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1.

Introduction

1.1

The Project

South Taranaki District Council is proposing a new multi-purpose civic centre for the town of
Hawera. Hawera, South Taranaki’s largest town, services a large rural area and has a current
population of approximately 12,150 people, with South Taranaki District having a (Census night
2018) population of 27,186.
The new centre development is to be called Te Ramanui o Ruapūtahanga (“Te Ramanui”), and
provides an opportunity to revitalise the Town Centre with the creation of a multipurpose civic
centre and associated civic plaza and public open space. The primary functions to be
accommodated in the proposed new building include LibraryPlus, i-SITE, the Lysaght Watt
Gallery and the Gelato Café. Car parking areas will also be provided.
At the heart of this project are people. Te Ramanui o Ruapūtahanga - The Library, Culture and
Arts Centre aims to support the dreams and desires of the community.
Six goals have emerged for the project, which have underpinned the design and project
objectives:
1. Create an experience that engages and challenges the imagination
2. Embody an enduring sense of quality as a gift to future residents
3. Share historic events, create future history
4. Promote an environmentally sustainable vision for the next generation
5. Interact with and enhance events and cultural programmes. Incorporate ‘Tikanga’ –
knowledge and culture.
6. Encourage growth and opportunities for the entire district
The application site is 5,105m2 in area and located on the corner of High Street and Regent
Street in Hawera’s Town Centre. The site entails 26 land parcels, most notably containing the
Old Gerrand’s Watchmaker Building (also referred to as The Warehouse in the District Plan),
which is a Category 2 Scheduled Heritage Building under the Heritage New Zealand Pouhere
Taonga Act (Register no.850) and is identified as a Category 2 heritage item under the
Proposed South Taranaki District Plan (reference H6). This building is proposed to be
demolished. Under the District Plan, the Gerrand’s Watchmaker building is also identified as
‘Defined Town Centre Corner Site’. The site also has ‘Defined Pedestrian Frontages’ along High
Street and part of Regent Street. The other buildings on the site do not have heritage value
status or other District Plan notations and contain a mixture of retail services.
Co-locating the prescribed functions is intended to rationalise existing council resources, and to
play a strategic role in reinvigorating and revitalising the town’s central business district (CBD).
The current Library and Lysaght Watt Gallery buildings have been evaluated as being in suboptimal condition and no longer fit for purpose. The intention to re-locate the i-SITE from the
Water Tower to this new centrally located hub is that it will bring more tourists into the Town
Centre.
The proposed community centre will have a floor footprint of some 1,522m2 (comprising
1,073m2 for the library space and community rooms/areas, 127m2 for the café, 61m2 for the ISITE, and 81m2 for the gallery space, and 180m2 for services and circulation spaces). The
proposed development will be single floored with a maximum building height of 7.4 metres.
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The site is zoned ‘Commercial Zone – Hawera Town Centre’ in the Proposed South Taranaki
District Plan (2015) (the “District Plan”). Whilst the Proposed District Plan is not yet fully
operative, the provisions relating to the Te Ramanui site are beyond challenge and are
therefore operative, and no regard to the previous District Plan is required.
Resource consent is required under the District Plan for the following activities:
•

Discretionary activity – Rule 15.1.4(a)(iii) for the demolition of a Category 2 building.

•

Discretionary activity – Rule 15.1.4 (a)(v) for earthworks within the heritage setting of a
Category 2 building, which exceeds 10m3 per 12 month period.

•

Controlled activity – Rule 6.1.2(a)(i) for the full or partial demolition of buildings on a site,
where the site has a Defined Pedestrian Frontage (non-notification statement applies)

•

Restricted discretionary activity – Rule 6.1.3 for permitted activities which do not meet the
permitted performance standards in Section 6.2. The performance standards not met are
Standards 6.2.2 which relate to: non-compliance against - Standard 6.2.1.3(ii) in that the
building on the Defined Town Centre Corner Site is less than 10m in height; against
Standard 6.2.2 in respect of Defined Pedestrian Frontage in that the building is not built
to the front road boundary along High Street (Clause i), does not have a building along
the full width (clause (ii), does not have a continuous veranda (Clause iii); and Standard
6.2.4(1) in that the library will occupy an area of some 1522m2 or more at ground floor
level.

Resource consent is also required under the Resource Management (National Environmental
Standard for Assessing and Managing Contaminants in Soil to Protect Human Health)
Regulations 2011 for a discretionary activity under Clause 11(2) for soil disturbance and offsite
disposal of soil.

1.2

This Document

The purpose of this document is to provide an assessment of the potential environmental
effects that the proposed Te Ramanui civic centre building and demolition of the existing
buildings may have on the environment, in support of the resource consent application. An
assessment of effects on the environment is required to accompany any resource consent
application.
This application for resource consent is made pursuant to Section 88 of the Resource
Management Act 1991 ("RMA") and has been prepared in accordance with the Fourth Schedule
of the RMA (reprint as at 19 April 2017) in such detail to satisfy the purpose for which it is
required.
The Assessment comprises 12 sections, starting with an introduction and background
information, followed by a full description of the project, an outline of the specific consent
requirements, an assessment of the environmental effects, statutory assessments, a summary
of the consultation process, an evaluation of notification requirements, and ending with a
conclusion.
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2.

Applicant and Property Details

A completed application form is enclosed as Appendix 1. The summary details relating to the
applicant and subject site are as follows:
To:

South Taranaki District Council

Applicant’s Name:

South Taranaki District Council

Address for Service:

Boffa Miskell Ltd
PO Box 11340, Wellington 6142
Attn:
Andrew Guerin
Phone: 027 801 1255
Email: andrew.guerin@boffamiskell.co.nz

Address for Fees:

South Taranaki District Council
Private Bag 902,
Hawera 4640

Site Address:

127 High Street, Corner of High Street and Regent Street,
Hawera; 56, 60-66 Regent Street, Hawera

Legal Description:

Lots 1 – Lot 9 DP 2632, Lots 10-14 DP 2658, Lots 1-3 DP 5467,
Lots 7-12 DP 3822, Lots 51-53 DP 9
(refer Record of Titles, in Appendix 2)

Owner/Occupier Name and
Address:

South Taranaki District Council
105-111 Albion St,
Hawera 4610

Site Area:

5,105 m² / ha

District Plan Zoning:

Commercial Zone – Hawera Town Centre.

Designations / Limitations:

-

Heritage Building H6
Defined Pedestrian Frontage (applicable to Lots 1 DP
2632 – Lot 9 2632, Lot 11 DP 2658 – Lot 14 DP 2658)
Defined Town Centre Corner Site

3.

Background

3.1

Hawera Town Centre Context

Hawera is South Taranaki’s largest town and is the second largest town in Taranaki after New
Plymouth. Taking its name from the old Māori village of Te Hāwera, Hawera has a population
of 12,150 (2018) but services a large rural area with a population of 27,186 residents. Hawera
lies 71 kilometres south of New Plymouth and is located at the junction of State Highways 3 and
45: State Highway 3 connects Hawera to New Plymouth via Stratford and State Highway 45
connects Hawera with New Plymouth via Opunake.
Dairy farming and processing have been a key component of Hawera’s economy since the late
19th century, with the large-scale Fonterra milk-processing plant at Whareroa, a kilometre south
of the town, being the largest single-site dairy factory in the southern hemisphere. Petroleum
fields (Rimu/Kauri and Kupe fields) are also major contributors to the town’s economy.
Hawera’s existing Town Centre has been heavily influenced by its 19th Century settlement. The
town started with the establishment of a military settlement in 1866 in following the end of the
Taranaki Land Wars in North Taranaki (1860-1864). The township developed around the
military blockhouse and grew quickly with the growth in dairy farming. Today, there are many
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listed heritage features in Hawera, with a significant item being the Water Tower which is an
iconic feature of the Hawera landscape and is a marker for the Town Centre from the
surrounding area. Figures 1 and 2 below identify how the Hawera Town Centre looked in the
late 1800s and in the 1920s.

