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1.0 Introduction and Background
This urban design assessment has been prepared as part of the documentation for the resource
consent application by South Taranaki District Council in relation to Te Ramanui located on the
corner of High Street and Regent Street in Hawera.
The site is located within the Commercial Zone – Hawera Town Centre zone of the South
Taranaki Proposed District Plan 2015. It is to be assessed as a discretionary activity under the
District Plan because the proposal involves the demolition of a Category 2 heritage building.
As the proposal involves the demolition of a heritage building, an assessment of effects on
heritage values has been prepared by a conservation architect.
The purpose of this report is to provide an urban design assessment of the potential urban
amenity effects which may result from the proposal, with reference to relevant planning
provisions and assessment criteria from the South Taranaki Proposed District Plan 2015.
Regard has been given to the Hawera Town Centre Strategy as another relevant Council
strategy. The assessment considers the proposed development in the context of the permitted
and consented built environment and the wider context of the Taranaki Region.
A separate landscape design statement, prepared by Boffa Miskell, addresses how the proposal
references the regional landscape and explains how it provides for the needs of the community.

2.0 Site Location
The site is an amalgamation of five titles on High Street, Regent Street and Riddiford Street in
Hawera, currently all owned by South Taranaki District Council. It is located in the Commercial
Zone – Hawera Town Centre. The edge of the site fronting High Street is 25m wide and the
edge along Regent Street is approximately 137m long. The total size of the site is approximately
1,800m2. The site is relatively flat with Regent Street rising slightly to meet the High Street level.
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Figure 1: Context Analysis

3.0 Context and Character
The subject site is centrally located within the Hawera Town Centre, within a short walking
distance from various parking areas, Countdown and Pak ‘n Save supermarkets and a range of
shops, cafes and restaurants along High Street and its connecting streets.
High Street is a shopping street that is connected to a larger grid network through various lateral
street connections and laneways. High Street has angled street parking opportunities, and there
are a number of larger car park areas located within walking distance from High Street.
Korimako Lane is a recently developed laneway opposite the site connecting High Street with a
large parking area. This is one of a number of laneways recently developed or to be developed
as identified in the Hawera Town Centre Strategy.
The site and surrounding town centre area is mostly flat and no immediate landscape features
stand out. Some locations along High Street or the connecting streets offer views towards
Mount Taranaki, 37km northeast of Hawera.
A water tower is located 240m east of the site, and due to its height is an outstanding feature in
Hawera and contributes to the wayfinding experience for visitors.
There is a large open space of approximately 700m2, town square, approximately 70m
northwest of the project site, on the opposite side of High Street on the corner of High Street
and Union Street. The edges of the square consist of blind walls and do not contribute to an
active streetscape.
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Hawera Town Centre has a large number of heritage buildings in close vicinity of the project site
facing High Street. The majority of other buildings on High Street are relatively bland and mostly
dominated by colourful commercial signs.
There are no other ongoing developments in the town centre, however there is one vacant lot
currently for sale on High Street 50m west of the project site.
The proposed development site has an irregular shape, however the existing and proposed
building are rectangular with the surrounding spaces used for parking.
The scale of the site is significantly larger than the surrounding lots which are generally
occupied by single buildings, and which are single or two storey, with varying heights.
As the site occupies a corner on the main shopping street in Hawera and is built to the street
edge it is a prominent location within the street. All of the adjacent buildings along High Street
serve a commercial retail or community function and are built to the street edge.
The existing building on the site is a two storey classical building with a Category 2 heritage
status under the South Taranaki District Plan and NZHPT. It is currently used by a cafe. The
second floor is not being used due to the building being marked as potentially earthquake
prone.

4.0 Urban Design Assessment
The application proposes to demolish the current building and replace it with a modern building
that will house Te Ramanui - include multiple functions that are currently located at dispersed
locations in and around the town centre, such as the library, the i-Site, the Lysatt Watt Gallery
and the Gelato Caffe. By bringing these functions together its aim is to catalyse associated
investment in the town centre and provide a strong attractions to bring people into the heart of
the main street.
The following section provides an analysis of the urban design merits of the proposed
development with regard to urban design desired qualities.

