2 The proposed development includes: 

(a) 7-level building with rooftop podium. 

(b) 3 levels of basement car parking. 

(c) Retail activities contained within the ground floor. 

(d) Hotel accommodation on levels 1-6. 

(e) Rooftop bar, spa and pool. 

3.3 The colour and material palette has been influenced by the assortment of 

different landscapes and materials in the greater Taupō landscape, including 

volcanic basalt, pine timber and pumiced concrete.  

3.4 Detailed plans, elevations, sections, architectural perspectives and 

photomontages are contained within the Walker Architects document titled 

‘Hotel Design for Cypress Capital Limited, dated 7 February 2018. 

4. THE SITE AND SURROUNDING ENVIRONMENT 

Landscape context: the site 
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4.1 The 1102m2 site is located at 29 Tuwharetoa Street on the southern side of 

the street. The site is currently sealed and utilised as a car park. Vegetation 

is sparse, comprising several deciduous and exotic trees and the car park 

medians contain low groundcover plantings. 

Landscape context: surrounding environment  

4.2 The surrounding environment is characterised by a mix of commercial 

activities with retail, office, hospitality and service facilities. 

4.3 In the immediate locality, I note that: 

(a) The streets are characterised by a regular grid layout with single lane 

carriageways and a predominance of angle car parking.  

(b) The blocks are serviced by a number of rear service lanes and the 

pedestrian laneway system provides mid-block access between the 

streets.  

(c) The strongly defined street system provides visual connections with 

the landscape beyond. Vistas towards the Central Plateau, Mount 

Tauhara, Maunganamu and the lake serve as organising elements for 

the urban area and these views orientate and provide structure to 

the town. 

(d) The town centre core is predominantly made up of single level 

buildings with a relatively small proportion of double and three level 

buildings dispersed throughout.  

(e) Beyond the central retail core built form tends to disperse, with larger 

building footprints, long stretches of vacant street frontage and less 

continuity. Larger, anchor retail stores are located on the periphery. 

(f) The Tongariro Domain is a large public open space with dual 

frontages to the lake and river and the focal point for the town. The 

Great Lake Centre, library, museum and art gallery, Court House, 

Rose Garden, bowling greens, tennis courts and playground are 

strategically located within the Domain.  

5. DEFINITION OF EFFECTS AND EXTENT OF VISUAL CATCHMENT 

5.1 Having outlined the existing visual and landscape context for the site and its 

surrounding area, this section of my evidence provides a description of 
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landscape and visual effects, followed by a consideration of the visual 

catchment and viewing audience for the site.  

Landscape effects 

5.2 Landscape effects take into consideration physical effects to the land 

resource and are primarily dependent on the landscape sensitivity of a site 

and its surrounds to accommodate change and development. Landscape 

sensitivity is influenced by landscape quality and vulnerability, or the extent 

to which landscape character, elements/features and values are at risk to 

change.  

5.3 Assessments of landscape effects therefore investigate the likely nature and 

scale of change to landscape elements and characteristics. Of relevance to 

considering the proposal’s landscape effects are its potential effects on 

landscape values and landscape character, each of which can be summarised 

as follows: 

(a) Landscape values relate to peoples aesthetic perception of the 

biophysical environment, including considerations such as 

naturalness, vividness, coherence, memorability and rarity; and  

(b) Landscape character results from a combination of physical elements 

together with aesthetic and perceptual aspects that combine to make 

an area distinct.  

5.4 The appropriate and accepted methodology for assessing the landscape 

effects of the proposal on its surrounding landscape in accordance with the 

NZILA Best Practice Guidelines 2010, is: 

(a) First, to establish the existing characteristics and values of the site 

and surrounding landscape; and  

(b) Then to assess the effects of the project on them, having regard to 

matters that are relevant in terms of the Resource Management Act 

1991 (“RMA”), including: 

(i) Relevant policy and planning instruments; and 

(ii) Cumulative effects of the development combined with 

existing developments. 
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Visual effects 

5.5 The assessment of visual effects analyses the perceptual (visual) response 

that any of the identified changes to the landscape may evoke, including 

effects relating to views and visual amenity. Visual sensitivity is influenced 

by a number of factors, including the visibility of a proposal, the nature and 

extent of the viewing audience, the visual qualities of the proposal, and the 

ability to integrate any changes within the landscape setting, where 

applicable.   

5.6 The nature and extent of visual effects are determined by a systematic 

analysis of the visual intrusion and qualitative change that a proposal may 

bring, specifically in relation to aesthetic considerations and visual character 

and amenity. 

5.7 The methodology used in this evidence is designed to assess the extent to 

which the proposal will have adverse visual effects on the nature and quality 

of the surrounding environment.  The process of analysing such effects 

involves: 

(a) Identification of the physical area or catchment from which the 

development would be visible; 

(b) Identification of the different viewing audiences that would be 

affected by the development; and 

(c) Evaluation of the visual effects from the development, taking into 

account the preceding analysis. 

5.8 The visual effects assessment has been undertaken using the following 

criteria: 

(a) Sensitivity of the view – the relative quality of views into the site, 

including landscape character and visual amenity values. 

(b) Viewpoint / perceptual factors – the type and size of population 

exposed to views into the site, the viewing distance to the site, and 

other factors which indicate its sensitivity in terms of both the viewing 

audience and the inherent exposure of the view towards the site due 

to its physical character.  

(c) Urban amenity – the impact of the development on the wider 

surrounding urban amenity.  
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(d) Urban form – the degree to which the development would fit into the 

existing urban context of the surrounding environs.  

(e) Visual intrusion / contrast – the intrusion into or obstruction of views 

to landscape features in the locality and beyond and the impact upon 

key landscape elements and patterns.  

(f) Mitigation potential – the extent to which any potential adverse 

effects of the development could be mitigated through integration 

into its surrounds by specific measures.  

