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8 August 2018

Cheal Consultants

PO Box 165

TAUPO 3351

Attn: Catriona Eagles

Dear Catriona

PROCESSING OF RESOURCE CONSENT APPLICATION

CYPRESS CAPITAL LIMITED - 29 TUWHARETOA STREET, TAUPO

Your application for resource consent for the proposal at the above address was lodged with Taupō District 

Council on 19 July 2018 and has been formally received.   

Further Information

Please provide the following information. This information is needed to better understand the proposed 

activity, its effect on the environment and the ways any adverse effects on the environment might be 

mitigated:

1. LANDSCAPE, VISUAL AND URBAN DESIGN ASSESSMENT

Information required and reasons:

Please provide responses to the below recommendations from the Landscape + Visual Assessment 

Peer Review, prepared by Isthmus, as circulated to you on 20 July 2018. 

 Reference and use of the NZILA Best Practice Guide for Landscape Assessment and 

Sustainable Management 10.1 and also the NZILA Best Practice Guide for Visual Simulations 

10.22 should be incorporated in the Assessment methods. The Assessment and the photo-

montages should be updated in line with this guidance.

 In order to allow a better understanding of the visual effects of the hotel proposal from other 

parts of the Taupō CBD, additional photomontages should be prepared from other viewing 

locations within the CBD to the east and the north, for example, from the intersection of 

Tuwharetoa Street and Ruapehu Street, and from viewing locations on Paora Hapi Street or Spa 

Road to the north. An open, viewing location should be selected for additional photo-montages. 

The photo-montages should form a central part of the visual assessment within the Assessment 

report.

 The landscape effects section of the Assessment should take the form of an urban design 

assessment given the nature of the proposal and its’ context within the CBD of Taupō.

 In order to allow a full understanding of the context for the application, prior to the evaluation of 

the proposal being undertaken, The Assessment should be re-organised to provide the planning 

context for the application, prior to the evaluation being undertaken.
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Related assessment criteria:

These above matters relate to all assessment criteria from 4g.4.2 Development and 4g.4.3 Building 

Height and Setback of the District Plan.

2. WIND EFFECTS

Information required:

Please provide an assessment on any potential wind tunnelling effects that may result from the 

increased building height. Focus should be given to how any increased wind effects, if any, may affect 

the usability and amenity of the street environment for pedestrians, including outdoor eating areas. 

Reason:

No detail has been provided on this matter in your application. This information is required to determine if 

increased wind effects on the street environment may be an issue or not. If they are, then the extent and 

nature of such effects on the environment needs to be considered.

Related assessment criteria:

Wind is considered to be a matter that ties in with the below assessment criteria from 4g.4.3 Building 

Height and Setback of the District Plan, as it relates to ‘amenity’, particularly given the site’s position in 

the Pedestrian Precinct of the Taupo Town Centre Environment: 

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;

Section 2 of the Resource Management Act 1991 (the Act) provides a helpful definition of ‘amenity 

values’: Amenity values means 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

3. SHADING EFFECTS

Information required:

Please provide further detail on the expected shading that will be generated by the increased height of 

the proposal. It would be helpful to have shading diagrams of a permitted 3 storey development of the 

site to see what the actual difference is. It would also be helpful to have shading diagrams of the existing 

buildings to the south to see if the additional shadow cast by the proposal would overlap with their own 

shadows or not on the street/laneway.

If it is determined that the proposal will result in increased shading effects, then please provide further 

assessment of the potential adverse effects of this on the street environment and nearby properties.   

Reason:

Further detail is required to be able to more accurately determine how your proposal may generate 

increased shading on the environment and the adverse effects that may result. Additional shadow cast 

may result in impacts on the amenity and usability of the service/pedestrian lane in terms of pro-longed 

periods of darkness, frosting during colder months and maintenance issues for nearby buildings with 

mildew/mould build up etc. 

Related assessment criteria:

Shading is considered to be a matter that ties in with the below assessment criteria from 4g.4.3 Building 

Height and Setback of the District Plan:



Page 3 of 6

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.

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

4. CONSTRUCTION MANAGEMENT ASSESSMENT

Information required:

Please provide a “Construction Management Assessment" addressing all the issues that are likely to be 

encountered during the construction phase of the project. This shall cover but not be limited to: 

 Land instability effects and impacts on buildings and infrastructure in proximity to the 

excavations;

 Ground conditions and the water table;

 Stormwater management;

 Traffic safety and access disruption (to the roading network); and

 Noise, dust and vibration nuisance effects on nearby businesses.

It is suggested that this analysis will likely form the basis of the "Construction Management Plan" 

proposed in the application.

Reason:

Further detail on these matters is required to be provided upfront in your application, rather than left to 

design stage. This is due to the large scale nature of your proposal and the need to be able to 

understand the true extent of the construction-related effects on the environment. 

Land instability effects and impacts on buildings and infrastructure

There are buildings and infrastructure (both private and public) at the common boundaries and within the 

likely surcharge zones of the proposed excavations. A 10 metre cut on the boundary, especially where 

neighbours have buildings or infrastructure on the boundary warrants more attention at this early stage. 