4.1

Hawera Town Centre Strategy 2014

In December 2014 South Taranaki District Council adopted a new Town Centre Strategy for
Hawera with the purpose of creating a more attractive and vibrant place to live, work and visit
and generating a more economically sustainable environment that will attract new residents,
businesses and visitors.
Design principles that guide the Town Centre Strategy are focussed around consolidation of the
town centre, making connections between anchors in and around the town centre, recognising
and enhancing culture and community and coordination between different stakeholders and
activities to restore the public confidence.
The preferred location for the Te Ramanui facility was the result of public consultation and an
options assessment that were presented as part of the strategy. In this assessment, the central
location and the connection with surrounding parking areas and other town anchors was
balanced with the consequence that a Category 2 heritage build has to be demolished in order
for the development to take place.
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By locating Te Ramanui in the centre of the commercial precinct it benefits from the existing
vibrant character of High Street and it supports the surrounding retail activities. The facility’s
attraction qualities will assist existing retail and community functions that were identified in the
public consultation as important values for the town. It is expected that the development will act
as a catalyst for further urban regeneration.
As the centre is expected to be a popular destination in the community, the proposed location is
strategically placed between the four larger scale key anchors (Countdown, Pak ‘n Save,
Council Offices and The Warehouse). It will strengthen High Street not only as a retail and
community centre but will also provide an active link between the popular anchors that are
located on the edges of the town centre.
The facility will add a new anchor in a strategic part of the town centre that serves a community
function and adds a quality public open space for people to spend time, creates opportunities
for commercial development and promotes the revitalisation of the town. This combination of a
public building with a strong community focus adjacent to a high quality open space would not
have been able to be achieved by retaining and/or upgrading the existing building in this
location.
The Strategy does have an objective of supporting heritage buildings in the town, and Council is
doing this in various other places in the centre. However, as noted above, in balance the
removal of the building generates a range of other important strategic objectives expressed by
the strategy.

4.2

Proposed District Plan 2015 – South Taranaki

The proposal is assessed against the proposed District Plan provisions that pertain to its design
and amenity.
6.2.2 Defined Pedestrian Frontage
1. On sites with a Defined Pedestrian Frontage identified on the Planning Maps, the following standards apply:
(i) All buildings shall be built to the front road boundary at the Defined Pedestrian Frontage.
(iii) All buildings shall have continuous verandas over the full width (less 300 mm along roads) and length of all footpaths
or other accessways for the Defined Pedestrian Frontage.

As the proposed building will be partly set back, only the café part of the building will be built to
the road boundary. The proposed civic space in front of the building will be intimate and has the
ability to be for a range of types of activities which will benefit the vibrancy of the Hawera town
centre. The break in the street frontage indicates space used by the community, rather than
retail or commercial as is the case in the majority of High Street. As the library is expected to
become a significant attraction, the open space in front of the building will become a focal point
in the town centre.
The design of the open space reflects the edge of the building that currently exists on the site by
using different styles of paving to visually separate the civic space from the footpath. A vertical
element on the corner of High Street and Regent Street improves the visibility of the corner site
even though the building itself is set back, which will add a stronger definition to the street
frontage.
The proposed building does not provide verandas along Regent Street or High Street. However,
the overhanging roof does provide an opportunity for people to shelter as they walk along the
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main street. The number of parking spaces adjacent to the centre, and the location of the two
main entrances into the building allow people who arrive by car to access the centre without
being exposed to weather effects for too long.

6.2.1 Bulk and Location
3. Building Height: No part of any building shall extend more than 10m above natural ground level.
Except that:
(ii) On Defined Town Centre Corner Sites identified on the Planning Maps, buildings shall have a minimum height of
two storeys or 10m (whichever is the lesser) and not exceed a maximum height of 15m.

