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1.0 QUALIFICATIONS AND EXPERIENCE 

1.1 My name is Andrew Guerin  and I am a Principal Planner at Boffa Miskell 

Limited, a national firm of consulting planners, ecologists and landscape 

architects. I have been in this position since 2015.  I hold the qualifications of 

Bachelor of Regional Planning (Hons) and Post Grad diploma in Business 

Administration (Management). I am a full member of the New Zealand Planning 

Institute. I have been a planner based in Wellington and the Kapiti Coast district 

for over 30 years, providing planning consultancy services for a wide range of 

clients around New Zealand, including local authorities, land developers, and 

the infrastructure sector. 

1.2 My experience includes preparing resource consent and notice of requirement 

applications, preparing plan changes, and managing district plan review 

processes.  

1.3 In this matter, I was engaged by Phil Waite, Project Coordinator of South 

Taranaki District Council, to prepare and manage the resource consent 

application process to enable the demolition of the heritage listed building 

(reference H6) and build and operate the proposed multi-purpose civic centre at 

127 High Street and 56, 60-66 Regent Street, Hawera. 

1.4 I have visited the site and am familiar with its surroundings. 

2.0 CODE OF CONDUCT 

2.1 I have read the Code of Conduct for Expert Witnesses issued as part of the 

Environment Court Practice Notes.  I agree to comply with the code and am 

satisfied the matters I address in my evidence are within my expertise.  I am not 

aware of any material facts that I have omitted that might alter or detract from 

the opinions I express in my evidence. 

3.0 SCOPE OF EVIDENCE 

3.1 Apart from the summary of the proposal I have not repeated the factual aspects 

of the proposal or the assessment of the consent on matters that were not 
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subject to submission as these matters are already outlined in detail in the 

resource consent application.  

3.2 As such my evidence focuses on responding to the Council Officer’s report and 

addressing matters raised by submitters and the associated assessment of 

effects. 

4.0 SUMMARY OF PROPOSAL 

4.1 The South Taranaki District Council has signalled for some time the need to 

provide for a multipurpose centrally located civic centre. As far back as 2014, 

the Hawera Town Centre Strategy identified as key issues a lack of quality 

public open spaces, the town library not meeting people’s needs requiring 

upgrading and unclear connections between key facilities, public spaces, parks 

and parking areas. One of the key initiatives to address the issues was the 

development of a new library / cultural civic centre and greenspace in the 

Hawera’s Central Business District (CBD). The strategy also an objective of 

supporting heritage buildings. As such careful consideration to the demolition of 

heritage buildings is a key consideration.    

4.2 Since the adoption of the Town Centre Strategy in December 2015, the Council 

has commenced work on a number of initiatives to address key issues identified 

in the Strategy. This has included the development of two laneway 

redevelopment projects within close proximity of the proposal and the selection 

of the site for the proposed multi-purpose civic centre.   

4.3 The site for the proposed multi-purpose civic centre was selected for its central 

town centre location and its proximity to the two laneway redevelopments and 

the corner public park diagonally opposite. Several other sites were considered 

as part of the process of selecting the preferred site; alternative re-use of the 

building and façade was also considered1.   

4.4 Given the local heritage significance of the heritage building, careful 

consideration was given to the potential re-use of the building, including 

retention of the façade. However, it was concluded that the costs of restoring 

the building and bringing it up to earthquake building standards were too high 

 
1 Refer AEE, Appendix 6 Architectural Design Statement and Appendix 11 Urban 
Design Assessment  
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and that a new purpose-built facility that would meet the needs of the district 

should be pursued.      

4.5 In 2018, a draft concept for the development of a multi-purpose civic centre on 

the subject site was prepared/developed. The concept included the co-location 

of a number of community facilities, including the town library, community 

rooms and meeting areas, outdoor civic plaza, the i-site, gallery space and a 

café. The concept required the demolition of the existing buildings on site.  

4.6 Feedback from the local community was sought on the draft concept proposal. 

More than 170 responses were received most of which were positive. Of 

interest, none of the responses expressed concern about the demolition of the 

heritage building. 

4.7 Resource consent for a discretionary activity was subsequently sought and, at 

the request of the applicant, the application was publicly notified. Submissions 

were received from Fire and Emergency New Zealand (FENZ) and Heritage 

New Zealand Pouhere Taonga (HNZPT). No submissions were received from 

residents or ratepayers from the South Taranaki District or further afield. I 

consider that this indicated a level of support or at least a lack of opposition to 

the heritage building’s demolition.   

5.0 COUNCIL PLANNER’S REPORT 

5.1 The section 42A planning report prepared by Mr Jason Jones, Principal Planner 

for the South Taranaki District Council, is comprehensive and correctly outlines 

the factual aspects of the proposal.  I am in full agreement with the evaluation, 

and with all but one of the recommended draft resource consent conditions.    

5.2 I am opposed to the proposed firefighting water supply and access condition 

requested by FENZ as I consider the matter would more appropriately 

addressed at the Building Consent stage. An amendment to the draft water 

supply conditions to address this matter is outlined below. 