Figure 1 High Street view with the Water Tower on the right and the subject site on the left in the distance (Source:
Hawera Town Centre Strategy, 2014).

Figure 2 View of four corners, the Library and Blockhouse site from Water Tower, 1925. The subject site is out of view
being to the east of this view shot (Source: Hawera Town Centre Strategy, 2014).

Hawera’s Town Centre is focused on High Street which runs through the middle of the town and
includes the town’s commercial core which is about 500m in length. The typical pattern of the

4
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building form in the Town Centre consists predominantly of buildings being built to the street
frontage with no setbacks, and comprising one to two storeyed buildings.
High Street has experienced a series of changes to the streetscape since the 1970s with
alterations to the traffic direction, parking, roundabouts and extent of pedestrianisation. These
progressive changes to the street have occurred as attempts have been made to maintain the
sustainability of the main street retail core, as well as to public amenity.

3.2

Hawera Town Centre Strategy 2014

In 2014, the Council determined that Hawera’s Town Centre was not fully meeting the needs of
today’s community, both businesses and residents, with much of the Town Centre having been
laid out and developed over 140 years ago and with many of the old buildings being vacant or
underutilised. Whilst the heritage values are important to this area, the Town Centre must serve
a range of important economic, social and cultural values, which have altered considerably over
time.
Boffa Miskell was engaged in 2014 to develop a Hawera Town Centre Strategy that would
assist the community in creating a vibrant and economically sustainable Town Centre and which
would attract new businesses, visitors and residents. The strategy provides a strategic and
spatial action plan that is focused on promoting the sustainability and growth of services and
amenities in Hawera. The strategy was informed by consultation with the community and local
businesses, with inputs from a Project Advisory Group. The strategy1 then fed into the Long
Term Plan (2015-2025), District Plan review and other strategies and policies.
The key issues that were identified in the strategy for the Town Centre included:
•

The lack of a clear vision and strategic direction within the Taranaki regional context.

•

A poor economic performance relative to other NZ Town Centres, with increasing building
vacancies and limited demand for additional floor area.

•

No clear plan for coordinating emerging civic or asset development projects.

•

The existence of many older buildings, some of which have heritage values that are
earthquake prone.

•

A lack of quality public open space, including green space, to provide amenity.

•

Difficult wayfinding for visitors into the Town Centre from main roads.

•

Hawera Library is not meeting people’s needs and requires upgrading.

•

Lack of distinctive character that provides a basis for promoting and encouraging
investment.

•

Poor or unclear connections between key facilities and anchors, public spaces, parks and
parking areas.

•

Poor quality development that has detracted from streetscape quality.

The project vision of the strategy is To make Hawera Town Centre a distinctive, welcoming,
attractive and vibrant place to live, work and visit. The strategy identified 15 key initiatives and
proposals for the Town Centre which included such initiatives as:

1

https://www.southtaranaki.com/uploaded_images/Hawera-Town-Centre-Strategy/Hawera-Town-Centre-Strategy-Adopted-Report--ReducedPDF---2014-12-09.pdf
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•

The development of a new library/ cultural/ civic centre and greenspace in the central
business district (CBD)

•

Redevelopment of the existing town square for retail and office development

•

Improved pedestrian and car park connections within the CBD

•

Improved District Plan provisions to guide new development

•

Heritage preservation guidance, and

•

Actions to encourage traffic into the Town Centre.

3.3

Recent Town Centre Work

Since Council approved its Town Centre Strategy for Hawera in December 2015, two laneway
redevelopment projects have been completed, including Campbell Lane and Korimako Lane.
These two initiatives have been the first initiatives following the Strategy’s adoption.
Campbell Lane provides an attractive, open-aired thoroughfare with greenspace, paving,
seating, and other street furniture to connect Cornish’s Car Park with the High Street retail area.
Korimako Laneway project connects Napier Street carpark to High Street and includes the
refurbishment of an existing building into a new retail space. At least one more laneway is
expected to be developed in the near future. The laneways are detailed in the urban design
assessment accompanying this application.

4.

Site Context and Locality Description

4.1

Site

The application site (hereafter referred to as ‘the site’) comprises 26 land parcels and stretches
from the corner of High Street and Regent Street further back along Regent Street as identified
below in Figure 3 (refer to Appendix 2: Record of Titles). Eight commercial buildings
comprising retail spaces sit on the sites all of which will be removed. The site is owned by South
Taranaki District Council, having been purchased in February 2018). The main access points to
the site are from High Street and Regent Street. See Figure 4 and Figure 5 below.

6
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Figure 3 Application site identified in purple (Source: Hawera Centre for Heritage, Arts, Library Culture and Information
Concept Design Report, 2018).

Figure 4 Showing the site looking from the north, with Gerrand’s Watchmaker Building on the corner.
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Figure 5 Showing the remainder of the site running along Regent Street.

Qualities of the site are demonstrated below in Error! Reference source not found. which
identifies the site and surrounding environment, including natural features such as predominant
wind; as well as listed features such as prominent corners and heritage buildings. The existing
site only contains a small collection of car parks. The site is underlain by marine terrace cover
beds of shallow marine conglomerate, sand and peat of the Ngarino Formation, Pouakai Group.
The geotechnical investigations undertaken by Tonkin & Taylor found that there were dense
Alluvial deposits at a depth of between 8.5m and 12.0m below ground level and lenses of loose
to medium dense alluvium between 5.0m and 8.5m below ground level with a potential to
liquefy. The dense alluvial deposits are appropriate for founding screw piles which will be used
to provide a secure building platform (refer Appendix 3).

4.2

Existing Buildings

The site includes the Old Gerrand’s Watchmaker Building, which is a heritage listed building on
the corner of the two streets (Lots 1-9 DP 2632, Lots 10-14 DP 2658). This building formerly
contained the Hawera outlet of ‘The Warehouse’ retail chain and is often referred to as ‘The
Warehouse Building’. This building is scheduled a Heritage New Zealand Pouhere Taonga
(HNZPT) Category 2 listed building (Register number 850). This building consists of an
Edwardian Free Classical architectural style and is currently being used for retail purposes and
is earthquake prone.
South Taranaki District Council commissioned a Hawera Town Centre Heritage Inventory (refer
to Appendix 4) in 1998 which was updated in 2003 with the purpose of identifying sites,
buildings and objects that have cultural heritage value to Hawera. The Gerrand’s Watchmaker
Building is included in this inventory as Item HIS5 and is included in the Proposed South
Taranaki District Plan as Category 2 heritage item (H6). The building was assessed under the
inventory as having an overall cultural heritage value of 10 out of 20 and a historic value of two
out of five and an architectural value of three out of four.
The building is believed to have been built around the 1900s for office space and retailing and
was originally occupied for many years by a jewellery and watch-making business (Gerrand’s).
Taranaki Farmer’s Co-op then occupied the building from the mid-1950s, followed by The
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Warehouse and, currently the Gelato Cafe. The ornamented façades to High Street and
Regent Street and the veranda fascia remain in situ, although the ground floor retail area is now
vacant.
The other buildings on the site are not considered to have any heritage value and are not listed
in the District Plan or by Heritage New Zealand.