The height of the proposed building is approximately 9.45 metres. The proposed building is
single storey to maximise its use and accessibility for all members of the community. By keeping
it single storey the building’s interior can be perceived as a continuation of the outside public
open space. A second storey in a small town centre community facility could be considered as
an extra barrier for people to enter and could potentially result in less visitors visiting the centre.
Generally, it is considered that a two-storey building built to the street front edge would not be
able to serve the same community function in the current Hawera town centre.
The corner site will get definition by a separate vertical element. This improves visibility of the
corner and acts as a distinct focal point within the street scape that allows Te Ramanui to
become an anchor within the town centre.
6.2.4 Minimum and Maximum Floor Areas
1. Within the Commercial Zone (Hawera Town Centre), no individual activity shall occupy a total floor area of 500m2 or
more, at ground level.

The floor area of Te Ramanui exceeds 500m2. The aim of the District Plan standard is to
prevent development of large scale commercial activities like a car workshop or tyre service to
happen within the town centre. Even though Te Ramanui occupies a larger floor area than what
is desired within the commercial zone, its design, use and street frontage is considered to be
appropriate for this location.
The effects of the large floor area are mitigated by the fact that the site will have a variety of
uses on the street front (café, entrance to library and gallery and the iSite. Breaking down the
street front into different uses reduces the ‘grain’ of the frontage facing High Street.
It is also considered that the existing building that will be demolished is significantly larger than
what is currently anticipated on the site by the District Plan as this was used in the past by The
Warehouse or as a watchmaker factory. The scale of Te Ramanui and the shape of the roofline
partly resembles the historic use of the existing building along Regent Street.

4.3

Urban Building Form and Materials

The urban form of the proposed development facing High Street is different from the existing
character along the street and the wider town centre of Hawera. The existing building is two
storey and built up to the corner street edge. The proposed library will be a bespoke single
storey building that is setback from the corner street edge with a larger open space in front.
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The proposed building is made up of two main elements, a concrete two storey spine that will
be used for services and functional spaces and a ‘bivouac’ like form which creates a large
flexible space that makes up the main area of the building. The bivouac form that makes up the
western side of the building will have a transparent appearance of large glazed walls alternated
with solid compressed fibre cement wall panels. The eastern side of the building will have a
more closed character mainly existing of fibre cement wall panels and tall glazed windows that
will provide daylight to meeting rooms and a library workroom.
The spine and bivouac elements will form a public open space in the front of the building.
The modern design of the building is a deliberate change in character of High Street and key in
the transformation of High Street. Revitalisation of the town centre will be achieved by sparking
fresh energy and interest within the community.

4.4

Effects on Streetscape

Generally, factors that have a positive impact on a streetscape in a shopping street include:
•

A strong pedestrian network and minimal impact by vehicles by keeping parking off the
main street to keep clear views and increase safety for pedestrians and cyclists,

•

Strong continuous edges with building frontages that interact with the street,

•

Opportunities for people to sit and interact and other elements that create a sense of place

•

Appropriate size and frequency of open spaces that break the street edge continuity,

4.4.1

Effects on pedestrian network and reduced need for on street
parking

The site is an important anchor within the pedestrian network of the town centre. Its central
location is close to a number of large car parks that are within walking distance of High Street.
Two laneways that connect High Street with nearby car parks have already been established as
part of the Hawera Town Centre Strategy and at least one more is expected to be developed in
the near future.
With the majority of the car parks located a block away from High Street it increases the chance
of people spending more time within the town centre than that they would do if they could park
in front of their destination.
Urban spaces function best when people movements are as direct as possible. As the diagram
below shows, the desire line for people movements in front of the building is straight along High
Street and this will be supported in the design by slightly elevating the seating areas to create
an edge and by placing a vertical element to give definition to the corner.
By minimising the landscape design along High Street the design allows for people to have a
direct access route by crossing the road from Korimako Lane into Te Ramanui. High Street is at
its narrowest at this location. However, strategic design of landscape elements between Te
Ramanui and High Street encourage people to use the existing courtesy crossing, which is
located slightly offset from a direct desire line crossing.