6.0 SUBMISSIONS  

6.1 As outlined above, the resource consent application was publicly notified. Only 

two submissions were received – one from FENZ and one from HNZ.PT  No 
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submissions from residents or ratepayers from the South Taranaki District or 

further afield were received.  

6.2 In terms of the relief sought by the submissions, FENZ requested a consent 

condition requiring the site to be serviced with a firefighting water supply system 

and access that complies with the Code of Practice 4509:2008.  HNZPT 

requested that the application for resource consent be declined.    

7.0 ASSESSMENT OF EFFECTS AND RESPONSES TO SUBMISSIONS  

FENZ 

7.1 FENZ consider the proposed facility would be classed as a ‘fire hazard category 

2’ building under the NZ Fire Service Fire Fighting Water Supplies Code of 

Practice, and  as such, it would require servicing to a FW5 water supply 

requiring “6 onsite fire hydrants and a water supply within 135m with a flow rate 

of 75L/sec. If a sprinkler system is installed onsite, the proposal would be 

classed as FW2, with onsite water supply requirements reducing to two onsite 

fire hydrants and a 12.5L/sec flow rate from a water supply within 135m...” 

7.2 The applicant’s representative (Phil Waite) has met with a representative of 

FENZ to explore resolution of this matter without requiring compliance through 

the imposition of a resource consent condition. At the time of writing this 

evidence the matter has not been resolved but discussions are continuing. 

7.3 It is considered that the provision of water for firefighting is more about the 

safety of people rather than addressing environmental effects. In my view, the 

more appropriate time to address the firefighting water supply and access is at 

the Building Consent stage, rather than requiring compliance with the Code of 

Practice as a condition of the resource consent.   

7.4 Addressing the matter at the Building Consent stage will allow time for the 

applicant to provide a firefighting water supply that should address the concerns 

of FENZ.  

7.5 However, to help address concerns, the following suggested wording could be 

added (new text underlined) to the note under draft condition 20 as follows: 
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20.  Unless otherwise agreed with the Development Engineer, water supply to 

the new multi-purpose facility shall be via the nearest suitable connection 

point. Prior to the construction of the new facility, the consent holder shall 

provide detail to the Development Engineer of the size, depth and point of 

connection for new water supply connection.  

Note: Council approval will be required as part of any  future building 

consent to establish new connections to the public reticulated water supply, 

and to disconnect any existing connections. Regard should be had to 

Council’s Water Supply Bylaw 2013 and the New Zealand Fire Service 

Firefighting Water Supplies Code of Practice SNZ PAS 4509:2008. 

7.6 With the above suggested amendment, I consider condition 21 which requires 

the site to be serviced with a firefighting water supply system and access to 

comply with the conde of practice is not required and should be deleted. 

HNZPT 

7.7 HNZTP seeks that the consent application be declined given the impact of the 

proposal on historic heritage values through the demolition of the heritage 

building. HNZTP consider that other options should be explored before 

demolition is considered, including adaptive re-use of the heritage building. 

Further, they contend that the application does not sufficiently explore 

alternatives to its demolition, including consideration of the costs associated 

with other alternatives. 

7.8 The key issue is whether the loss of the heritage building will be contrary to the 

District Plan objectives and policies, and in particular, the specific historic 

heritage Policy 2.11.13.  

7.9 Policy 2.11.13 requires the Council to restrict the demolition of Heritage 2 listed 

buildings having regard to several assessment matters.  

7.10 As outlined in Mr Jones’ summary of recent Environment Court case law in 

relation to policy interpretation, the term “restrict” does not mean “prohibit” but 

that its meaning is to “limit”. I concur with Mr Jones’ opinion that the “demolition 

of the District’s Category buildings over the life of the Plan is to be limited and 

determined on a case-by-case basis subject to a value judgement based on the 

assessment criteria listed under the policy.”     
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7.11 A comprehensive assessment of the seven assessment matters was 

undertaken as outlined in the resource consent application and the further 

information provided following the receipt of submissions.  

7.12 There is no disagreement that the building’s demolition will be a locally 

significant and irreversible effect (refer Mr Bowman’s assessment). In terms of 

the importance attributed to the heritage building by the wider community there 

appears to be a lack of opposition to its demolition as evidenced by the 

absence of submissions in opposition to the proposal (apart from those from 

FENZ and HNZTP) and the positive feedback received on the proposal and the 

draft concept plan from the public in 2018.   

7.13 Reasonable alternatives and adaptive re-use of the heritage building were 

carefully considered and were eventually discounted.  Adaptive re-use was 

discounted on the basis of the high cost associated with getting the building up 

to national earthquake resilience standards as well as the need to provide for 

an outdoor civic space which would encourage locals and visitors to meet and 

use for social interaction.  

7.14 The appropriateness of the proposed replacement building in relation to the 

streetscape character and heritage values was carefully considered by the 

Council’s architects (Warren and Mahoney) and urban and landscape 

designers (Boffa Miskell) and is reflected in the proposed design.  