The visual catchment and viewing audience 

5.9 The visual catchment is the physical area that would be exposed to the visual 

changes associated with the proposed development. The visual catchment is 

the area from which noticeable visual effects of development of the site are 

likely to be evident to any significant degree.  

5.10 The site in its current form has a relatively contained visual catchment due 

to the existing retail and commercial developments screening the bulk of the 

site from surrounding area. Close-up views are obtained from Tuwharetoa 

Street and service lane 6 in the immediate vicinity.  While current views are 

restricted from a number of locations, the height proposed for the hotel 

would result in development extending to a height of up to RL 28.80m.  This 

would increase the visual catchment and subsequent visual exposure of the 

site and the proposed hotel building. I make the following observations about 

views towards the application site: 

(a) The site’s location on Tuwharetoa Street results in a high level of 

visual exposure for pedestrians, cyclists and motorists travelling in 

both directions along the road in the vicinity of the site. 

(b) Views will be gained from surrounding parts of the town centre due 

to the height of the building. These will be highly variable dependant 

on viewer location and filtered or screened by the commercial 

developments, structures and vegetation obscuring views.  

(c) Recreational users of Tongariro South Domain will be exposed to 

views in proximity to Tuwharetoa Street, although the extensively 

vegetated Domain will mean that views from the majority of the 

reserve will be screened by the mature tree plantings. 

(d) Views towards the upper levels of the building will be gained from 

the surrounding roads, above the foreground of the surrounding 
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commercial developments. The surrounding residential area on the 

elevated slopes to the east and southeast will gain distant views 

within the context of the town centre urban fabric. Additionally, 

residential buildings, structures and vegetation within the line of sight 

will further filter or screen views for this audience. 

(e) Visitors entering Taupō along Lake Terrace and the Thermal Explorer 

Highway will obtain more distant views towards the site travelling 

along these roads. Recreational users of the lake, foreshore and 

lakeside reserves will be exposed to views from varying distances. 

Views will also be gained from parts of Acacia Bay and Mapara 

Heights. 

5.11 The viewing audience therefore encompasses the following groups: 

(a) Workers and shoppers within Tuwharetoa Street and the surrounding 

commercial area; 

(b) Motorists and pedestrians traveling along Tuwharetoa Street and 

service lane 6; 

(c) Motorists and pedestrians travelling along the surrounding streets; 

(d) Residents and visitors within the surrounding and more distant 

residential areas; 

(e) Recreational users and visitors to the facilities in Tongariro Domain; 

(f) Recreational users of the lake, foreshore and lakefront reserves; 

(g) Viewers within parts of Acacia Bay and Mapara Heights; and 

(h) Viewers on some of the surrounding elevated locations within the 

town centre. 

6. ASSESSMENT BY REFERENCE TO RELEVANT POLICY / PLAN CONTEXT 

6.1 The site falls within the Taupō Town Centre Environment. The relevant policy 

context contained in the Taupō District Plan provides useful guidance as to 

the factors which should be considered in assessing the project’s visual and 

landscape effects. This is outlined in detail in the evidence of Ms Catriona 

Eagles and I adopt her description for the purposes of my evidence.  

6.2 The 2011 Taupō Urban Commercial and Industrial Structure Plan (TUCISP) 

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 District Plan provisions relating to the Taupō Town Centre reflect the 

high level goals contained in the TUCISP.  
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6.3 The key objectives and policies from the District Plan which I have considered 

for the purposes of my assessment are: 

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; 
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. 

 

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 
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. 

Comment  

6.4 The character and amenity of the Town Centre Environment will be 

maintained and enhanced, by the development. The building relates to the 

street well and presents an active edge providing a high degree of visual 

interest and coherence 
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6.5 The building has been architecturally designed to provide a high level of 

visual quality and amenity. It addresses the Tuwharetoa Street frontage well 

through the use of extensive areas of glazing along the street level frontage. 

Both the hotel suites and the activity of the retail tenancies below will provide 

passive surveillance and a high level of activity to the streetscape.  

6.6 The proposed development responds well to the street and surrounding 

commercial and lakeside environment. The amenity values of the 

surrounding area will be retained and positively enhanced by the 

development. 

6.7 The building is of an appropriate form and scale for the prominent location 

and has been architecturally designed in consideration of its site context. A 

high standard of visual quality will be achieved from the surrounding streets 

through the architectural design and detailing of the building.  

6.8 The ground level of the building has been designed to interact with the street 

though the provision of the retail spaces fronting the street providing a good 

level of pedestrian interaction. There will be unimpeded 24-hour public 

access through the atrium linking Tuwharetoa Street to the service lane, 

enhancing the pedestrian laneway system and providing mid-block access 

between the streets. 

6.9 A high standard of visual quality will be achieved from the surrounding 

streets through the architectural design and detailing of the building. The 

hotel suites will provide a good level of passive surveillance overlooking the 

street and provide a greater level of activity to the streetscape. The design 

has enabled a good level of privacy, outlook and daylight access to the 

surrounding area. 

6.10 The development is of a high quality design and built form and will integrate 

well with the surrounding streetscape and buildings and contribute to the 

town centre's sense of place. The development will contribute positively to 

the surrounding amenity and achieve a high quality urban design outcome. 

The development has been comprehensively planned and designed and will 

provide an attractive landmark building with an active, safe and convenient 

pedestrian environment.  

Statutory Context Summary 

6.11 Through the above analysis I consider that the proposal is consistent with 

the landscape and visual amenity objectives and policies of the relevant 

statutory documents and when considered in totality is entirely acceptable 

in landscape and visual terms.  
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6.12 The proposed development will enhance the streetscape amenity and provide 

a more interactive edge along Tuwharetoa Street. The height and bulk of the 

building will not adversely affect the amenity of the surrounding streets or 

neighbouring properties. The mass and height results in an architectural 

statement entirely appropriate to the location. 

