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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. 
 



Cypress Capital Ltd - RM180148      7
     
 
 

23/11/2018 

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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