4.3

Surrounds

The activities in the surrounding environment are commercial in nature, comprising a mixture of
retail spaces and services. To the west of the site across Regent Street are a mixture of
commercial and retail spaces, with retail space to the east of the site and to the north of the site
along High Street. The previously mentioned newly developed Korimako Lane intersects High
Street adjacent to the site.
The application site sits in a hub of retail and commercial activities within the Town Centre,
within convenient walking distance to Campbell’s Lane, Countdown and Little Regent Street.
Figure 6, Figure 7, Figure 8 and Figure 9 below show the surrounding environment. The
adjacent building on the corner of High Street and Regent Street (depicted in Figure 6 below) is
identified as a heritage item (reference H7, Category 2) but is not included listed by Heritage
New Zealand.

Figure 6 Shows the adjacent buildings to the west of the site.
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Korimako Lane

Figure 7 Showing the adjacent sites to the east and north of the sites including Korimako Lane as identified by the
arrow.

Figure 8 Korimako Lane, adjacent to the site.
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Figure 9 Showing the adjacent buildings to the west of the site (on the left of the photo), looking up Regent Street to
High Street.

As identified in the Town Centre Strategy, the Gerrand’s Watchmakers building is one of a
number of heritage buildings within the Hawera Town Centre.

Figure 10. Hawera Town Centre heritage buidlings
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5.

Proposal

5.1

Description of Activity

5.1.1

Proposed Civic Centre

This application relates to a proposed Hawera Civic Centre (‘Te Ramanui’), to contain facilities
for Arts, Library, Culture and Visitor Information. Specific activities proposed under this consent
include:
•

Demolition of a Category 2 listed building

•

Development of a new civic centre building to house a library, information centre, gallery
and café, and associated car parking and accessways.

•

Development of a civic space in front of the proposed building.

In 2011, an independent review concluded that the existing Hawera Library (located at 46 High
Street) was too small for the number of people utilising the space and it was recommended that
Council build a larger District facility. After receiving this advice the Council considered the
feasibility of replacing the current Library with a new multi-purpose ‘Civic Centre’. The strategy
suggested co-locating the library, council services, art gallery, culture and heritage services and
i-SITE Visitor Information Centre into one location. The current building containing Lysaght
Watt Gallery in Union Street is in a poor condition and is not clearly identifiable from High
Street.
Council concluded that the Civic Centre would be an important component of the Town Centre
Strategy and would provide the following benefits for Hawera and the wider community:
•

a civic public space for everyone

•

a social place to meet, educational benefits (technology/ schools/ adult learning/
research)

•

cultural (artwork/ gallery/ exhibition space), entertainment, food and beverages

•

gateway – marker and a catalyst for regeneration (business/retail); and

•

provision of cultural distinctiveness (history/people).

The proposal for a new Civic Centre obtained support through public consultation feedback that
was undertaken to inform the Hawera Town Centre Strategy 2014. As noted in the Town
Centre Strategy, a new Civic Centre could act as a catalyst for renewal of Hawera’s Town
Centre, provided the Civic Centre was located to ensure it works in tandem with the Town’s
existing retail anchors and activities.
The Hawera Town Centre Strategy details the positive elements of undertaking the proposed
Civic Centre which include:

12

•

A Civic Green will help to address the lack of greenery within the Town Centre with planter
beds and specimen trees complimenting the Civic space at the public entrance on High
Street – this will help to create an attractive, vibrant and social place that people of all ages
can enjoy.

•

The Civic Centre and Civic Green should be geared to appeal to both Hawera residents and
those visiting the Town Centre.

•

The Civic Centre and Civic Green helps to add distinctiveness to Hawera Town Centre.
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The proposed building will serve as a wider community facility, with the primary functions to be
accommodated in the new building including: a LibraryPlus, an i-SITE information centre, the
Lysaght Watt Gallery, and the Gelato café. The proposed Civic Centre was informed through
user workshops with the public and the Town Centre Strategy (see the Concept Design Report
in Appendix 5 for a more detailed analysis behind the proposed Civic Centre).
Through the development of the Town Centre Strategy, members of the community identified
the Library and Lysaght Watt Art Gallery as being two of the features of the Hawera Town
Centre they value the most. Having these services sited together in a central location will help
to make a cultural hub in the centre of town and will create a focus point for drawing people of
all ages together. The decision to co-locate the functions will also rationalise existing council
resources, as well as playing a key strategic role in reinvigorating and revitalising the town’s
CBD.

5.1.2

Site Selection

The site for the proposed Civic Centre was selected for its central location within the Town
Centre, its proximity to other recent development (including Campbell Lane, Korimako Lane and
Countdown Supermarket upgrade) and proximity to existing public features and amenities. This
is demonstrated in Figure 11 below which details site context considerations. This includes
nearby anchor/parking areas, both existing areas and those under development, such as the
Little Regent Street Parking and Napier Street Parking, the Water Tower and park and for
having ease of walking access to these features.

Figure 11 Broader site consideration and context of the selected Civic Centre proposal site (Source: Concept Design
Report, 2018).

Figure 11 above shows the benefit of the site context including proximity to the existing town
square, having an active edge to High Street and the potential to have bus movement to the site
and beyond, as well as having a potential main vehicle route from SH3 to the site. This
potential vehicle, bus and walking movement lines are indicated in Figure 11.
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As part of the site selection process, as outlined in the Architectural Design Report, a number of
other sites and site/activity configurations were explored. The three alternative sites were not
pursued due to a number of reasons including the sites:
•

Not available for purchase

•

Having south facing civic space with limited sun access

•

Limited opportunity to provide an active edge to the current square

•

Located further away from the centre of the CBD

•

Split into two buildings which limited its usability for civic activities.

(see Architectural Design Statement in Appendix 6).

5.1.3

Demolition of Building

In order to develop the proposed Te Ramanui Civic Centre, all existing buildings across the 26
lots will need to be demolished. Careful consideration went into the decision on what to do with
the existing Gerrand’s Watchmaker Building (being the only listed heritage building on the site).
Given the heritage value of the building and its location on Hawera’s main thoroughfare, the
option of retaining the building and utilising adaptive reuse was carefully considered. With the
building’s earthquake prone status, however, it was concluded that the financial implications of
having to restore and earthquake proof the building were far greater than demolishing the
building and rebuilding.
Subsequently, it was decided to demolish the Gerrand’s Watchmaker Building for financial
reasons, public safety concerns and to allow the development of this strategically important
Civic Centre building. The applicant commissioned a Heritage Assessment to be undertaken to
assess the building and the effects of demolishing the building (see Appendix 6).