6.13 Overall, and having considered the purpose of the relevant provisions, it is 

my opinion that any potential adverse effects associated with the built form 

of the proposal can be considered to be minor and are acceptable in the 

context of the receiving environment. 

7. ASSESSMENT OF URBAN DESIGN EFFECTS 

7.1 In urban design terms, with regards to the context, function and form of the 

building and its relationship with the surrounding street and town centre I 

accept that the proposal is out of character with, and dissimilar to, the 

predominant single level commercial buildings that characterise the area. I 

accept that the proposal does not replicate the existing low rise town centre 

form. However, I disagree that this will of itself result in an adverse effect of 

concern in urban design terms, largely because the District Plan makes 

reference to the planned urban built character of the environment, not the 

historical or existing character of the environment. 

7.2 Zones are not frozen in time, and there is recognition in the District Plan that 

growth will occur and urban landscapes will change significantly as a result. 

The 2011 Taupō Urban Commercial and Industrial Structure Plan (‘TUCISP’) 

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 District Plan provisions relating to the Taupō Town Centre reflect the 

high level goals contained in the TUCISP.  

7.3 There is a strong emphasis on achieving quality urban design outcomes in 

the TUCISP, 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. 

7.4 In terms of built form, the TUCISP aims to achieve a sustainable and compact 

urban form that projects a distinct image, promotes an active and vibrant 

street edge and improves architectural quality. 
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7.5 The explanation following the objectives and policies for the Town Centre 

Environment 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 land mark building, without necessarily detracting from 

the scale and character of the remaining town centre. 

7.6 In addition, the Urban Design Study prepared in 2009 for the Taupō Urban 

Commercial and Industrial Structure Plan notes that: 

‘While very tall buildings are likely to be inappropriate in Taupō, an increased height 

in the town centre would be a positive outcome in terms of legibility.  

7.7 I concur with these comments. In urban design terms I also consider that 

the development is appropriate in that: 

(a) It will create an identifiable landmark building and enhance the 

legibility of the town centre; 

(b) Its location on the western side of the CBD in close proximity to the 

open space of the Taupō Domain and the expanse of Tongariro Street 

provides an appropriate setting and context for a landmark building; 

(c) It provides a continuous active edge to the street. The active building 

frontages onto the streets will add to the overall quality, character 

and vitality of the street edge and provide for increased passive 

surveillance; 

(d) It will promote safe and effective management of vehicles and 

pedestrians with service and vehicle access from the south via the 

service lane and car parking is located within the basement levels; 

(e) A legible and highly permeable movement network for pedestrians 

will be created through the unimpeded 24-hour public access through 

the atrium linking Tuwharetoa Street to the service lane, enhancing 

the pedestrian laneway system and providing mid-block access 

between the streets; 

(f) The building has been designed to incorporate subtle architectural 

modulation, façade relief, openings and a mix of textures in building 

design to enhance the visual interest of the street frontage; 
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(g) The building utilises durable, high quality building materials and 

details that will engage the eye of the pedestrian and express Taupō’s 

volcanic landscape and identity; 

(h) All visible building edges have been designed, avoiding any blank 

walls that are visible from streets and public spaces; 

(i) A continuous canopy has been provided at street level for all weather 

shelter; and 

(j) The entry points to the building has been clearly demarcated and 

located for high visibility and ease of access. 

8. ASSESSMENT OF THE LANDSCAPE AND VISUAL EFFECTS 

8.1 As outlined above, the potential visual and landscape effects of the 

development have been assessed by using both descriptive and analytical 

means. The analysis has taken into consideration the potential views from 

the surrounding properties, roads and public places.  

8.2 A detailed assessment and analysis of potential effects has been carried out 

using the Visual Effects Matrix attached as Annexure 2. It covers aspects 

such as the sensitivity of the view to change, the size of the viewing audience 

that would be affected, the legibility of the development, how well the 

development integrates with its surroundings and whether or not the 

development will protrude into any existing views. 

8.3 LA4’s assessment of effects uses the recognised NZILA 7-point scale 

assessment rating, as follows: 

(a) Negligible.  

(b) Very Low.   

(c) Low. 

(d) Moderate.   

(e) High.   

(f) Very High.   

(g) Extreme. 

8.4 With respect to comparable planning or RMA terminology, effects: 

(a) “High” to “Extreme” world be considered “more than minor”;  

(b) “Low to moderate” would be “minor”; and  

(c) “Very Low” or “Negligible” would be less than minor.  
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8.5 In this section I summarise the outcomes of my assessment as to the 

potential landscape and visual amenity effects from the development.  

Visual amenity effects 

8.6 The development will potentially have visual amenity effects to the following 

key areas: 

(a) Adjoining properties and streetscape. 

(b) Town centre. 

(c) Urban area. 

(d) Surrounding road network. 

(e) Lake and foreshore areas. 

8.7 I consider those potential effects in turn, as follows.  

Adjoining properties 

8.8 The immediately adjoining properties to the site and those on the northern 

side of Tuwharetoa Street and to the south of service lane 6 will be most 

affected by the development. For this viewing audience the existing outlook 

will change noticeably from a largely undeveloped site to views 

encompassing a large hotel development. 

8.9 Although this will constitute a significant change to the existing character of 

the site, I consider that the change is appropriate for the site. The high-

quality architectural design and interactive street frontage will ensure that a 

high level of amenity is achieved. 

8.10 The hotel will introduce a new built form of development with superior 

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

viewed in the context of the surrounding town centre and commercial 

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

8.11 In terms of the visual bulk of the building, the combination of the setback of 

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

the building and reduces its visual scale. 