A large public stormwater main running north-south on the site will be left unsupported and severed. 

Ground conditions and the water table

Ground conditions and water table level are unspecified. The proposed excavation to RL 358 is getting 

close to lake level.

Stormwater management

Temporary stormwater management is not detailed. 

Traffic safety and access disruption

The proposal involves the excavation of over 10,000m3 in-situ of material from the site to create the 

basement space. Truck measure of that material will likely be over 15,000m3. This requires a significant 

number of truck movements (of which you estimate 1,500). The frequency and layout of the truck routes 

are unknown.

The proposed excavation is boundary to boundary where occupation of other sites and public road 

space will likely be required during construction. 

Traffic and pedestrian safety in the vicinity is likely to be compromised. Public use of the street and 

service lane will be affected.
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Noise, dust and vibration nuisance effects on nearby businesses

The proposal involves large scale earthworks and associated building construction which may impact on 

the use and operation of nearby business from effects such as noise, dust and vibration nuisance. 

Related assessment criteria:

The above matters are considered to relate to all of the assessment criteria provided under 4g.4.6

Earthworks of the District Plan, listed 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.

5. IMPACT ON THE PUBLIC STORMWATER NETWORK 

Information required:

Please provide more detail regarding the impact of the project on the public stormwater network (and the 

900mm diameter drain which crosses the site in particular) including the proposed methodology for 

maintaining its functionality and integrity in the long term. This should include plans, long sections, cross 

sections and a description of materials for the proposed "future proofed" asset, and how this will be 

protected (legally and physically) and accessed and maintained by Taupo District Council and its 

Contractors in perpetuity.

Reason:

This information is required to give Taupo District Council (as infrastructure owner and operator) surety 

regarding the long term integrity of the stormwater network.

Related assessment criteria:

The above matters are considered to relate to the below assessment criteria provided under 4g.4.2

Development of the District Plan, listed below:

a. Whether the desired environmental outcome, with a consistent and appropriate standard of infrastructure, is 

achieved such as through compliance with the Council’s Code of Practice, and consistency with 

Development Guidelines and Structure Planning

6. IMPACT ON FIRE-FIGHTING  

Information required:

Please provide evidence of consultation with the relevant fire protection and fire-fighting authorities that 

the proposed development can be made to meet their respective requirements.

Reason:

Further detail on this matter is required to be provided upfront in your application, rather than left to 

design stage. This is due to the unique nature of the proposed building in the District with respect to its 
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height, and whether it can be adequately serviced in terms of fire-fighting water supply and general fire-

fighting capabilities.  

Related assessment criteria:

The above matters are considered to relate to the below assessment criteria provided under 4g.4.2

Development of the District Plan, listed below:

a. Whether the desired environmental outcome, with a consistent and appropriate standard of infrastructure, is 

achieved such as through compliance with the Council’s Code of Practice, and consistency with 

Development Guidelines and Structure Planning

7. IMPACT ON PUBLIC ROADING INFRASTRUCTURE

Information required:

Please provide evidence of consultation with Taupo District Council’s Manager – Infrastructure, with 

respect to impacts of the proposal on the public roading infrastructure (including footpaths and 

laneways). This shall cover but not be limited to:

 Construction-related effects

 Shading effects on usability of the service and pedestrian lanes, particularly in terms of frosting 

during colder months 

 Bus stop

 Loading and drop off areas occupying part of the service lane

 Safety on the service lane

 Vehicle crossing width

 Paved / raised pedestrian walkways and streetscape works

Reason:

It is evident that there are a number of aspects of the proposal that are reliant on changes, alterations

and obstructions to Taupo District Councils’ roading infrastructure. Further detail on these matters is

required to be provided upfront in your application, rather than left to design stage.

Related assessment criteria:

The above matters are considered to relate to the below assessment criteria provided under 4g.4.2

Development of the District Plan, listed below:

a. Whether the desired environmental outcome, with a consistent and appropriate standard of infrastructure, is 

achieved such as through compliance with the Council’s Code of Practice, and consistency with 

Development Guidelines and Structure Planning

Section 92A(1) of the Resource Management Act 1991 requires you to respond in writing to this letter by 29

August 2018.  In your response you can either:

a) Provide the information, or

b) Advise me that you agree to provide the information. Following this I will send you a letter confirming 

the new date by which the information must be provided, or

c) Advise me that you will not be providing the information. Please note that this may result in your 

application being declined.  
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Processing of the application will resume once the information has been received and a decision regarding 

notification will be made.

We acknowledge receipt of your $10,000 deposit for public notification of your application. An invoice for the 

full processing charges will be sent to you following the issue of Taupō District Council’s decision.  

If you have any questions please call me on 07 376 0819 or email me at dclark@taupo.govt.nz  

Yours sincerely

Darren Clark

Intermediate Resource Consents Planner

mailto:dclark@taupo.govt.nz
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