5.1.4

Building and Design Elements

The proposed Civic Centre has a floor footprint of some 1,522m2 (comprising 1,073m2 for the
library space and community rooms/areas, 127m2 for the café, 61m2 for the I-SITE, and 81m2
for the gallery space, and 180m2 for services and circulation spaces). The basis and detail of
the building design is outlined in Appendix 6: Architectural Design Statement. The proposed
new building will be single-storeyed with a height of 7.4 metres at the highest point.
The new building is proposed to be have a modern design that is in keeping with the wider
streetscape and surrounding environment, providing a vibrant, attractive public space, as per
Figure 12 below. As detailed in the Architectural Drawings (see Part 4.0 drawing A02.001,
A02.002 and A03.001 of Appendix 6), the new building’s façade is proposed to consist of a
timber framed wall with sheet cladding, and to include a louvre system at the northern end, a
concrete boundary wall at the southern end of the building, with Panel cladding for the proposed
roof finish. See specifications detailed under the Architectural Design Statement which include
key design and structural details on the building envelope, interior, structure and building
services. The Structural Preliminary Design Report which includes pile and foundation plans,
roof and framing detail is also included (Appendix 7).
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Figure 12 Showing initial visual depiction of proposed design (Source: Preliminary Design Report, 2019

The western elevation will have a glazed wall and a wind beam. The northern elevation is
proposed to have precast concrete panels and aluminium cladding with timber framing over the
steel structure. As detailed on Site Plan A02.002, the library’s internal elevation will consist of
timber finish with a gallery signage panel and hidden doors. The library’s internal elevation
consists of a solid wall and a section of gallery signage and i-SITE signage.
As demonstrated on the site plan A03.001, the building’s floor will consist of concrete slabs and
foundation beams, and steel wind beams being utilised and operable windows given for natural
ventilation systems. The roof design has been modelled on a saw tooth roof form, being a
modern interpretation of an industrial/ agricultural building form.
As identified in the Concept Design Report (Appendix 5), the design drivers of the proposed
building have been based on sustainable design concepts and key building form and function
considerations. A site-specific solution has been proposed which responds to the topography
and ground conditions, with landscape features and modernised abstractions of the Region’s
materials, forms, vegetation patterns and landscape helping to create design ideas to inform the
building’s design, orientation and siting. The functions of each building space are detailed in full
in the Architectural Design Statement (Appendix 6).

5.1.5

Parking and Traffic Features

The proposed parking provision for the Civic Centre includes the proposed Regent Street
Carpark and Riddiford Carpark and on-street parking on Regent Street and High Street by the
facility (see Boffa Miskell’s preliminary landscape design plans – Appendix 9). A total of 40
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onsite parking spaces will be provided, with a further eight on street spaces provided, including
two mobility parking spaces. The proposed parking area provides:
•

Overflow parking from Regent Street and spaces for cars and campervans/ caravans

•

Power supply supporting campervans/ caravans and electric vehicles

•

Landscaping with specimen trees and rain gardens which are predominantly native species.

Access to the parking spaces will be provided from Regent Street and Riddiford Street, via 3.54.5m wide accessways.
It is intended that along High Street in front of the building will be modified to be a slowed
intersection, with the space intended to connect the main civic space with surrounding building
and to calm traffic making it safe for people to enter the new building and landscape. This is
important for pedestrian safety and street consistency.

5.1.6

Access, Open Space and Landscaping

The main outdoor space and predominant feature of the Civic Centre will be the proposed civic
space to the front of the building. It is intended to be the “centre of the centre” or the heart of
Hawera. This space will support the Civic Centre and its functions, as well as host temporary
events including community and street events. The space will be designed to meet modern
standards for access and mobility.
As part of the proposed design, there will be a 200m2 courtyard to the rear of the proposed civic
building which is labelled as Coastal Forest in the Landscape Design Plans (Appendix 9). As
outlined in the Architectural Design Statement (Appendix 6), this area is to be a contemplative,
partially roofed courtyard linking to the ‘Living Room’ space within the building. The courtyard
space will provide after-hours access to the building to enable people use the meeting rooms
and other facilities and includes a coastal forest.
Vehicle access to the site can be provided off Regent Street and Riddiford Street. Pedestrian
access will be designed to provide access and mobility, via High Street, Regent Street and
Riddiford Street with physical access to the proposed building being provided to the north, west
and east of the site from each street.
Indicative landscaping furniture, structures, surfacing and planting is detailed on the
Landscaping Plans (Appendix 9), including cycle stands, cycle repair stations, cycle pumps,
custom timber seats and tables, signage and rubbish facilities. Proposed vegetation includes
rain gardens, planter beds and street trees, including coastal trees. The landscaping will
include a mixture of surfaces including paving, rumble strips, steel mesh, turf and asphalt.

5.1.7

Services

The site is reasonably well serviced by utilities with water supplies existing for the current
building onsite running from Regent and High Streets. It is proposed that it will be possible to
re-use one of the water supplies with the need to add better connection devices.
A new gas connection will need to be established from Regent Street. It is expected that the
building will need a new transformer as part of the development (to be confirmed with Powerco),
with the nearest supply coming from a 11kV transformer on Regent Street.
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5.2

Construction Methodology

The demolition works are anticipated to take 8-10 weeks to complete, with an anticipated
construction period of 12-14 months.
The demolition will be staged with the works to progress in a north to south direction. A site
specific demolition plan will be developed for the site to ensure adjoining sites are not
comprised, and that all existing hazardous material (such as asbestos) is appropriately
managed removed. Matters to be addressed in the plan include a description of the site and
project, the deconstruction planning and sequence, safety measures, timeframes,
environmental effects, communications, and associated traffic and noise management plans.

6.

Reasons for the Application

6.1

South Taranaki District Plan Assessment

6.1.1

Relevant Plan

In 2015 South Taranaki District Council notified the proposed South Taranaki District Plan.
While the proposed South Taranaki District Plan 2015 (“District Plan”) is not yet operative, the
provisions relating to Te Ramanui are beyond challenge and are therefore operative. The one
outstanding appeal does not relate to any District Plan provisions subject to the Te Ramanui
resource consent application.

6.1.2

Zoning, Features and Overlays

The site is within the Commercial Zone – Hawera Town Centre. The District Plan notes that:
‘The District Plan needs to provide for commercial and retail development to enhance vibrancy,
functionality, economic growth and community wellbeing in these rural towns, and contribute to
the success of the towns by making them more attractive place to live, work and play.
The existing building at the corner of High Street and Regent Street is identified as a Category 2
heritage item under the Proposed South Taranaki District Plan (reference H6), and is a
Category 2 Scheduled Heritage Building under the Heritage New Zealand Pouhere Taonga Act
(Register no.850). The Plan identified the building as the Warehouse and the Heritage NZ
Registrar identifies the buildings as the Old Gerrand’s Watchmaker Building.
Under the District Plan, the Gerrand’s Watchmaker building is also identified as Defined Town
Centre Corner Site. The site also has Defined Pedestrian Frontages along High Street and part
of Regent Street (along Regent Street from the intersection from High Street extending to the
intersection with Little Regent Street).
This zone provides for the following activities as permitted activities: retail activities, commercial
activities, entertainment activities, community activities, healthcare services, emergency
facilities, education facilities, offices, open space, car parks, public conveniences, visitor
accommodation, marae, papakāinga development and residential activities, including residential
activities ancillary to the operation of a permitted activity.
The proposed activity falls within the above permitted activities (comprising Community
activities, Retail activities, Open space, Car parks) and therefore compliance is required against
the development and general standards under the Commercial Zone (Section 6).
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Given the proposal involves demolition of a listed heritage building and earthworks of the
heritage building site, assessment is also required against the Heritage provisions within the
District Plan (Section 15).
Also of potential relevance are Section 10 Parking and Transportation Rules, Section 16
Financial Contributions, and Sections 11 and 19 General Rules.
It is noted the building eves extend over Regent Street into road reserve. This does not in itself
trigger resource consent, rather will require an encroachment license from Council.
All activities within road reserve are covered by designation D77 which is for Roading Network
purposes (noting High Street is a Primary Collector Road and Regent Street is a Secondary
Collector Road).
Prior to construction, the lots will be amalgamated, or a linking certificate obtained to ensure
compliance with the Building Act requirements for building over lot boundaries.