8.12 While a larger and more prominent development has been introduced into 

the streetscape, it would be viewed in the context of the existing surrounding 

commercial town centre activities.  The form and height of development 

would create a prominent landmark identifying the town centre.  In visual 
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terms the development would add coherence and interest to the overall 

streetscape that is currently lacking.  

8.13 The form and scale of development proposed is appropriate given the 

linearity and wide expanse of the road and diversity of elements within the 

surrounding area.  The development would not detract from the amenity of 

the surrounding area which is influenced by the commercial, vehicular and 

pedestrian activities along Tuwharetoa Street. 

8.14 The proposed design has incorporated architectural modulation, façade 

relief, openings and a mix of textures in building design to enhance the visual 

interest of the building and interface with the street. High quality and durable 

building materials have been utilised to express Taupō’s volcanic landscape 

and identity. 

8.15 Overall, I consider that the visual effects for the adjoining properties and 

Tuwharetoa streetscape will be moderate, however entirely appropriate in 

light of the site’s location within the town centre, the width and expanse of 

the street and the high quality architectural design and detailing of the 

building.  

Town Centre  

8.16 From town centre locations development within the site would form a new 

landmark on the skyline from these viewing locations.  Development would 

be viewed and perceived as a component of the established town centre and 

would, therefore, not appear incongruous in this commercial environment.  

In the overall scale of the views from these locations, development within 

the site would sit comfortably into the townscape vista. 

8.17 As illustrated in the viewpoints and photomontages, the vegetated 

characteristics of the town centre and environs results in views being highly 

variable towards the site. From the intersection of Kaimanawa Street and 

Lake Terrace (Viewpoint 1) views will be largely screened by the mature 

tree plantings in the line of sight as illustrated in the photomontage. The 

building sits well below the more sensitive skyline ridge and sits comfortably 

into the surrounding urban context. 

8.18 From Heuheu Street looking directly down the laneway (Viewpoint 2) the 

hotel effectively bookends the lane and provides a level of interest. 

8.19 From the intersection of Tuwharetoa Street and Tongariro Street (Viewpoint 

3) the hotel would be readily recognisable due to the proposed height.  The 

view towards the site, however, has the capacity to accommodate additional 
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development of the form and nature proposed due to the width and expanse 

of both Tuwharetoa and Tongariro Streets and proximity of the site to the 

four level Base Backpackers hostel.  

8.20 Viewpoint 4 is taken from the corner of Ruapehu and Heuheu Street, 

Viewpoint 5 is taken from Ruapehu Street, Viewpoint 6 from the corner 

of Ruapehu Street and Heuheu Street and Viewpoint 7 from Ruapehu and 

Spa Roads. The photomontages clearly illustrate that while the building will 

be visible, it will not adversely affect the visual amenity values of the 

streetscape. The building will form an identifiable and legible landmark in the 

town centre, which is currently lacking. While the existing town centre is 

currently characterised by low-rise development, the future planning context 

for the CBD area anticipates development up to 2-3 storeys in height. This 

will have a significant effect on the existing visual character of the area. 

8.21 From Tongariro North Domain (Viewpoint 8) the reserve plantings will 

provide a high level of screening (albeit not considered necessary). From 

closer viewing locations the hotel will be viewed within the town centre 

context.  

8.22 From Ferry Road / Lakefront Reserve (Viewpoint 9) the built characteristics 

of the commercial area prevail and the building, albeit of greater height and 

scale will sit comfortably behind the lower foreground commercial 

developments. 

8.23 From Tongariro Domain (Viewpoint 10) the development sits comfortably 

into the surrounding town centre environs. While the development would 

introduce a new, contemporary and taller form of development into the town 

centre, it would be entirely appropriate in this location.    

8.24 The proposed development would be of an appropriate form and scale for 

the town centre and significantly enhance the streetscape currently 

dominated by the low-rise and somewhat dated retail developments flanking 

either side of the street. The development would provide an interactive and 

attractive interface with Tuwharetoa Street, which is currently lacking within 

the streetscape.  

8.25 While the proposed redevelopment of the site would form a distinctive 

change in the nature of this view, its form and scale would be appropriate 

when viewed in the context of the surrounding commercially dominated 

environment.  
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8.26 Overall, I consider that the visual effects from within the town centre would 

be low to moderate dependent on location and proximity in the context of 

the urban environment. The hotel would be viewed as an integral and more 

contemporary component of the town centre.  

Urban area 

8.27 Views from the surrounding urban area will be highly variable due to the 

elevation and orientation of the viewer, screening or filtering elements in the 

line of sight and viewing distance. 

8.28 Viewed from the elevated residential area on the north western slopes of 

Taupō the extensive mature tree plantings within Tongariro Domain create 

a vegetated screen towards the site. Viewpoint 11 is taken from the 

intersection of Noble Street and Morrison Street looking in a south easterly 

direction across the foreground of the Nukuhau Boat Ramp Reserve. As 

illustrated, the trees within Tongariro Domain screen views towards the site. 

The increased height of the hotel building may result in parts of the upper 

levels being visible from here, however, will be seen behind the foreground 

plantings and not appear incongruous in the context of the view which 

includes the Great Lake Centre, Police Station, District Court, museum and 

art gallery and the industrial buildings within the boat ramp reserve. 

8.29 More elevated views will be gained from the residential area higher up the 

slopes. Viewpoint 12 is taken from the intersection of Kaihua Road and 

Ngaio Place, from a distance of approximately 1.1km away. From this 

elevation and viewing distance the view is panoramic, encompassing the 

town centre, lake, Maunganamu, the residential area on the eastern side of 

the lake and backdrop Kaimanawa Ranges. The Great Lake Centre is visible 

above the trees with its distinctive and rather utilitarian roof form. From here 

the upper levels will be viewed above the Great Lake Centre and appear as 

an integral component of the town centre. 