6
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Figure 2: Desire lines

4.4.2

Street edge activity

The existing building on the site is a two-storey building, built to the edge on both High Street
and Regent Street. The café on the ground floor currently interacts with the street level and
activates the corner by its large windows and outside seating. There are also public seats
located on the footpath.
The front facade of the proposed library development does not form a straight continuation from
the neighbouring facades but is partly set back from the street edge.
The proposed café will interact with the outdoor public space by glass windows and outside
seating. Glazed elements in the front facades will create an open and transparent front of house
Its frontage is not parallel to the street edge but orientated at an angle to the street edge to
make the most use of the north facing orientation and also generate more attention to the
entrance to the library which is set back further.
The proposed building has three main entrances that allow access for all mobilities. The primary
entry is from the square on High Street. This entrance ramps up slightly to provide for the
change in topography on the site and also allow access to the library for all mobilities. This
entrance provides access all main functions inside the centre (library, gallery and iSite). From
the square on High Street there is an entrance to the café, which internally also provides access
to the main library.
As the figure below shows, there is a consistent pattern of access from High Street into the
retail and café activity along the street. The proposed centre will break this pattern due to the
formation of the civic square in front of the building. Because of the community function of the
centre, and the fact that it will serve as a generator that will attract people into the town centre, it
is expected that the break in the access pattern will not have an adverse effect on the activity in
High Street and it will add to the vibrancy of the square.
To further support a sense of a built edge, the seating areas in front of the café and the iSite will
be visually separated from the footpath using a change in paving materials up to the street edge
to reflect the old building line. A vertical element will increase the visibility of the centre from
High Street, attracting people into the site, and will also improve the definition of the civic square
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by visually separating the square from the surrounding streets and give the visitors on the
square an experience of enclosure. There is also the opportunity to provide signage on this
element, which will improve the wayfinding for visitors.

Figure 3: Street edge activity

Figure 4: Continuation of the street edge and definition of the square and a corner vertical element

A second entry is located on Regent Street in the western side of the building. This entry will
mainly be used by people who drive by car and park in the adjacent parking lots that are
accessed from Regent Street.
A third, smaller, entrance, provides entry into the library from the east side of the building,
coming from Riddiford Street. It is anticipated this will provide a more service entrance and for
staff use from the Riddiford Street parking area.
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The building has one emergency exit on the south side of the building which opens out into the
garden area south of the building. This is not expected to be used as entrance to the building or
to the landscape between the building and the Regent Street car park.

4.4.3

Sense of place

The set back of the proposed building enables an open space that will promote social
interactions and offers opportunities for people to sit and relax.
The east side of the square (shown in red in the diagram below) will be built out to the street
edge and provide outdoor seating to café visitors. As this area is north facing, this place will be
an attractive place to sit throughout the whole day.
The western side of the square (shown in blue), adjacent to the iSite along Regent Street will
provide some public seating that can be used by anyone. The café seating area will be slightly
elevated from the street edge and at the same level as the entrance due to a slight increase in
topography closer to the main entrance. The elevated seating platform reinforces the street
edge, resembling the frontage of the building that will be demolished.

Figure 5: Space allocation civic square

The combination of the different elements (library, café, iSite, public open space with amenity
features) will result in this location to become a vibrant heart in the town centre with a strong
sense of place.