6.1.3

District Plan Activity Status

A compliance assessment of the proposal against relevant provisions of the District Plan has
been undertaken (attached as Appendix 10 Compliance Assessment). Based on the
assessment, the proposal requires the following resource consents pursuant to the District Plan.
Included below are matters of assessment:
•

Discretionary activity under Rule 15.1.4(a)(iii) for the demolition of a Category 2 building

•

Discretionary activity under Rule 15.1.4(a)(v) for earthworks within the heritage setting of
a Category 2 building, which exceeds 10m3 per 12 month period.

•

Controlled activity under Rule 6.1.2(a)(i) for the full or partial demolition of buildings on a
site, where the site has a Defined Pedestrian Frontage.
Matters to which the Council restricts its discretion:
(i) Effects on visual amenity values and streetscape character.
(ii) The future use, maintenance, and development of the site, including the
duration in which it may be left vacant.

•

Restricted discretionary activity under Rule 6.1.3 for permitted activities that do not meet
the permitted performance standards in Section 6.2 – for this proposal, the non-compliance
relates to:
- Standard 6.2.1 (3)(ii) Bulk and Location (in relation to height being less than 10m on a
Defined Town Centre Site)
- Standard 6.2.2 (i) (ii) and (iii) Defined Pedestrian Frontage standards (in relation to not
building up to the front boundary, not building along the full site width, and lack provision
of continuous verandas)
- Standard 6.2.4 (1) Minimum and Maximum Floor Areas (in relation to the building being
greater than 500m2 in floor area)
Matters to which the Council restricts its discretion:
(i) Avoiding, remedying or mitigating of actual or potential effects deriving from
non-compliance with the particular performance standard(s) that is not met,
except where specifically identified in other rules below.
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6.2

National Environmental Standards Contaminated Soil

The National Environmental Standard for Assessing and Managing Contaminants in Soil to
Protect Human Health (NESCS) is a nationally consistent set of planning controls and soil
contaminant values. The purpose of the NESCS is to ensure that land potentially affected by
contaminants in soil is appropriately identified and assessed before it is developed and, if
necessary, have the land remediated or the contaminants contained to make the land safe for
human use.
The NESCS uses the Ministry for the Environment’s ‘Hazardous Activities and Industries List’
(HAIL) to identify activities and industries that are considered likely to cause land contamination
resulting from hazardous substance use, storage or disposal.
The proposed works only require very minor land disturbance during construction. Existing
buildings are to be demolished, and concrete slabs and foundation beams are to be used as the
base level of the building. Ground beams will be used as part of the foundation beams and four
steel screw piles will be required to be driven into the ground.
Taranaki Regional Council’s ‘Selected Land Use Register’ (SLUR) identifies only one site
across the eight land parcels, at 60 Regent Street, as having a historical contaminant usage,
because it was once used to store and sell provide agricultural machinery. However, the
current status of the site, which contains a vacant building, is detailed in the SLUR as a ‘2(b)Haz Subs Not Present-No identified contaminant’. No other part of the site is on the Council’s
SLUR. There are no records relating to the former motor vehicle garage located on the
southern portion of the site.
Tonkin and Taylor were engaged by the applicant to undertake a geotechnical investigation to
determine ground conditions, and a preliminary ground contamination assessment to
investigate potential contaminants on site. Tonkin and Taylor’s findings are provided in its
‘Geotechnical Investigation and Preliminary Foundation Design’ and ‘Preliminary Ground
Contamination Assessment’ reports that are contained in Appendix 3.
The ground investigations found that the site has a soil profile consisting of fill, volcanic
deposits, alluvial deposits (organic silts) and alluvial deposits (fine to coarse sand). The
investigation also found that the groundwater levels at the site are at 4.1m below ground level,
with a low liquefaction risk identified for this site.
The Preliminary Ground Contamination Assessment identified that HAIL activities have been
undertaken at the site. Table 4.1 in that report details the potential for contamination from past
activities on the site which is limited to surface soils and the soil/ground water interface.
The testing of soils at the site found recorded arsenic, cadmium, total petroleum hydrocarbons
(TPH), polycyclic aromatic hydrocarbons (PAHs) concentrations below laboratory level of
detection and three soil samples of copper lead and zinc concentrations were elevated
compared to other samples and therefore elevated above expected background concentrations.
Asbestos was not detected, and dissolved copper and nickel were present in the water
samples. No soil samples showed heavy metal concentrations above the soil contaminant
standard for commercial/industrial land use.
Under the permitted activity standards of the NESCS, the maximum volume of soil disturbance
on land used by an activity identified on the HAIL must be no more than 25 m3 per 500m2 of site
area, with a maximum of 5m3 per 500m2 of soil to be taken away per year. As outlined in the
Preliminary Ground Contamination Assessment, if the entirety of the site is considered to be a
HAIL site, then for the total site area of 5,105m2 the maximum permitted soil disturbance and
disposal thresholds are therefore interpreted to be:
•

Soil disposal – 51m3

Te Ramanui o Ruapūtahanga – Hawera Multi-Purpose Civic Centre | Application for Resource Consent and Assessment of Environmental Effects

19

•

Soil disturbance – 255m3

Earthworks for the site are anticipated to exceed the above permitted activity thresholds for soil
disturbance and offsite disposal of soil, and in the absence of a detailed site investigation, for
the avoidance of doubt, consent is sought for a discretionary activity under Clause 11(2) of
the NESCS.
No other National Environmental Standards are applicable to the proposed works.

6.3

Taranaki Regional Council

The Regional Freshwater Plan (“RFWP”) became operative on 8 October 2001. The rules
related to discharge of contaminants to land and water are in Section 7.4.3 of the RFWP. The
RFWP applies to an activity that will result in a discharge of contaminants to land and water that
has the potential for adverse effect on the environment. On the basis there will be no discharge
of contaminants to land or water, consent is not required under the RFWP. However, should
there be any discharges, consent will be sought.

6.4

Overall Activity Status

Given more than one activity is involved and the activities are linked, the bundling principle can
be applied, and the most restrictive activity classification applied to the overall proposal. The
proposal triggers consent for a controlled, restricted discretionary and discretionary activity and
therefore under the bundling principle, overall the proposal is considered a discretionary
activity.

7.

Assessment of Environmental Effects

7.1

Approach to the Assessment

In accordance with section 88 of the RMA, an assessment of the activity’s effects on the
environment follows. This assessment is based on the guidance under the relevant Proposed
District Plan rules and clauses 6 and 7 of Schedule 4 of the RMA.
The sections below describe the potential adverse effects arising from the activity, any
proposed avoidance/remediation measures and an evaluation of the significance of those
effects. The effects included in this assessment relate to the proposed demolition of the heritage
building, the positive effects of the Civic Centre, the proposed building effects, the effects on
adjacent sites, construction effects and traffic effects. The assessment draws on the following
technical assessments:
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•

Architectural Design Statement, dated October 2019, prepared by Warren and
Mahoney, Appendix 6

•

Heritage Assessment, dated October 2019, prepared by Ian Bowman, Architect and
Conservator, Appendix 8

•

Landscape Design Statement, dated September 2019, prepared by Boffa Miskell Ltd,
Appendix 9

•

Urban Design Assessment, dated September 2019, prepared by Boffa Miskell Ltd,
Appendix 11.
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7.2

Positive Effects

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.
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. As can be seen in Figure 13
below there is limited greenery in the Town Centre and along the main street (High Street). 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.