7.15 The HNZTP submission appears to downplay the impact of shading and 

sunlight access associated with the retention of the heritage building or its 

façade for re-use with the multi-purpose facility as an alternative to demolition. 

7.16 As outlined by the applicant’s architects (Warren and Mahoney) in the 

Architectural Design Statement 20192 and their statement of evidence: 

Warren and Mahoney were commissioned by the South Taranaki District Council to 

design a new multi-purpose civic centre, Te Ramanui. This development will act as a 

key anchor for the redevelopment of the Hāwera Town Centre.  

Warren and Mahoney assisted the South Taranaki District Council with site selection 

for Te Ramanui in the centre of Hāwera. Four site options were identified...  

 
2 AEE, Appendix 6 
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Once the confirmed site was purchased the Design Team began testing how this site 

could be utilised to house Te Ramanui. A key aspect of the brief was for an outdoor 

civic space which the new building could open up to. This space would help create a 

focal point for community gatherings in the centre of Hāwera with them integrated into 

Te Ramanui where required...  

The civic space was a key driver for these layouts, a connection to a main street was 

crucial to its success. Options were considered for the space to be accessed off High 

Street to the North and Regent Street to the West and South. 

A café was another key part of the brief to make Te Ramanui a destination for as 

many people as possible. Opening the café onto the square would make this a unique 

location in Hāwera. Diners on the square would further increase the vibrance and 

attractiveness of the new civic space.  

It was ultimately determined that the civic space and entry to Te Ramanui would be 

the most successful on the northern end of the site directly linking to the busiest 

street, High Street.  

Opening up this corner and linking the new civic space to Te Ramanui helps identify 

this as a key community facility by pausing the rhythm of small retail spaces built to 

the street edge. The character of High Street will be enhanced.  

7.17 As outlined in the statement of evidence from the applicant’s urban designer 

(Jos Coolen, Boffa Miskell Ltd), the importance of having a public multi-purpose 

facility with a high level of sunlight access to encourage community use is 

further reinforced as an important design factor.  

7.18 In particular, Mr Coolen states that: 

An important consideration in the decision for this location was its aspect and 

orientation with regards to both physical and visual accessibility and sunlight access.  

An attractive open space with active edges in a focal point of the town centre offers vital 

benefits to the vibrancy and liveability of the town. This is specifically beneficial to an 

open space associated with community facilities.  

Alternative options that were considered involved locations that would not have 

generated open space or have had open space with less sunlight access. 

Consideration was given to the option to retain the existing building’s façade but this 

would block sunlight access to the space behind it.  All these alternatives would result in 

a less attractive space for people to gather, meet or just be part of public life of the town 

in an equitable, positive social place.    
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The proposal’s public open space with ‘active’ edges (i.e. there is an interplay of activity 

and visual connection from inside the building with the public space) consists of 

proportions that allow for both small informal gathering and sitting, or larger event 

staging and will be a considerable improvement over the existing open space on the 

opposite side of High Street.  That space, the result of a corner building having been 

removed some time ago, has a constrained aspect and no active edges. By developing 

a more suitable and attractive open space, it would be my opinion that the existing 

square’s use be reconsidered once Te Ramanui is operational.  For example, a new 

building on this site which will leverage from the proximity of the Te Ramanui facility and 

focus the ‘energy’ of the town’s social gatherings and public life to Te Ramanui would 

be appropriate. 

The proposed Te Ramanui building and open space would extend the break in the 

continuous frontage that is made by the existing intersecting street corner.  Although 

the intention of a continuous frontage is useful to the nature of a generic main street 

retail strip (which primarily Hawera main street is), the civic nature of Te Ramanui and 

its deliberate intention to be visibly ‘legible’ in the town suggests that this frontage 

requirement can be relaxed.  The concept of an outstanding purpose designed 

architecturally unique building and quality open space creating an embayment on the 

main street that is visible and well attended is considered more valuable to the 

vibrancy of the main street than the continuous frontage would generate.    

7.19 HNZTP also stated in their submission that they consider the application has 

not sufficiently considered the alternatives to complete building demolition, 

including consideration of the costs associated with other alternatives. 

7.20 As outlined in the Architectural Design Statement 2019, Warren and Mahoney 

gave careful consideration to the alternatives to complete building demolition. . 

In addition, their evidence statement states that:   

The project site included a category 2 listed heritage building known as the Gerrand’s 

building on the corner of High and Regent Street... Various options were considered in 

both incorporating the building into Te Ramanui and upgrading the building in place to 

meet modern standards.  

Integrating the heritage building into Te Ramanui was tested in three different bulk and 

location layouts. For these options the civic space was placed on the west elevation of 

the building and to the south.  For all three options the Gerrand’s building was 

incorporated into the new library component of Te Ramanui.  

Adaptive re-use of the heritage building was also tested with two separate design 

incorporating strengthening to 70% NBS from its current 19% NBS. Both options 
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retained retail spaces on the ground floor, continuing the historic function of this part of 

the building. First floor office space and apartments distinguished the two options. 