8.30 Similarly, from the Scenic Lookout (Viewpoint 13) the view is extensive, 

across the foreground of the residential area, town centre, lake and beyond 

to the Kaimanawa Ranges. Again, from here the Great Lake Centre is visible 

in amongst the trees. From this viewing angle and orientation, the majority 

of the building is screened behind the large tree within the line of sight.  

8.31 The proposal will have a minimal impact on views to key landscape features 

in the area. The diverse and dramatic landscape elements of Taupō – crater 

lake, volcanic landforms and the broader rural setting will be unaffected by 

the proposed hotel. 
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8.32 Viewed from the urban area to the southeast, views are again expansive, 

encompassing the lake, town centre, residential area and beyond to the rural 

slopes and backdrop hills. Viewpoint 14 is taken from the intersection of 

Korimako Road and Boundary Road and illustrates these visual 

characteristics. The development will have low to negligible visual effects 

from these areas. 

Surrounding road network 

8.33 Although a large audience, the users of the surrounding road network are 

unlikely to be particularly sensitive to future development, as they will be 

transient and have fleeting views of only portions of the hotel development 

whilst moving through a highly modified landscape.  

8.34 Viewpoint 15 is elevated and taken from Mapara Road looking in a north 

easterly direction towards the site from a distance of approximately 4km 

away. From this viewing distance the built development within the town 

centre merges into the backdrop of the more elevated northern slopes.  From 

here the development will be difficult to perceive from the surrounding town 

centre fabric. 

8.35 Viewpoint 16 is taken from the intersection of Lake Terrace and Mere Road 

looking northwest towards the site from a distance of approximately 1.7km 

away. From here the site is screened from view behind the mature tree 

plantings. The upper levels of the building will be visible to varying degrees 

from here but as illustrated in the photomontage, viewed sitting below the 

background skyline ridge. The contrasting characteristics of the view are 

evident here with linearity of the road corridor providing a sharp division 

between the natural character values of the lake and highly modified 

characteristics of the town environment.   

8.36 There will be no intrusion into or obstruction of views to landscape features 

in the locality and beyond or any impact upon key landscape elements and 

patterns. The backdrop slopes will remain prominent on the skyline. The 

development will again be viewed as an integral component of the town 

centre and fit seamlessly into the lakeside environment. 

8.37 Entering into Taupō from the north travelling along the Thermal Explorer, 

views will be largely screened by residential buildings and vegetation within 

the line of sight as depicted in Viewpoint 17. From this elevated location 

the viewer’s eye is drawn towards the panoramic lake and mountain views. 



Page 21 

 

8.38 Overall, I consider that the visual effects for the road users will be very low 

in cognisance of the existing road corridor characteristics, screening 

elements within the view and the viewers’ transient nature.  

Lake and foreshore areas 

8.39 From more distant lake and foreshore locations development within the site 

would be viewed again to varying degrees dependant on location and 

distance from the site. Views from foreshore locations around Tapuaeharuru 

Bay are extensive, encompassing the dramatic lake landscape with its 

horizontal expanse of ever changing water depending on wind, sunlight and 

seasonal variation. The viewer’s eye is drawn to the interface between the 

land and water and land and skyline.  

8.40 The development will be very difficult to see from Wharewaka Point, being 

in excess of 4.5km away. From this distance the building will merge into the 

surrounding town centre environs and sit well below the rural backdrop hills. 

8.41 Similarly, from Three Mile Bay, it will be difficult to distinguish the building 

from the surrounding built environment and vegetated setting of the 

lakefront. Viewpoint 18 is taken from Three Mile Bay at a distance of 3.5km 

away and Viewpoint 19 is from Waipahi Bay at 2.5km distance. As 

illustrated, these views are diverse, extending across the foreshore and lake 

towards the town centre and lakefront. The development will be viewed (if 

the viewer is focussing on it) as a taller built element within the town centre 

fabric.  

8.42 As illustrated in the photomontage from Viewpoint 20 from the lakefront, 

the development is difficult to see and sits very comfortably into the 

surrounding town centre environs. The development would be viewed as a 

new and taller form of development within the town centre and act as an 

identifier for the area.   

8.43 Viewpoint 21 is a closer view from the foreshore in the vicinity of Warm 

Water Lake. Vegetation within the Lakefront Reserve and township is 

dominant and provides a good level of screening towards the built 

development within the town centre. From here the hotel will be viewed 

sitting in amongst the mature tree plantings and will be well integrated into 

the urban setting. 

8.44 Viewpoint 22 is taken from the Acacia Bay South boat ramp and Viewpoint 

23 from Te Kopua Point on the western foreshore of Tapuaeharuru Bay. 

These views are from between 3.5km and 4.5km away. Similar views may 

be gained from the water and from parts of the residential area within Acacia 
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Bay and surroundings. From here the viewer’s eye is drawn across the lake 

to the iconic Mt Tauhara. The built infrastructure of the township set within 

the vegetated setting is subservient to the majestic natural landscapes within 

the view. From here the development will be difficult to pick out from the 

surrounding town centre environs, again sitting well below the skyline ridge.   

8.45 Recreational users of the lake including boaties, kayakers and swimmers will 

have varying views towards the proposal dependant on their proximity on 

the water. Viewed from water locations beyond approximately 250m out 

from the foreshore, the hotel will be viewed sitting below the backdrop rural 

hills. From closer viewing locations the hotel building may be viewed 

extending into the skyline. These views will either be foregrounded or side 

dropped by the existing mature tree plantings along the Lakefront Reserve 

and within Tongariro Domain. From these closer locations the hotel will form 

a new landmark on the skyline. Development would be viewed and perceived 

as an identifiable component of the town centre and would not appear 

incongruous in the commercial environment.  In the overall scale of the views 

from these water locations development within the site would sit comfortably 

into the town centre vista. 