Figure 13: Aerial photograph showing extent of greenery within Hawera’s Town Centre, with the application site shown
in red and area of proposed Civic Space shown in green (Source: Google Maps, 2019).
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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 provide 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.

7.3

Effects of demolition and loss of heritage

The Gerrand’s Watchmakers Building is a listed Heritage Building under both the District Plan
and Heritage New Zealand’s heritage listings. Demolition of this building will contribute to a loss
in heritage values within Hawera’s heritage stock and particularly in the Town Centre.
Careful consideration was given before the decision to demolish the building was made,
including assessing the possibility of utilising adaptive re-use as an alternative. The costs of
strengthening the earthquake prone building and retrofitting it to work with the requirements of
the proposed civic centre would be significant (refer Appendix 12 Initial Seismic Assessment
report and the Cost Estimate for seismic strengthening).
The seismic report placed the building at 19% New Building Standard (NBS) Grade E. This is
due to the building constructed/plastered in un-reinforced masonry with unreinforced masonry
walls (URM) and being 2 storey. According to the Initial Seismic Assessment (“ISA”) report the
external walls have random cracking, in particular around the upper level adjacent windows and
parapet corners. The external URM walls are in average to poor condition.
The estimated cost to bring the heritage building to >70%NBS is in the order of $1,060,000
(excluding GST). This is for a basic upgrade that retained the ground floor open shop fronts
without beams. However the cost did not include full refurbishment and the replication of
finishes (refer to cost estimate for other exclusions).
The assessment of the building within South Taranaki District Council’s Heritage Inventory
concluded that the building has an overall Cultural Heritage Value of 10 out of 20. The specific
values given to the assessment criteria behind the building’s overall heritage value are provided
in Table 1 below.
The assessment identifies that the building has stronger architectural and townscape values as
opposed to historic, technical, rarity, symbolic or group value. It is important to identify that the
building does not have a strong historic value to Hawera.
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Table 1: Showing the proposed assessment of the heritage building as part of Hawera’s Heritage Inventory (Source:
Heritage Inventory, 2003).

Whilst the building is listed by Heritage New Zealand, it is registered as a Category 2 building
and therefore has historical or cultural significance or value but, unlike a classified Category 1
building, it is not considered to have ‘special’ or ‘outstanding’ historical or cultural significance or
value.
In assessing the effects on Historic Heritage, Policy 2.11.13 of the District Plan provides matters
to have regard to.
Policy 2.11.13 provides:
Restrict the full or partial demolition of Category 2 buildings, objects or sites
included in the Historic Heritage Schedule, having regard to the following matters:
(a) Effects on historic heritage values.
(b) The importance attributed to the heritage item by the wider community.
(c) Consideration of reasonable alternatives.
(d) Feasibility of adaptive re-use.
(e) Building safety.
(f) Economic implications and/or limitations.
(g) Appropriateness, compatibility and appearance
The accompanying explanation to the policies provides:
Category 2 buildings can only be demolished if the demolition is considered
appropriate having regard to the matters set out in Policy 2.11.13. An application
will need to have a strong case demonstrating an assessment of feasible
alternatives and the reason that demolition is the only feasible option for the
heritage building or object.
An assessment of these matters is provided as follows, noting they have been informed by the
various technical documents and assessments.

7.3.1

(a) Effects on historic heritage values

The Council engaged Ian Bowman, an independent and experienced Architectural Conservator,
to undertake a new heritage assessment of the Gerrand’s Watchmakers Building (refer
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Appendix 8). The assessment concludes that the proposal to demolish 127 High Street,
Hawera will result in a moderate/ large negative effect that will be permanent and irreversible to
the heritage values inherent in the building. The assessment also details that demolishing the
building will decrease heritage and streetscape values of neighbouring heritage and older
buildings that provide the unique urban design environment of the Hawera town centre.
The assessment concluded that the demolition will reduce the stock of heritage buildings in
Hawera which provides a lens on the architectural, construction and commercial history of the
town and that the new design contrasts with the existing streetscape and environment.

7.3.2

(b) The importance attributed to the heritage item by the wider community

Specific to the proposed demolition of the heritage listed building, while explicit feedback on the
demolition aspect was not sought from the community, the feedback on the development
proposal as a whole (which clearly included the demolition of the buildings on the site including
the listed building) in 2018 was largely positive. More than 170 responses were received. None
of the comments expressed any concerns regarding the demolition of the heritage building.
Some submitters noted a desire to record or acknowledge heritage in some way e.g. wall
displays, art work and murals show casing the history of Hawera.
By way of background context in relation to the community response to heritage protection
provisions in the District Plan, the heritage item was effectively ‘rolled’ over into the 2015
proposed District Plan, with one submission in support lodged by Heritage New Zealand. The
discretionary activity status for the demolition of heritage buildings and objectives and policies
within Section 2.11 (relevant to the proposal) were not submitted on, where demolition should
be assessed on a case by case basis and that in some circumstances, demolition may be
appropriate.

7.3.3

(c) Consideration of reasonable alternatives

In developing and assessing the proposal, the applicant has considered alternative options for
the redevelopment of the site and retention of the building. These included:
•

Maintain status quo

•

Consideration of other sites

•

Retention and redevelopment of the heritage building

•

Retention of the heritage facades

•

Construction of replica facades.

These options were informed by the Architectural Design Statement, Heritage Assessment and
Structural Assessments.
As detailed in section 7.3.5 of this assessment, the Initial Seismic Assessment placed the
building at a 19% New Building Standard (Grade E), which is well below the council requirement
of at least a 67% NBS rating.
The assessment of reasonable alternatives was as follows:
7.3.3.1 Maintain status quo
One option is to maintain the status quo and not use the site. The primary benefit of this option
is that the existing heritage building would be retained and would have the least adverse effects
on heritage values. However, this option does not resolve the issue of the existing heritage
building needing to be brought up to code, nor does it provide for the proposed activity on the
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site and achievement of the town centre strategy in terms of providing a core site that would act
as a catalyst for regeneration and work in tandem with the towns existing retail anchors and
activities.
7.3.3.2 Retention and redevelopment of the heritage building
Throughout the process the Council has explored options for retention and redevelopment of
the existing heritage building, including alternative options for the facility design.
A key consideration in assessing the retention and redevelopment of the building design is the
funding availability for restoration works.
In terms of funding sources, options are as follows:
•

Heritage NZ - National Heritage Preservation Incentive Fund (not applicable as only
available for privately owned heritage places)

•

Heritage EQUIP (not applicable as only available for privately owned heritage places).

•

Unreinforced Masonry Buildings Securing Fund (is not available in the region).

•

Regional Cultural Heritage Fund and Lottery Grants.

•

Council Local Discretionary Grants (small community grants are available where there
is a clear benefit to the community)

•

South Taranaki District Council – Assistance Package: The Council can provide
assistance up to a maximum of $6,000 towards the costs of strengthening or
redeveloping commercial property sites that are identified as earthquake-prone.