Ultimately it was determined by the design team that the new civic square would only 

be successful when it formed the entry of the building and was directly accessed off 

High Street. The only way to achieve this was for the removal of the heritage building.  

We do not believe that the square would be successful in the above aspects if it was 

located on the west of south side of Te Ramanui.  

7.21 In response to the Council planner’s s.92 request for further information, the 

applicant fully costed the alternative re-use of the heritage building (refer further 

information provided to Council). This included two mixed use options of retail 

on the ground floor and alternative options of apartments and offices on the first 

floor. The conclusion was that given the estimated costs of seismic 

strengthening and refurbishment (in the order of $2.5 million, not including land 

costs) and potential rental returns, that the reuse and refurbishment of the 

heritage building for a commercial use would not be viable.    

7.22 Soon after the receipt of the s.42a report, the Council received a draft report 

from HNZTP updating the description of the heritage building. The report has 

the status of a draft and updates the history of occupation and the architect of 

the listing. It does not change the status of the listing in the HNZTP register. 

Nor does it change my opinion that its demolition and replacement with a multi-

purpose civic building is appropriate.     

Positive Effects  

7.23 It is considered that the proposal will have significant positive effects for the 

Hawera community and the wider South Taranaki district. In my opinion, the 

positive effects far outweigh the adverse effects of the heritage building 

demolition. For ease of reference, the positive effects analysis provided in the 

AEE is repeated below. 

Positive effects are a relevant consideration under s104(1)(a) of the RMA. The 

proposed Te Ramanui Civic Centre provides the potential to act as a catalyst for the 

revitalisation of the Hawera Town Centre and will have significant positive benefits of 

the town centre and the district community.   
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In terms of the activity itself, the functions and facilities which the development will 

support are important services for both the local community and for visitors to the 

District.  The development will provide an attractive, vibrant space to attract residents 

and visitors alike, which will act as a focal hub for the Town Centre.   

The facility will also have benefits and positive effects beyond the facility itself in that 

the location of the site also provides an opportunity for the development to work in 

tandem with the existing retail, social and business anchors to attract and generate 

activity in the Town Centre, and to enhance the efficient use of links such as Korimako 

and Campbell’s Lanes to other areas of regeneration. 

The proposed Civic Centre will also help to address the lack of greenery throughout the 

Town Centre.  A Civic Green being co-located with the proposed Civic Centre will help 

to establish an attractive, vibrant and social space for people of all ages to enjoy.  The 

proposed civic space with greenery will help to enhance the appeal of the Town Centre 

but also encourage future green connections and connectivity between spaces in the 

future. 

The proposed Civic Centre and Civic Space provides an opportunity to add 

distinctiveness to the Hawera Town Centre by establishing a modern, well connected, 

co-located space in the core of the CBD.  This facility and the range of services it will 

provide will potentially act as a drawcard to attract both residents and visitors to town.  

This outcome will then have flow-on effects for surrounding retail and business in the 

CBD, which will be further supported by additional future Town Centre regeneration 

projects. 

The location of the proposed Civic Centre provides for effective pedestrian, bus and car 

connections to other important functions in the CBD, which will be beneficial for the 

town’s business, tourism and community sectors. The location of the i-SITE will attract 

more visitors to the centre of the town, supported by wayfinding signage on State 

Highway 3.  

There is also an opportunity to activate surrounding streets through providing a 

pedestrian and vehicle connectivity between Riddiford Street and Little Regent Street.  

8.0 CONCLUSION  

8.1 The Council has signalled for some time the need to provide for a multi-purpose 

centrally located civic centre.  As outlined, co-locating several community 

facilities in a central location will play an important role in reinvigorating and 

revitalising Hawera’s CBD.  
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8.2 Other sites for the proposed development were considered by the applicant, as 

was the alternative re-use of the building and façade.  Following consideration, 

the option chosen was for a full redevelopment of the subject site, with careful 

consideration to its design to encourage local and visitor use of the facilities and 

to support streetscape character and values.  

8.3 Consent for a discretionary activity was sought to enable the proposal to be 

built and operated. The application was subsequently publicly notified. No 

submissions were received from the district’s ratepayers or residents, which in 

my opinion, indicates a level of support or at least a lack of opposition to the 

heritage building’s demolition.   

8.4 Two submissions from national organisations were received. It is considered 

that the request by FENZ to comply with the Firefighting Water Supplies Code 

of Practice as a condition of resource consent is more appropriately addressed 

at the Building Consent stage.  Some sdditional wording to the advice note 

under draft condition 20 is suggested to help address the concerns.  It is 

considered that the HNZTP request to decline the consent application would 

not enable the reuse of the site in a way which would meet the design and 

operational objectives of the proposed civic facility.    

8.5 It is considered that the proposal is generally in accordance with the District 

Plan’s objectives and policies3.  

8.6 Taking into account the significant positive effects of the proposal and the 

effects on the heritage building, in my view the Council should grant resource 

consent for the demolition of the Heritage 2 listed building and the construction 

and operation of the multi-purpose civic centre.  