4.4.4

Size and frequency of open spaces

Qualities that add to the character of an open space are caused by the nature of the
surrounding buildings, including the roof lines and the height in relation to the size of the space.
The buildings surrounding the civic space consist of a mix of one and two storey buildings.
The size of the civic space meets the universal design guides that exist with regards to space in
relation to heights of surrounding buildings. The breadth of an open space should roughly be
three times the height of buildings that enclose the space. The distance from the entrance to the
library to the street edge is approximately 25 metres which roughly fits with the 9.45 metre
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height of the building, noting that the building is only one storey and the majority of the façade is
defined by its roof and structure.
With the addition of the proposed civic square as part of Te Ramanui, there will be two large
open spaces within a 100m distance on High Street. To assess the amount of open space in
relation to the surrounding built heights Appendix 1 shows diagrams with approximate cross
sections taken on different places along High Street. In the main shopping street of a small town
centre, an intimate street character as in cross section B is desirable. However, the diagrams in
Appendix 1 show that there are a few sections along High Street with a relatively long distance
between buildings. A person standing in this space will perceive this as too much open space
within a small area, which does not contribute to the desired intimacy of a shopping street.
The proposed civic square offers clear benefits to the town centre, as it acts as the entrance to
a significant heart for the community as well as offers some active edges in the form of a café
and the iSite, with good sunlight access. It is expected that people prefer to congregate in this
space rather than the existing square which is large, has inactive edges and lacks an immediate
purpose in day-to-day use.
The proposed civic space is small enough to offer a good and efficient entrance experience for
people visiting the library but also large enough to accommodate events.
For larger events, like a Christmas event or Market, there is the opportunity to close off sections
of High Street and/or Regent Street and expand the size of the space that is used for events
beyond the library property boundaries. As the figure below shows, there are multiple
configurations possible that temporarily use (one of the) surrounding streets and still allow for
traffic continuity.

Figure 6: Size of civic square versus existing square

Overall the new civic space will have a positive effect on the vibrancy of the town centre and in
the long term will spark more commercial interest and urban development in High Street. Social
activities and events that currently take place on the existing square will move towards the new
more attractive civic square which leaves the existing square inactive and will possibly even
have adverse effect on the economic impulse that is created by the new civic space.
It is recommended that future opportunities for the existing square be considered. With Te
Ramanui as an anchor in the town centre, which will stimulate revitalisation of the town centre,
there is the opportunity to develop the existing square into a building that contributes more to
the active street edge and fits with the surrounding (heritage) buildings. A built edge on this site
will add to the intimacy and character of High Street and will benefit the experience of visitors to
the main shopping street of Hawera.

10
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4.5

Parking

Two main parking areas are proposed and will be interconnected with a one-way lane. There is
a parking area with 21 parking spaces (incl two EV charging stations) off Regent Street and an
area providing 20 spaces that is accessible from Riddiford Street east of the building. In addition
to these spaces there are five angled parking space and three motorcycle bays along Regent
Street and two disabled car parks in front of the building on High Street.
Parking along High Street will be kept to a minimum and only two car parks for disabled people
will be provided here to allow for parking as close to the entrance as possible. Due to the green
landscape elements adjacent to these car parks it is not expected that these parks will have a
large impact on the streetscape or the safety of pedestrians and cyclists in High Street.

Figure 7: Parking spaces around Te Ramanui

The majority of the visitors to the library will be encouraged to park in one of the larger car parks
and walk to the library, instead of attempting to park as close to the main entrance as possible.
It is expected that this will result in a higher volume of pedestrians in the town centre, which will
have a positive impact on the surrounding retail.
The Riddiford Street car park is connected with a one-way lane with the Regent Street car park
so that service- or courier vehicles are able to drive in from Riddiford Street, deliver the goods
close to the back entrance to the library and leave the area via Regent Street. This offers a
maximised yield in parking spaces and there is no requirement for a turning opportunity.
The connection between the two large car parks could result in people driving down Princess
Street to arrive at the library from Riddiford Street and drive through the small laneway to the
Regent car park, while looking for a car park. As people approach the library from the rear, this
does not offer the desired entrance experience as this area faces the rear façade of the library
and is surrounded by rear yards of adjacent properties. As there is limited activity or outlook
onto this area and into the laneway connecting the two car parks it has the potential to cause
CPTED issues. Therefore, it is recommended that visitor parking in the Riddiford car park will be
discouraged and its use will only be encouraged for staff car parking.
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5.0 Conclusion
In conclusion the proposed facility – Te Ramanui - will be an asset to the town of Hawera. It is
a unique and carefully design architectural building that demonstrates a quality civic investment
in the town. Although of a different composition than existing buildings its quality is such that it
is expected to be a valued addition to the existing transitional main street.
Council is working to achieve its strategy by the building’s positioning central to the town centre.
It is a ‘one off’ type building which is reflecting of its functional purpose and with its new square
provides a new anchor place that will be well used and provide an important social function in
Hawera.
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Appendix 1: Cross sections High Street
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