The Council explored the above options but concluded that based on the considerable seismic
upgrading and restoration costs, and the difference between the availability of funding and the
associated criteria, sufficient funding is not available.
The second consideration in exploring options for retention and redevelopment of the existing
heritage building, include the assessment of alternative options for the facility design. Warren
and Mahoney explored the alternative site development options in depth with the consideration
of a number of alternative options.
7.3.3.3 Retention of the heritage facade
The three considerations in the retention of the heritage façade were as follows:
-

Usability of the site

-

Costs and viability of retention

-

Heritage values

The retention of the façade would not allow for a civic outdoor shared space on the north
(sunny) side of the site. As outlined in the assessment by Warren and Mahoney (Appendix 6
Architectural Design Statement) the alternative option of locating the civic space to the south of
the site would take it away from High street and would be shaded for most of the year which
would discourage its use. The retention of the façade would incur significant seismic
strengthening costs. More importantly, it was considered by the design team that retaining the
façade would not provide a worthwhile connection to the buildings original purpose being a retail
and office building.
Given the retention of the façade would compromise the use of the site, would incur significant
costs and would if retained have limited heritage value, the alternative for retention of the
heritage façade was not pursued.
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7.3.3.4 Alternative site options
The applicant explored various options for the site and the heritage building. A key feature in
designing the facility and consideration of the integration of the heritage building is achieving the
town centre strategy for the site, developing a site and facility that meets its purpose, as well as
the consideration of the costs of restoring the heritage building. Three alternative sites were
discounted due to a combination of reasons. These included the buildings not being available
for purchase, they would result in south facing civic open space area and some not being
centrally located within the CBD.

7.3.4

(d) Feasibility of adaptive re-use

The adaptive reuse of the building was considered by the design team. Like with the retention of
the façade of the heritage building, its retention and reuse would not allow enough room for a
civic outdoor area on the north (sunny) side of the site (refer Appendix 6 Architectural Design
Statement). The civic space would need to be shifted to the south of the site which would take it
away from High street and the current public square to the north east of the site. Being shaded
for most of the year this which would discourage its use.
Retention of two floors would also reduce the flexibility for public uses. Retention of the building
would inhibit the provision of a large open space that could be used for public and other town
functions outside opening hours such as charity dinners and small shows/musical events. The
retention of the heritage building would also require bringing it up to Building Act seismic
strengthening requirements which would incur significant costs (>$1million). For these reasons
this option was not selected.

7.3.5

(e) Building safety

The applicant engaged BTW Company to undertake a ISA in May 2019. This estimated the
building at 19% NBS – New Building Standard Grade E. The ISA report is attached as Appendix
12.
The non-invasive visual lSA inspection found
Generally, the building appears to be in a fair condition, however it is quickly
evident that the building comprises a significant critical weakness in the form of a
two storey plastered un-reinforced masonry ‘red-brick’ external wall along both
High and Regent streets. The building appears to contain some internal URM walls
to the existing stairwells, however, the majority of the building structure internally is
timber construction. Anecdotal evidence suggests some modification have been
made to the building over the course of its life, but the building appears to be
largely unchanged since it was originally built.
The URM external walls exhibit an amount of random cracking, especially around
the upper level’s adjacent windows and parapet corners. We were not able to
inspect the extent of how the timber structure and flooring and roof systems are
connected to the external URM walls; however, it is suspected that the fixing is
sufficient for gravity purposes, but unlikely adequate to resist significant lateral
restraint to flexible floor and ceiling diaphragms.
Any building below 34% is considered ‘earthquake prone’. At 19 NBS, the building is assessed
as having a very high life-safety risk. The Building (Earthquake-Prone Buildings) Amendment
Act 2016 contains maximum timeframes for Territorial Authorities to assess and identify
potentially earthquake prone buildings. Given Hawera is identified as medium seismic risk area,
and the high level of vehicular and pedestrian traffic, it is considered likely the Council will be
required to demolish or strengthen the building within 25 years.
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7.3.6

(f) Economic implications and/or limitations

As outlined above, the cost of retaining all or part of the heritage building would incur significant
costs to the Council. Due to the heritage building’s configuration and location it would also not
achieve the design outcomes to provide a centrally located multi-use civic facility which could be
used for a variety of activities.
Most of the heritage building has been empty for over 10 years. The Hawera Town Strategy
noted that there was limited demand for additional floor area. If the Council had not bought the
building, it is likely that it would have been left to deteriorate through lack of interest by potential
commercial users to earthquake strengthen the building. If that was the case and it remained
empty, it could have had a negative impact on businesses in the surrounding area.
In terms of the town scale, the construction of the multiuse civic building in the central heart of
Hawera’s CBD on the other hand has the potential to encourage other business owners to
invest in the town centre, including adaptive re-use of listed heritage buildings.

7.3.7

(g) Appropriateness, compatibility and appearance

The appropriateness, compatibility and appearance of the proposed facility are key
considerations. Warren and Mahoney have assessed the proposed facility in context of the site.
The following outlines the thinking behind the design from the architects (refer Appendix 6
Architectural Design Statement):
Te Ramanui is a building designed for its time, reflective of the South Taranaki district.
The materiality of raw concrete and black steel reflects the districts proud farming,
energy generation, black sand beaches and bold natural elements; such as the steep
cliffs that drop dramatically into the Tasman Sea.
The proposed design of Te Ramanui is developed in a way which creates small scale
places for visitors to dwell, places for groups to gather and semi-private nooks to sit in
and look out on the Hāwera township.
The architectural form reflects the history of the district. The sawtooth roof form
reflects the historic dairy factory typology, common in the district; and the local
engineering workshop formally located to the south along Princes Street. This
workshop created much of the plant and infrastructure for the dairy industry in
Hāwera. The new design captures ideas that resonate with local iwi and themes that
traverse the multi-generational history of Hāwera…
The Regent Street façades rhythm has been broken up by the structure of the trestle
legs and alternating glazed and solid walls. Activity within Te Ramanui will be shown
to people on the street via glazed areas along Regent Street. The High Street frontage
of Te Ramanui is set back from High Street, this will create activity for the new civic
space and outdoor dining area for the café. Materials on the main facades will be
strong and industrial-like, reflective of local industry. This rhythm is also expressed in
the landscape elements along Regent Street to create a coherent design.
Te Ramanui will sit proudly in the centre of the town amongst many heritage buildings.
The contrast between modern and historic play off one another other, for example the
heritage buildings convey Te Ramanui’s modern and of its time aesthetic. Conversely
the mana of the heritage buildings are further enhanced by the contrast with Te
Ramanui…
The library is currently out growing its facility and needs to expand to meet the needs
for the growing district. The current library is approximately 800m2. Combining these
facilities allows the sharing of services and provides a level of activity to pull visitors
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into Te Ramanui. Combining these allowed for a reduction of costs which enabled new
ESD (Environmental Sustainability Design) features to be incurred into this building.
The large open space can also be used for other town functions outside operating
hours, such as charity dinners or small shows.
The urban designer (Jos Coolen) for the project outlined the appropriateness of the building
form and materials (refer Appendix11). The following provides a summary of his findings:
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.
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 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.

