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1 INTRODUCTION 

1.1 Cypress Capital Limited has applied for Land Use Consent to develop an 8-storey 
hotel on Tuwharetoa Street, Taupō. The proposal is a Restricted Discretionary 
activity as it infringes building height and earthworks rules.   

1.2 The Land Use Consent application is accompanied by an Assessment of Landscape 
and Visual Effects (The Assessment), prepared by LA4 Landscape Architects.   

1.3 The purpose of this Peer Review is to assess whether an adequate level of 
information has been provided in order to understand the potential Landscape and 
Visual Effects of the proposed hotel development, particularly through a review and 
analysis of The Assessment prepared by LA4.   

1.4 This peer review addresses the following key questions:  

• Have all the issues and effects that are relevant to this proposal within this 
location been considered within the assessment(s)?  

• Does the Landscape and Visual Assessment report enable a clear understanding 
of landscape and visual effects of the proposal?1 

• Do the conclusions from the Landscape and Visual Assessment report relate to 
the assessment undertaken and are the conclusions credible?   

1.5 An Interim Landscape and Visual Peer Review2 was completed in relation to the 
completeness of the Landscape and Visual Assessment accompanying the 
application.  The Interim Peer Review requested some further information which 
has been provided by way of additional reporting and graphics, including updated 
visual simulations, which should also be read as part of the application material that 
is covered by this review.   

2 SUMMARY  

2.1 The proposal is for an 8 storey hotel at 29 Tuwharetoa Street.        

2.2 I have reviewed the Assessment report and have made a series of recommendations 
which would allow for a more complete understanding of the Landscape and Visual 
effects of the proposal. 

3 LANDSCAPE AND VISUAL EFFECTS ASSESSMENT   

3.1 The Assessment has been set out under the following headings: 

• Introduction 

• Project Overview 

                                                            
1  Once a review of the adequacy of the information has been completed, additional questions may be added to the Peer 

Review, to test the assessment process and the conclusions reached.    
2  The Interim review was dated 19 June 2018.   



5 
 

181122 3995 C2 Tuwharetoa Street Hotel Landscape and Visual Peer Review 

• The Subject Site and Surrounding Environment 

• Evaluation of the Proposal 

• Relevant Planning Documents 

• Conclusions 

3.2 A brief review of the Assessment under its’ headings is undertaken to provide 
feedback on the adequacy of the information provided.   

Introduction 

3.3 The introduction to the Assessment provides an adequate description of the 
purpose of the report.  The introduction section provides some detail in relation to 
the assessment process, the site investigations and the structure of the assessment 
report.    

Project Overview  

3.4 The project overview section provides a description of the main components of the 
project, with reference to the Walker Architects document, dated 7 February 2018.  
I have reviewed, in conjunction with the Assessment, a set of Resource Consent 
Drawings by Walkers Architects, dated, 2 May 2018.  The Resource Consent Drawing 
package includes plans, elevations, an architects statement, shading diagrams, a 
series of visual representations and an additional series of images titled Visual 
Effects, which include before and after images of the hotel placed within its’ 
environment.   

3.5 The further information provided included additional reporting, additional visual 
simulations and some change in formatting which was useful in clarifying further 
some aspects of the proposal.  

3.6 The description in The Assessment, in conjunction with the Walker Architects 
Resource Consent drawings and the additional graphics and information in the 
further information provides a good understanding of the proposed hotel 
development for which consent is sought.     

The subject Site and Surrounding Environment 

3.7 The description of the site and the surrounding landscape context and reference to 
the Site Location Map 1 and Landscape Context provides an understanding of the 
parcel of land and the surrounding township of Taupō.   The description of the site 
contains a wider description of Tuwharetoa Street and the surrounding landscape 
context sets the scene for the urban area of Taupō and the key landscape features 
that define its’ edges, such at the Taupō lakefront, the Waikato River and the 
Domain.   

3.8 A good understanding of the site character and the surrounding area of the town 
can be gleaned from the description, the maps and the photos provided.   
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Evaluation of the Proposal 

3.9 The evaluation of the proposal sets out a landscape effects methodology which 
describes the overall method and nature of the assessment of the landscape effects 
of the proposal.  The methodology statement is supported by additional information 
which provides further detail and reference to landscape assessment methodology 
guidance.   

3.10 The landscape effects assessment is set out in two brief paragraphs and essentially 
concludes that because the site is already modified, the proposal will have very low 
adverse landscape effects.   

3.11 Due to the nature of the Land Use Consent application:  for a single building on an 
urban site in the CBD of Taupō, it would be appropriate if the landscape assessment 
section took the form of an urban design assessment, looking more closely at the 
context, function and form of the building and its’ relationship with the 
surrounding street and the CBD of Taupō. 

3.12  A visual effects methodology statement is set out, highlighting a series of criteria 
that relate to a visual effects assessment.  The visual catchment and viewing 
audience is also described.  The visual effects assessment references the seven-point 
scale contained within the NZILA Best Practice Guide – Landscape Assessment and 
Sustainable Management (2010).   

3.13 The Visual Assessment described a series of photographs that have been taken of 
the proposal from 17 surrounding viewing locations, including closer quarter CBD 
views and long-distance views across Tapuaeharuru Bay in Lake Taupo.  The 
photographs are useful to illustrate the range of viewing locations of the proposal.  
The closer CBD based viewing locations are more relevant to the assessment of the 
application.   