 

Andrew Guerin  

Principal Planner 

Boffa Miskell Limited 

 
23 March 2020 

 
3 Refer AEE, section 8, Statutory Assessment. 
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1.0 QUALIFICATIONS AND EXPERTISE 

1.1 My name is Daniel Thompson, and I am a Project Architect at 

Warren and Mahoney Architects NZ Limited. Warren and Mahoney 

have seven studios in both New Zealand and Australia. I hold the 

qualifications of Bachelor of Architecture from Victoria University of 

Wellington and am a Registered Architect under the New Zealand 

Institute of Architects (4233). I have worked in architecture firms in 

New Zealand and the United Kingdom for 14 years and as a 

Registered Architect in New Zealand for over seven years.  

1.2 My experience includes being the Project Architect for detailed 

design and site observation for the Waihinga Centre in 

Martinborough. This is a civic facility incorporating a library, café 

and the historic Martinborough town hall. The Waihinga Centre was 

the recipient of a local NZIA Award for architecture and shortlisted 

for a World Architecture Award at the World Architecture Festival in 

Amsterdam in 2019.  

1.3 My evidence will address the following matters:  

• Description of Proposal 

• Site Selection and Arrangement 

• Consideration of Heritage  

• Submissions 

• Conclusion 

 

1.4 I have visited the site including the inside of the heritage buildings 

and am familiar with Hāwera and South Taranaki. 

2.0 CODE OF CONDUCT 

2.1 I have read the Code of Conduct for Expert Witnesses issued as 

part of the Environment Court Practice Notes.  I agree to comply 

with the Code and am satisfied the matters I address in my 

evidence are within my expertise.  I am not aware of any material 



Resource Consent Application by South Taranaki District Council 
Statement of Evidence of Daniel Thompson 

7702_Evidence_20200323  2 

facts that I have omitted that might alter or detract from the opinions 

I express in my evidence. 

3.0 DESCRIPTION OF PROPOSAL 

3.1 The proposed civic building, Te Ramanui, is located on the corner 

of High and Regent Streets. This site currently houses various retail 

buildings including the two story Gerrand’s building which is listed 

as a Category 2 Heritage Building by Heritage NZ Pouhere Taonga. 

3.2 The proposal is to demolish the current buildings and replace them 

with a new civic facility to be known as Te Ramanui. The facility will 

include the town library, community art gallery, tourist information, 

an exterior civic space and café.  

4.0 SITE SELECTION AND ARRANGEMENT 

4.1 Warren and Mahoney were commissioned by the South Taranaki 

District Council to design a new multi-purpose civic centre, Te 

Ramanui. This development will act as a key anchor for the 

redevelopment of the Hāwera Town Centre.  

4.2 Warren and Mahoney assisted the South Taranaki District Council 

with site selection for Te Ramanui in the centre of Hāwera. Four site 

options were identified.  

4.3 South Taranaki District Council ultimately purchased the site on the 

corner of High and Regent Street.     

4.4 Once the confirmed site was purchased the Design Team began 

testing how this site could be utilised to house Te Ramanui. A key 

aspect of the brief was for an outdoor civic space which the new 

building could open up to. This space would help create a focal 

point for community gatherings in the centre of Hāwera with these 

integrated into Te Ramanui where required. 

4.5 Various bulk and location layouts were completed that showed 

sizes for each element of the building. 



Resource Consent Application by South Taranaki District Council 
Statement of Evidence of Daniel Thompson 

7702_Evidence_20200323  3 

4.6 The civic space was a key driver for these layouts, a connection to 

a main street was crucial to its success. Options were considered 

for the space to be accessed off High Street to the North and 

Regent Street to the West and South. 

4.7 A café was another key part of the brief to make Te Ramanui a 

destination for as many people as possible. Opening the café onto 

the square would make this a unique location in Hāwera. Diners on 

the square would further increase the vibrancy and attractiveness of 

the new civic space.  

4.8 It was ultimately determined that the civic space and entry to Te 

Ramanui would be the most successful on the northern end of the 

site directly linking to the busiest street, High Street.  

4.9 Opening up this corner and linking the new civic space to Te 

Ramanui helps identify this as a key community facility by pausing 

the rhythm of small retail spaces built to the street edge. The 

character of High Street will be enhanced.  

4.10 This proposal will provide a new community building designed of its 

time and reflect the modern face of Hāwera and the wider South 

Taranaki District while still reflecting the heritage of Hāwera from 

the surrounding heritage and character buildings. 

5.0 CONSIDERATION OF HERITAGE 

5.1 The project site included a Category 2 Heritage Building, known as 

the Gerrand’s building on the corner of High and Regent Street.  

5.2 The building currently contains a café on the corner and an empty 

retail space facing High Street. The first floor contains empty 

commercial office spaces linked by two separate stairs. 

5.3 The Gerrand’s building included a heavy Edwardian façade to the 

corner and a lighter timber façade facing directly North which has 

had its ornate timber elements removed.  
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5.4 Various options were considered to both incorporate the Gerrand’s 

building into Te Ramanui and upgrading the building as is to meet 

modern standards. 