8.46 Overall, I consider that the visual effects for viewers on the lake, lakefront 

and foreshore areas will be low in cognisance of the extensive and panoramic 

views of the wider volcanic landforms, expanse of water and subservient 

characteristics of the town centre within which the development will sit. 

Summary of visual effects 

8.47 As demonstrated in the above analysis, 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.    

8.48 From locations close to the site the building will be prominent due to the 

proposed height and proximity to the viewer. The development will introduce 

a new built form of superior character and scale than currently existing. It 

will be seen however in the context of the surrounding commercial and retail 

area and viewed as an integral component of the town centre. 

8.49 The development would give a strong sense of identity to the town centre 

which is currently lacking.  The development would provide a strong and 

interactive edge to the Tuwharetoa streetscape and positively change the 
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existing utilitarian character of the streetscape to one befitting the high level 

of exposure not currently experienced.  

8.50 The hotel design including architectural treatment, materials, building form 

and detailing and articulation will ensure that the development would 

contribute positively to the surrounding environment, would have high 

aesthetic values and add to the character and amenity of the streetscape.   

8.51 Change in visual character is not necessarily an adverse effect and taller 

buildings, if well designed, can have positive visual outcomes. In urban 

terms, redevelopment of the site would lift the amenity of the site and 

surrounding area and provide an impetus for further revitalisation of the 

town centre. The form and scale of development is entirely appropriate 

within the surrounding commercial setting.  

8.52 While the existing town centre is currently characterised by low-rise 

development, the future planning context for the CBD area anticipates 

development up to 2-3 storeys in height. This will have a significant effect 

on the existing visual character of the area. 

8.53 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. COMMENTS ON MATTERS RAISED IN SUBMISSIONS 

9.1 I have read the submissions lodged in relation to the Project as relevant to 

my area of expertise. The submissions relating to visual, landscape and 

amenity effects can be broadly defined as follows:  

(a) Height, bulk and dominance; and 

(b) Visual amenity to the town centre area. 

9.2 I will address each of these in turn.  

Height, bulk and dominance 

9.3 In my opinion, the height of the building and bulk is appropriate given the 

site context and location within the Taupō town centre area. The building is 
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of an appropriate form and scale for the location and has been designed in 

consideration of its site context. In terms of the visual bulk of the building, 

the combination of the setback of the upper level and the articulation of the 

building facades visually modulates the building and reduces its visual scale. 

The visual dominance of the building is further reduced by the architectural 

response. 

9.4 I consider that a number of the submitters are basing their opinions on the 

current, predominantly low-rise character of the town centre without 

cognisance of the future planning context for the CBD area which anticipates 

development up to 2-3 storeys in height. This will have a significant effect 

on the existing visual character of the area into which the hotel will 

comfortably sit. 

Visual amenity to the town centre area 

9.5 Several submitters are concerned at the adverse effects on the visual 

amenity and outlook experienced from within the town centre. 

9.6 The visual amenity values of the town centre have been addressed by the 

architectural response adopted. The building has been articulated in its form 

to reduce potential height, scale and dominance effects. The colour and 

material palette is restrained and distinctly urban in look and has been 

influenced by the assortment of different landscapes and materials in the 

greater Taupō landscape, including volcanic basalt, pine timber and pumiced 

concrete.  

9.7 A high standard of visual quality will be achieved from the surrounding town 

centre and streets through the architectural design and detailing of the 

building.  

10. COMMENTS ON MATTERS RAISED IN THE OFFICER’S REPORT 

10.1 I have read the section 42A Officer’s Report as relevant to my area of 

expertise. 

10.2 In terms of visual effects, the report notes (Agenda page 26): 

"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 Taupō Town Centre and its 
peripheries will be mitigated to a level appropriate for this 
particular location in the Taupō Town Centre. 
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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.” 

10.3 I concur with this conclusion.   

10.4 In relation to outlook, visual dominance and privacy effects, the report 

considers 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. 

10.5 In relation to shading effects, the report also considers 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. 

10.6 I concur with the findings of the report that the application for land use 

consent to establish and operate an 8-storey hotel on the application site 

should be granted. 

10.7 The report includes recommended conditions of consent. Condition 2 

requires that: 

“An urban design assessment incorporating CPTED (Crime 
Prevention through Environmental Design) shall be 
undertaken and provided to Taupō 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 Taupō 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.] 

10.8 I consider that the recommended conditions are appropriate for a project of 

this nature.  

11. CONCLUSION 

11.1 Overall, I consider that: 

(a) The visual and landscape effects of the proposed development would 

be minor;  
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(b) The proposed hotel development could be visually accommodated 

within the landscape without adversely affecting the character, 

aesthetic value and integrity of the surrounding environment; and  

(c) The proposed hotel development is consistent with the landscape and 

visual amenity objectives and policies of the Taupō District Plan. 

 

Robert James Pryor 

29 November 2018 
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 ANNEXURE 1: CIRRICULUM VITAE 
 

 

LA4 Landscape Architects 
  
LA4 Landscape Architects Ltd is an Auckland based company that has established 
itself as a leading exponent of landscape architecture, urban planning and 
environmental assessment throughout New Zealand over the past 30 years. Since 
its formation in 1988, LA4 has established itself as a dynamic and leading exponent 
of landscape architecture in New Zealand. 
 
Comprising a relatively small but dedicated team, LA4 is able to offer a wide range of 
skills and considerable experience in all facets of landscape architecture and 
planning as well as a personalised and professional service.  The company's two 
directors – Rob Pryor and Jason Hogan have a combined experience as qualified landscape 
architects of over 60 years.  
 
LA4 is able to offer a wide range of skills and considerable experience in all facets of landscape 
architecture.  As well as award winning work in environmental planning and assessment we 
have considerable expertise in landscape design, site planning, urban design, project 
management and as expert witnesses. 
 