3.14 Some reference is made to the ‘photomontages’ prepared by Walker Architects.  The 
photomontages are contained within the Walker Architects Resource Consent 
Drawings Package.  The photomontages are an important tool in the assessment of 
the visual effects of the proposal.  It is not clear how the photomontage have been 
prepared.   

3.15 The Interim Peer Review requested that some additional visual simulation be 
prepared and that the visual simulations are presented in a format that is consistent 
with the NZILA Best Practice Guidelines for Visual Simulations.  In response, at 1 a) 
and b) of the Further Information letter it is stated that the updated visual 
simulations meet the requirement of the Peer Review.  The Guidelines for Visual 
Simulations, for example, suggest that the photographic parameters should be 
recorded to provide transparency.  It would be considered normal for the camera 
type and description, the lens size, the horizontal and vertical Field of View (FoV) 
(somewhere close to human FoV), the date, the time andthe weather conditions 
should be recorded with each of the visual simulations.  This information would 
make the preparation of the visual simulation more transparent and therefore more 
reliable for the assessment of visual effects.   This information is missing from the 
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visual simulations, as is the technical description of how they were produced and 
what software was used.      

3.16 After the evaluation of the proposal is completed, the Assessment then sets out the 
Relevant Planning Documents.  In regard to the structure and the order of the 
Assessment, the planning context is an important part of the evaluation of the 
proposal.  From an Assessment legibility and structure point of view, the Planning 
Context should be set out prior to the evaluation being undertaken.     

3.17 The conclusions section sets out the overall summary of the analysis contained 
within the Assessment.  The conclusions relate to the Assessment undertaken within 
the report, however would benefit from a more complete Assessment as set out in 
the recommendations below.   

4 COMPLETENESS AND RECOMMENDATIONS 

4.1 The Assessment of the proposed hotel development uses a landscape and visual 
assessment that is appropriate in terms of its’ overall structure.  The conclusions 
relate to the assessment undertaken, however would benefit if the Assessment 
methodology was tailored to the nature of the proposal and the surrounding Taupō 
CBD environment.  Further to the recommendations made in the Interim Peer 
Review, I make the following conclusions and recommendations:   

4.2 The landscape effects assessment of the application is contained within paragraphs 
4.2-4.7 of the Assessment Report.  The bulk of the description relates to a summary 
of the nature and the methodology used for a Landscape Assessment.   Paragraphs 
4.6 and 4.7 describe the landscape values of the site and the landscape effects of 
the proposal on those values.  This section concludes that the landscape values of 
the site are very low, the sensitivity of the site to change is very low and the adverse 
landscape effects of the proposal will also be very low.  As foreshadowed in the 
Interim Peer Review, the cursory nature of the Landscape Assessment section of the 
Assessment Report highlights the mismatch between the type of assessment 
undertaken and the context and potential effects of the proposal on the urban form 
of the CBD.   The effects of the application, for an urban hotel building in an urban 
CBD environment would be better assessed using a method that relates to an urban 
design assessment, rather than a landscape assessment, focussed on landform, 
landcover and land use, which have little relevance to the nature of the proposal.   It 
would be appropriate at the hearing for the landscape architect to focus on an 
urban design assessment, looking more closely at the context, function and form 
of the building and its’ relationship with the surrounding streets and the CBD of 
Taupō.  In the absence of this assessment it is difficult to understand the physical 
effects of the building on the CBD and the surrounding environment.   

4.3 Additional and updated visual simulations have been provided as part of the Section 
92 Further Information Response.  No further analysis has been provided of the 
updated or additional visual simulations.  Further description and analysis of the 
additional visual simulations should be provided.  

4.4 The visual assessment section concludes: visual effects on adjoining properties and 
the Tuwharetoa streetscape will be moderate, visual effects on the town centre 
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would be low to moderate, visual effects on the wider urban area will be low to 
negligible, visual effects on the surrounding road network will be very low and visual 
effects on the lake and foreshore areas will be low.  I generally agree with the 
conclusions from the visual assessment section of the report.   

4.5 The Planning Section of the Assessment Report provides an overview of the 
Statutory Context for the application.    The Objectives and Policies for the Town 
Centre Environment focus on strengthening the role of the Town Centre 
Environment and enhancing the character and amenity of the town centre.  The 
explanation of the Objectives and Policies highlights the opportunity for landmark 
developments, such as a hotel application, to exceed the 3 storey Town Centre 
height limit on an appropriate site. In my opinion the application site is an 
appropriate location for a landmark building for the following reasons: 

 It is located on the western side of the CBD, within proximity to the Taupo 
Domain, and Tongariro Street, where taller vegetation and buildings provide 
an appropriate visual scale and context for a landmark building; 

 The site and the proposed design have a relatively small footprint, particularly 
the east-west dimension, which will limit intrusion to southerly views towards 
Lake Taupo and the Tongariro National Park from the northern parts of the 
CBD; and 

 The location is a focus of hospitality and event activity, which is an 
appropriate context for a development of this nature.    

4.6 As outlined above, I remain concerned that the urban design components of the 
proposal have not yet been fully assessed.     

4.7 Subject to the provision of an adequate assessment of the urban design effects of 
the proposal at the hearing, overall I consider that the Landscape and Visual Effects 
of the proposal can be accommodated within the location and in the context of the 
Taupo Town Centre Environment provisions of the District Plan.   

 
Brad Coombs  
Principal 
Isthmus 
FNZILA (Registered) 
22 November 2018 
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