5.5 Integrating the Gerrand’s building into Te Ramanui was tested in 

three different bulk and location layouts. For these options the civic 

space was placed on the West elevation of the building and the to 

the South.  

5.6 For all three options the Gerrand’s building was incorporated into 

the new library component of Te Ramanui.  

5.7 Adaptive re-use of the heritage building was also tested with two 

separate designs incorporating strengthening to 70% NBS from its 

current 19% NBS. Both options retained retail spaces on the ground 

floor, continuing the historic function of this part of the building. First 

floor office space and apartments distinguished the two options. 

5.8 Ultimately it was determined by the design team that the new civic 

square would only be successful when it formed the entry of the 

building and was directly accessed off High Street. The only way to 

achieve this was for the removal of the heritage building. 

5.9 We do not believe that the square would be successful in the above 

aspects if it was located on the west of south side of Te Ramanui.  

6.0 SUBMISSIONS  

6.1 Following notification of the application the Council received two 

submissions from Fire and Emergency New Zealand (FENZ) and 

Heritage NZ Pouhere Taonga (HNZPT). 

6.2 I consider the submission from FENZ to be a technical issue that is 

not relevant to my area of expertise.  

6.3 HNZPT has sought for the consent to be declined on the basis of 

the intended demolition of a heritage building, associated impact on 

the character of the street and insufficient exploration as to any 

alternative locations or layout of the proposed centre. Issues raised 
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by HNZPT have been considered and addressed in the sections 

above. 

6.4 After consideration of the issues raised in the submission by 

HNZPT, I am still able to support the proposal.  

7.0 CONCLUSIONS 

7.1 I have considered matters raised by submitters and Council officer. 

I believe that the proposal for Te Ramanui including the removal of 

the Gerrand’s building will be a net benefit for the character of High 

Street and be a valuable new community asset for the District. I 

consider the proposed development for Te Ramanui will bring much 

needed vibrance to the centre of Hāwera. I consider that the reuse 

of the Gerrand’s building as part of Te Ramanui will not result in a 

successful civic facility for Hāwera.  

7.2 I confirm my support for the proposal.  

Daniel Thompson 

Project Architect 

Warren and Mahoney Architects Limited 

23 March 2020 
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1.0 QUALIFICATIONS AND EXPERTISE 

1.1 My name is Jos Coolen, and I am an Urban Designer at Boffa 

Miskell Limited, a national firm of consulting planners, ecologists, 

landscape architects and urban designers. I hold the qualifications 

of Bachelor of Science in Architecture Building and Planning and 

Master of Science in Urban Design and Planning from the 

University of Technology Eindhoven in the Netherlands. I am an 

active member of the New Zealand Urban Design Form and an 

affiliate member of the New Zealand Institute of Landscape 

Architecture. I have been working as urban designer based in 

Wellington since 2017 and have work experience in resource 

management planning and landscape architecture in the two years 

prior to that,  providing consultancy services for a wide range of 

clients around New Zealand, including local authorities, land 

developers, and the New Zealand Defence Force. 

1.2 My experience includes the preparation and peer review of urban 

design assessments in the Wellington region and Queenstown 

Lakes District, as well as structure planning and master planning 

across New Zealand.  

1.3 South Taranaki District Council has asked me to advise on the 

urban design effects of Council’s proposal to demolish a heritage 

listed building and build and operate a multi-purpose civic centre at 

127 High Street and 56, 60-66 Regent Street, Hawera. I prepared 

an urban design assessment dated 9 October 2019 that 

accompanied the resource consent application which is the subject 

of this hearing.  

1.4 My evidence will address the following matters:  

• Description of proposal 

• Section 42a report 

• Alignment with the Hawera Town Centre Strategy 

• District Plan compliance 

• Assessment of effects 
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• Submissions 

• Conclusion 

1.5 I have visited the site and am familiar with its surroundings. 

2.0 CODE OF CONDUCT 

2.1 I have read the Code of Conduct for Expert Witnesses issued as 

part of the Environment Court Practice Notes.  I agree to comply 

with the code and am satisfied the matters I address in my evidence 

are within my expertise.  I am not aware of any material facts that I 

have omitted that might alter or detract from the opinions I express 

in my evidence. 

3.0 DESCRIPTION OF PROPOSAL 

3.1 The location for the proposed multi-purpose civic centre (Te 

Ramanui) is on the corner of High Street and Regent Street in 

Hawera.  The site currently accommodates a two storey classical 

style building with a Category 2 heritage status under the South 

Taranaki District Plan and NZHPT (now Heritage New Zealand).  

3.2 The proposal is to demolish the current building and replace it with 

a new purpose built facility that will house Te Ramanui. 

4.0 SECTION 42A REPORT 

4.1 I have received a copy of the Council officer’s report prepared 

under Section 42A of the Resource Management Act. Of relevance 

to my area of expertise are Mr Jones’ comments on built form, 

urban character and amenity, specifically pages 25 and 26. 