The company’s broad skill base and experience is reflected in our holistic and integrated 
approach to planning and design which allows us to successfully undertake a wide variety and 
scale of projects from inception through design to implementation.   
 
We understand that successful planning and design relies on combining an understanding of 
the needs and aspirations of the client and community with a thorough knowledge of the 
physical, visual, historic, and cultural qualities of the individual site. 
 
As team players we are frequently members of joint venture, multi-disciplinary professional 
groups brought together for large-scale projects.  We also regularly form teams of professionals 
to include the specialist skills required by our clients.  LA4 has considerable experience of 
working with as part of multi-disciplinary teams, local communities, iwi, local and regional 
authorities, individuals and corporate clients throughout New Zealand.  
 
We bring insight, experience, creative excellence and professionalism and personalised service 
to all our projects. 
 
LA4 and the Auckland Council project team were winners of the 2012 Auckland Council 
‘Consultation and Engagement Awards’ for their public consultation strategy for the Crossfield 
Reserve, Glover Park and Madills Farm Masterplan project. 
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   ROB PRYOR  Director 
 
Qualifications 
Bachelor of Science Degree (Psychology) – Otago University (1982) 
Diploma of Landscape Architecture – Lincoln University (1984) 
Registered Member, New Zealand Institute of Landscape Architects  
Member, Resource Management Law Association 
Member, Urban Design Forum 
 
Background 
1996 – Present: Director, LA4 Landscape Architects, Auckland 
1993 – 1996: Landscape Architect, LA4 Landscape Architects, Auckland 
1989 – 1993: Director, Bannatyne Pryor Associates, Wellington 
1984 – 1989: Landscape Architect, Wellington City Council, Wellington 
 
Skills and Experience 
Rob has over thirty years’ experience as a practicing landscape architect, including five years as 
Landscape Architect for Wellington City Council and four years as director of the Wellington 
consultancy Bannatyne Pryor Associates. He has been involved in a wide variety of local 
authority, public and private sector work. He has been involved in a wide variety of local authority, 
public and private sector work and has had a longstanding involvement in landscape 
assessments, visual and landscape effects assessments, reserve management planning and 
precinct planning and urban design projects.  
 
Rob specialises in landscape and visual effects assessments and has been involved in a number 
of large infrastructure projects, roading developments, marine farms and large scale commercial 
development including the North Shore Wastewater Treatment Plant, Mangere Wastewater 
Treatment Plant, Waikato River Water Source, Regional Prisons – site selection, marine farms, 
subdivisions and telecommunications facilities. This work has also included providing advice on 
landscape treatment and mitigation measures to reduce any adverse visual and landscape 
effects of development.    
 
Rob has been involved in a number of Plan Change applications and peer reviews of landscape 
impact assessments and is very familiar with the Resource Consent and appeals process having 
prepared numerous applications for North Shore City, Auckland City, Waitakere City, Taupo 
District, Far North District, Whangarei, Marlborough and Taupo District Councils.  
 
He has prepared evidence for and appeared before numerous Council, Environment Court and 
Board of Inquiry hearings in relation to landscape, visual and amenity effects on the environment.  
 
Fields of Special Competence 
Landscape and Visual Effects Assessment 
Landscape Planning and Design 
Urban Design 
Open Space and Recreation Planning 
Contract Documentation 
Contract Administration 
Project Management 
Expert Witness 
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Relevant Experience – Landscape and Visual Effects Assessments: 
 

Institutional Developments 
▪ AUT City Campus 
▪ University of Auckland Tamaki Campus  
▪ Middlemore Hospital 
▪ Middlemore Woman’s Health 
▪ North Shore Hospital Elective Surgical Centre 
▪ Auckland Memorial Park 
▪ Springhill Men’s Corrections Facility 
▪ South Auckland Women’s Corrections Facility 
▪ Summerset at St Johns 
▪ Molly Ryan Retirement Village 
▪ Arvida Aria Bay Retirement Village 
▪ Aria Park Retirement Village 
▪ Bethesda Retirement Village 
▪ Copper Crest Retirement Village 
▪ Wiri Men’s Prison 
▪ O-I Glass 
▪ Orica Mining Services 

Large Scale Commercial Developments 
▪ Milford Retail and Residential Development 
▪ George Street Apartments 
▪ Milford Town Centre Private Plan Change 
▪ Progressive Enterprises 

- Palmerston North 
- Hastings 
- Havelock 
- Regent 
- Onetangi 
- Warkworth 
- Peachgrove 
- Whitianga 
- Papakowhai 
- Hobsonville 
- Rotorua 

▪ Beachlands Village Business Centre 
▪ Hobsonville Village Centre 
▪ Highbury Shopping Centre Private Plan Change 
▪ St Lukes Private Plan Change 
▪ North Shore Hospital Private Plan Change 
▪ Massey North Town Centre 
▪ Matakana Estate 
▪ Bunnings Queenstown 
▪ Craddock Farms 

Coastal Developments 
▪ Matiatia Marina 
▪ Murrays Bay Stormwater Outfall 
▪ Murrays Bay Sailing Club 
▪ Marine Farms – Marlborough, Southland, Coromandel, Otago and Wellington  
▪ Coastal Subdivisions 
▪ Owhanake Bay 
▪ Matauwhi Wharf 
▪ Karekare Surf Club 
▪ Half Moon Bay Ferry Terminal 
▪ Piers 3 and 4 Relocation 
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Motorways, Roading and Transport Networks 
▪ Puhoi to Wellsford RoN’s Motorway 
▪ Glen Innes to Tamaki Drive Cycleway 
▪ Beach Road Cycleway 
▪ Quay Street Cycleway 
▪ New Lynn to Waterview Cycleway 
▪ Waterview Connection Shared Path 
▪ AMETI Phase 1 and 1A 
▪ AMETI Phase 2 
▪ SH26 Ruakura Interchange 
▪ Newmarket Railway Level Crossing 
▪ Dominion Road Transport Designation 
▪ Waikato Expressway (Hamilton Section) 
▪ Southern Links Hamilton 
▪ Wairere Drive Interchange 
▪ Tamahere East-West Link 
▪ Te Atatu Road Widening 
▪ Bombay Motorway Service Centre 
▪ Central Rail Link Overpass 
▪ Auckland Domain Rail Designation 
 