4.2 In his report, Mr Jones concurs with my urban design assessment 

that the proposal’s non-compliances and policy non-conformities 

are not inappropriate given the proposed use of the site and 

adjoining space. 
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5.0 ALIGNMENT WITH THE TOWN CENTRE STRATEGY 

5.1 In December 2014, South Taranaki District Council adopted a 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.  

5.2 In the consultation that was undertaken as part of the development 

of the Town Centre Strategy, the opportunity to consolidate and 

centralise community facilities was a well-supported aspect of the 

strategy direction.   

5.3 The chosen location for the civic centre (now named Te Ramanui) 

is the result of an options assessment that considered a range of 

design principles. The centralised position in the main street is a 

key aspect in achieving the catalytic effect sought from this 

investment in the future of the town.   

5.4 In my assessment the central location, both within the main street 

and in the town centre, accessibility from the south (towards SH3), 

the aspect of the site to the north/west sunlight access, and the 

presence of the corner site best suits the intention of the Strategy to 

generate a civic destinational anchor in the town.   

5.5 The Strategy has an objective of supporting heritage buildings in 

the town, and Council has shown this commitment to date and in 

various other places in the centre. However, in balance, the 

removal of the building generates a range of other important 

strategic objectives expressed by the Strategy. 

5.6 The proposed development satisfies the majority of the design 

principles that have been developed as part of the Town Centre 

Strategy. These include: 

• The definition of a core 

• A civic anchor project as a catalyst for regeneration 

• Use of existing anchors to drive activity  

• Addition of quality public space 
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• Creation of an attractive and vibrant Town Centre 

• A stepping stone between other Town Centre anchors 

• Provision of sheltered pedestrian space 

• A place for people to spend time 

• Leading by example to restore public confidence in the Town 

Centre 

• Space for people to emphasise and recognise Hawera’s 

distinctiveness 

• Ability to accommodate events or other community facilities 

6.0 DISTRICT PLAN COMPLIANCE 

6.1 The proposal is subject to provisions of the South Taranaki District 

Council Proposed District Plan 2015. It is in the Commercial Zone – 

Hawera Town Centre.  

6.2 I have assessed the proposal in respect of the urban design effects 

related to the District Plan non-compliances which are defined 

pedestrian frontage (Rule 6.2.2), bulk and location (Rule 6.2.1) and 

floor area (Rule 6.24).  

7.0 ASSESSMENT OF EFFECTS 

7.1 The effects of the proposal that have been addressed as part of the 

urban design assessment that relate to the District Plan non-

compliances effectively relate to the impacts that the design has on 

the street character and open space.  

7.2 An important consideration in the decision for this location was its 

aspect and orientation with regards to both physical and visual 

accessibility and sunlight access.  An attractive open space with 

active edges in a focal point of the town centre offers vital benefits 

to the vibrancy and liveability of the town. This is specifically 

beneficial to an open space associated with community facilities.  

7.3 Alternative options that were considered involved locations that 

would not have generated open space, or have had open space 
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with less sunlight access. Consideration was given to the option to 

retain the existing building’s façade but this would block sunlight 

access to the space behind it.  All these alternatives would result in 

a less attractive space for people to gather, meet or just be part of 

public life of the town in an equitable, positive social place.    

7.4 The proposal’s public open space with ‘active’ edges (ie there is an 

interplay of activity and visual connection from inside the building 

with the public space) consists of proportions that allow for both 

small informal gathering and sitting, or larger event staging and will 

be a considerable improvement over the existing open space on the 

opposite side of High Street.  That space, the result of a corner 

building having been removed some time ago, has a constrained 

aspect and no active edges. By developing a more suitable and 

attractive open space, it would be my opinion that the existing 

square’s use be reconsidered once Te Ramanui is operational.  For 

example, a new building on this site which will leverage from the 

proximity of the Te Ramanui facility and focus the ‘energy’ of the 

town’s social gatherings and public life to Te Ramanui would be 

appropriate. 

7.5 The proposed Te Ramanui building and open space would extend 

the break in the continuous frontage that is made by the existing 

intersecting street corner.  Although the intention of a continuous 

frontage is useful to the nature of a generic main street retail strip 

(which primarily Hawera main street is), the civic nature of Te 

Ramanui and its deliberate intention to be visibly ‘legible’ in the 

town suggests that this frontage requirement can be relaxed.  The 

concept of an outstanding purpose designed architecturally unique 

building and quality open space creating an embayment on the 

main street that is visible and well attended is considered more 

valuable to the vibrancy of the main street than the continuous 

frontage would generate.    

7.6 A vestige of the current built edge will be reflected in the ground 

plane treatment.  A vertical element on the corner of the site will 

mark the corner of the existing building and define the public space 

extent.  
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8.0 SUBMISSIONS  

8.1 Following notification of the application the Council received two 

submissions from respectively FENZ and HNZ.  

8.2 The submission from FENZ is a technical issue that is not relevant 

to my area of expertise.  