Public Infrastructure 
▪ Watercare Northern Interceptor 
▪ Wiri Oil Services – oil terminal expansion 
▪ Orica Mining Services 
▪ Vector Broadband Fibre Network Rollout 
▪ Waikato River Water Source 
▪ Vortec Wind Turbine  
▪ Mangere Wastewater Treatment Plant  
▪ Project Rosedale – North Shore Wastewater Treatment Plant 
▪ Telecommunication Networks – Vodafone, Telecom and BCL 
▪ Hunua No. 4 Watermain 
▪ Ravensdown Fertiliser Te Puke 
▪ Metservice Northland Radar 
▪ Southdown Cogeneration Plant 
▪ Kordia Trans-Tasman Cable 
▪ Unison Networks Rotorua 
 
Proposed Auckland Unitary Plan – Evidence  
▪ Topic 020 – Volcanic Viewshafts 
▪ Topic 016 and 017 – Rural Urban Boundary North/West and RUB South 
▪ Topic 050 – City Centre 
▪ Topic 078 – Building Height 
▪ Topic 081 Rezoning and Precincts (Geographical Areas) 
 
Special Housing Areas – Auckland Unitary Plan 
▪ Auranga A and B 
▪ Kingseat Village 
▪ McRobbie Road  
▪ Great South Road  
▪ Barrack Road 
▪ Bremner Road 
▪ Red Hills  
▪ Oruarangi  
▪ Northridge Estates – Flatbush  
▪ Beachlands Multi-Housing 
▪ Sale Street Apartments 
▪ Pokeno 
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Quarries and Cleanfills 
▪ Te Arai Quarry 
▪ Drury Quarry Expansion 
▪ Huntly Quarry Expansions 
▪ Emerald Downs Gravel Extraction Plant 
▪ Brookby Road Cleanfill 
▪ Petersons Road Cleanfill 
▪ Twilight Road 
▪ Brookby Cleanfill 
▪ Petersons Road 
 
Corporates 
▪ Progressive Enterprises Developments 
▪ Z Energy Developments 
 
Recreational 
▪ Wairakei Golf and Sanctuary 
▪ Whakapapa and Turoa Ski Areas 
▪ Cable Bay Winery 
▪ Waiheke Golf Club Course Development 
▪ Northern Rock Climbing 

 

Rural Subdivisions 
▪ Awaroa River Road 
▪ Taraunui Road 
▪ Tudehope Road  
▪ Albany Heights 
▪ Hibiscus Coast Highway 
▪ Royden Drive Rautangata 
▪ Waikopua Whitford 
▪ Monument Road Clevedon 
▪ Oaia Road Muriwai 
▪ Point View Drive 
 
Apartments 
▪ Edition Parnell 
▪ Great South Road 
▪ Parkside Residences 
▪ Lakewood Court 
▪ Marua Residences 
▪ Great North Road 
▪ Mairangi Bay 
▪ Beach Road 
▪ Remuera Road 
▪ Mission Bay 
▪ Walmsley Road 
▪ George Street 
▪ Union Green 
▪ The Point 
▪ Milford Residential 
▪ Sale Street 
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 ANNEXURE 2: VISUAL EFFECTS MATRIX 
 

 
Use of a matrix offers one way in which the various facets of visual change - 

qualitative change, visual contrast etc. - can be pulled together and evaluated in 

a way which gives due weight to each.  This matrix was designed to measure the 

scale of no or low visual effects through to high visual effects.  

 

The assessment matrix is broken into two stages. The first involves looking at 

the existing situation and assessing the visual quality and sensitivity of the 

present view to change.  This is followed by an evaluation of the changes 

associated with the proposed development.  Key issues or variables are 

addressed within each stage and ratings for these are eventually combined to 

provide a composite visual effects rating. Set out below is the basic structure, 

showing what these key variables are and how they are arranged: 

 

PART A - SENSITIVITY OF THE VIEW AND SITE TO CHANGE  

 

A1. Analysis of the view's Visual Quality is carried out on the basis that 

higher quality views are more sensitive to potential disruption and degradation 

than poorer quality views.  

 

A2. Analysis of the view's Visual Absorption Capability is an evaluation of 

the degree to which a view is predisposed, or otherwise, to change by virtue of 

its land uses and/or screening elements and will either accommodate change or 

make it stand out from its setting.     

 

A3. Analysis of Perceptual Factors. In this section the type and size of 

population represented by the viewpoint, the viewing distance to the 

development site and other factors which indicate its sensitivity in terms of both 

viewing audience and the inherent exposure of the viewpoint to the site because 

of its physical character is assessed.   

 

PART B - INTRUSION AND QUALITATIVE CHANGE   

 

B1. Analysis of Intrusion / Contrast: the degree to which a proposal's 

location and specific structural content and appearance make it either blend into 

its surroundings or be made to stand out from them in terms of form, linearity, 

mass, colour and physical factors.  Whether or not the proposal would intrude 

into existing views.  

 

B2. Analysis of the proposal's Aesthetic Characteristics: exploring the 

degree to which it would relate aesthetically and in terms of general character to 

its surroundings.  

 

Ratings are combined for each viewpoint via a system of averaging and 

multiplying of ratings to progressively indicate each viewpoint's sensitivity, 

followed by levels of intrusion and qualitative change, and culminate in an 

overall visual effects rating.  
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