8.3 HNZ has requested the consent to be declined on the basis of the 

intended demolition of a heritage building, associated impact on the 

character of the street and insufficient exploration as to any 

alternative locations or layout of the proposed centre. Issues raised 

by HNZ have been considered and addressed in my evidence and 

by others’ evidence. 

8.4 After consideration of the issues raised in the submission by HNZ, I 

am still in support of the proposal.  

9.0 CONCLUSIONS 

9.1 I have considered matters raised by submitters and the Council 

officer. I believe the conclusions in my urban design assessment 

are still valid. In particular I consider that the development of the 

proposed civic centre and the associated civic space in this location 

will have a positive impact on the vibrancy and attractiveness of the 

Hawera Town Centre and will act as a catalyst for further urban 

regeneration. I consider that the urban design effects and benefits 

of this proposal outweigh any non-compliances or policy non-

conformities as a result of this development.  

9.2 I confirm my support for the proposal.  

 
Jos Coolen 
Urban Designer 

Boffa Miskell Limited 

23 March 2020 
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South Taranaki District Council 

Te Ramanui o Ruapu ̄tahanga: Proposed Civic Centre  

Application# RML19107  

 
Heritage Statement 
Andrew Guerin, planner acting for the Council, has requested a statement of any matters not 
covered in my “Assessment of Environmental Effects – Building Demolition, 127 High Street, 
Hawera, October 2019 “(AEE). 

This is as follows. 

Since completing my AEE, Heritage New Zealand (HNZ) has updated research on the 
building which modifies the understanding of heritage values of the former jeweller’s building 
at 127 High Street.  A previous assessment of heritage values was prepared for the Council in 
1998 and updated in 2003.  This very brief assessment suggests its heritage values relate to its 
architecture and contribution to the townscape but notes that “further research would no 
doubt establish an interesting history of retail and commercial use”.  The assessment used a 
now discredited numerical evaluation system, which should not be relied upon as to the level 
of heritage values inherent in the building.  In my view not only is the numerical ranking not 
valid but nor is the weighting used.  It is best practice to assess each heritage value as having 
equal weighting. 

The HNZ report has carried out the research suggested as being needed by the 1998 
assessment.  The revised HNZ document has established that the building was built in 1908 
and designed by local architect J.E. Roe.  Roe practiced architecture between 1899 and 1933 
in South Africa, the Wairarapa, Taranaki, Whanganui, Whangarei and Auckland.  Of interest 
is the association of the building with “ a number of notable and long-standing businesses, 
including Nolan, Tonks and Co. [stock auctioneers], jewellery and watchmaking firms 
Brunette and J.B. Gerrand and Sons Ltd., and the regional Farmers’ Co-operative organisation 
Society”.1   

 
1 HNZ “Summary Upgrade Report, Nolan, Tonks and Co. Building (Former) Hawera (List No. 850, Category 
2 historic place), File: 12009-1337” 



2 

Perhaps the most significant business associated with the building is Allied Farmers Ltd (AFL) 
which had its origins in Hawera in 1884, then known as the Egmont District Agricultural and 
Pastoral Association.  AFL had their head office in the building from 1932-1999.  An article2 
that explores the significance of this company concludes 

The history of Allied Farmers Limited dates back to the late 19th  century. It has 
achieved many successes over the years and has been instrumental in the development 
of cooperative business in New Zealand. AFL continues to be a listed company with 
market capitalisation of NZ$2,370 million and provides both farming and real estate 
services to rural communities.  

In my view, and using the assessment criteria used in the 1998 Hawera Town Centre Heritage 
Inventory but instead using a weighting of exceptional, high, moderate, low, no heritage value 
I would suggest the of the building has a high local historic value as: 

“it illustrates ….the themes of the development of the town, such as settlement history, 
farming,…. and social life.  

….. the building is associated with ….. people …. of importance in …local history.  

….. the building has potential for public education. “ 

Other heritage values are assessed as follows: 

Architectural value is locally high for its architectural style, prominence and 
contribution to the town centre urban design 

Technical value is locally low as the materials and structural system used in the 
building is common for the period 

Symbolic value is locally moderate given that the building has been listed by both 
the Council and HNZ and its listing was reconfirmed in a recent plan review  

Rarity value is locally low as the building type, age and style are not uncommon 

Townscape value is locally high as it is on a corner location, is highly visible and is 
notable for its architectural style 

Group value is locally high as it is one of a coherent group of buildings of a similar 
age, style, materials , history and use.  

 

 

Ian Bowman 

19 March 2020 

 
2 Krishna Reddy and Stuart Locke, “History and Development of Cooperative Business in New Zealand: A Case 
Study of Allied Farmers Limited”, International Journal of Cooperative Studies, Vol 2., No. 1, 2013, 1-9, 
DOI:10.11634/216826311302290 



Resource Consent Application by South Taranaki District Council 
Statement of Evidence of Andrew Guerin  

Applicants planning evidence Te Ramanui  13 

APPENDIX 2 Applicant’s Response to Further Information 
Request  
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