7.3.8

Mitigation

Given the heritage building is to be demolished, mitigation is not available.
Alternative options were explored in terms of the site, and alternative for the building
configuration. As noted, the site was chosen for its location, orientation, availability and ‘fit’ with
the Hawera Town Centre Strategy, with the conclusion reached to develop design proposals for
the site. The design process then explored the various options for the redevelopment of the site
including the partial and full re-use of the Heritage building. These are outlined above and in the
Architectural Design Assessment in Appendix 6.
Given the decision to proceed with a design that removes the heritage building, the applicant
then considered a number of measures to reflect the design heritage of the building. Such
measures include:
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-

Building Recording (recording of the demolition process)

-

Reuse of Building Materials (i.e. salvage of materials for use in the new facility or be
made available for other heritage building owners)

-

Public Interpretation (such as installation of interpretive panels or public
installations, such as in the civic area)

-

Strengthening of existing heritage resources (exploration of funding allocation for
the preservation of other heritage buildings)

-

In site preservation of Archaeological materials (the preservation of historical or
archaeological features in situ)
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The Council has considered the above options. They have agreed to record all of the buildings
to be demolished on the site, not just the heritage designated portion. It would be a combination
of photographic and video footage. If it is practical and possible they will include some of the
existing salvaged timbers in the new facility. As per the agreement with the previous owner, the
heritage veranda poles will be salvaged and he has the first option to take them for re-use.
This documentary heritage will form part of the Archival material held at the Museum and could
also be used for a temporary exhibition either in the Museum or at a suitable location in Hawera.
Some of this material could also go into any future editions of the Hawera Heritage Inventory
produced by the Council. The Council are also proposing to relocate some Council officers to
the existing library and shifting the Council Chamber (meeting) to the library to ensure the
ongoing use of this heritage building.

7.3.9

Conclusion on Heritage

The redevelopment of the site will result in the removal of a heritage building with associated
adverse effects on heritage values. However the alternative reuse options that were explored
would not achieve the design objectives for creating a multi-use civic building that is centrally
located that would help to revitalise Hawera’s town centre and rejuvenate economic activity in
the CBD. The Council has however committed to documenting the buildings interior and exterior
and exhibiting these in the museum or other suitable locations in Hawera including within Te
Ramanui.

7.4

Building design, urban character and amenity

Details on the specific building design, landscaping and site amenity concepts are provided by
the Architectural Design Statement contained in Appendix 6 and the proposed landscape plans
in Appendix 9. The Urban Design Assessment contained in Appendix 11 fully assesses how
the proposal acknowledges and respects the surrounding residential character and context.

Town Centre Character
The vision of the Hawera Town Centre Strategy 2014 is:
Hawera’s Town Centre is an economically sustainable and dynamic place that is reflective of its
heritage with a contemporary outlook attracting people and business to the benefit of the town
and wider District.
The Town Centre Strategy identifies key issues with the existing Town Centre, particularly with
the character and quality of buildings in that:
•

many older buildings, some of which have heritage values, are earthquake prone

•

there is a lack of quality public open space, including green space, to provide amenity

•

it is currently difficult to way find for visitors into the Town Centre from main roads

•

there is a lack of a distinctive character

•

there are poor or unclear connections between key facilities and anchors, public spaces,
parks and parking areas, and

•

poor quality development has detracted from the streetscape quality.

The above excerpts from the Town Centre Strategy highlight the importance of a new civic
centre to creating a vibrant town centre. The proposed new civic centre is a key cornerstone of
the strategy.
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The Urban Design Assessment concludes that:
Te Ramanui - will be an asset to the town of Hawera. It is a unique and carefully designed
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.

7.4.1

Building design

The proposed Civic Centre has been designed to provide a modern and attractive building,
supported by pleasant and useable open space, as a means to revitalise Hawera’s Town
Centre and rejuvenate economic activity in the CBD. The proposed design is distinctly more
modern than much of the current building stock in the CBD. Given the proposed development
entails the loss of a heritage building, the design sought to provide a high-quality and strongly
articulated new building that would make its own contribution to the town’s architectural
character. The building design uses high quality materials and neutral colours to ensure the
proposed building is appropriate to its context and provides a valuable contribution to the local
townscape.

Height
The building height does not comply with Standard 6.2.1.3(ii) in that the building on the Defined
Town Centre Corner Site is less than 10m in height. While the building contains only one level,
when viewed externally it reflects a two-storey building. The single storeyed design and large
bivouac sawtooth roof articulation, which entails a series of sloping dual-pitched ridges, controls
height, bulk and dominance effects. The comparable height to others on the street will ensure
that the surrounding and adjacent properties are not dominated by the proposal and thus
maintaining their sunlight access is maintained and any potential shading effects from the
proposal are greatly reduced.
The proposed vernacular roof articulation allows for direct sunlight exposure control inside the
building, ensuring uniform lighting of the proposed space by enabling light pathways. The roof
design also provides design interest and reflects the pitched roof design of existing buildings on
the site and other buildings along Regent and Little Regent Street. The articulated roof form
breaks up the bulk of the facility by expressing the building’s finished height and roof forms of
different scales. This reduces the perceived overall building bulk and scale.
The building’s entrances will be clearly articulated through the use of different materials for the
front (northern) and rear (southern) entrances, and for the northern and southern façades
compared with the western and eastern facades. The building’s main entrance, facing High
Street, consists of precast concrete panels and folded aluminium cladding on ply, while the
southern entry, facing Regent Street, will be predominantly glazed. The eastern and western
façades consist of timber framed walls with compressed sheet cladding.
Overall the building height is not out of place.
Building Setbacks and Width
The building does not comply with Standard 6.2.2 in respect of Defined Pedestrian Frontage in
that the building is not built to the front road boundary along High Street (Clause i), does not
have a building along the full width (clause (ii), does not have a continuous veranda (Clause iii).
In terms of the building setbacks, although the defined pedestrian frontage requirements cannot
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be met, due to the removal of the Gerrand’s Watchmakers Building and the stepping back of the
proposed Civic Centre from the street edge along High Street and Regent Street thus no longer
having a defined pedestrian edge, careful consideration has gone into the design to ensure the
building is visually attractive with positive amenity effects.
The Architectural and Urban Design Statements provides the rationale for the proposed building
setbacks and the lack of continuous pedestrian shelter on the defined pedestrian frontage.
Warren and Mahoney outlined that:
Te Ramanui does not continue the veranda along High Street as this would impact the
feel of the civic space and cause shading from the north. High Street includes various
areas where verandas are not continuous and we believe that this will not have a large
detrimental impact on pedestrians. A large area of roof is provided in front of the main
entry door to allow people to have shelter after exiting the building. A formal veranda is
not provided along Regent Street but the large roof elements do overhang. As access to
Te Ramanui can occur via the covered front civic space and entry on Regent Street is
inset to provide some cover from rain. Very few verandas are provided on similar
perpendicular streets at this distance from High Street, therefore the degree of shelter is
not inconsistent with that existing in the town centre at present.

Building Bulk
The proposal does not comply with Standard 6.2.4(1) in that the library will occupy an area of
1,522m2 or more at ground floor level. While the building is large in scale, when viewed from
High Street the building is broken up to reflect differing spaces and activities. The bulk as
viewed from Regent Street is broken up by the modulated building design. This reduces the
perceived overall building bulk and scale.
Sustainability
The proposed building has been designed utilising sustainable design features which includes
rain water collection, solar panels, natural ventilation and thermal mass (see page 12 of the
Concept Design report Appendix 5). Rain gardens are also included in the design (refer
Landscape Design Statement Appendix 9).
For the above reasons, the proposed civic centre development is at a scale, form and footprint
that is appropriate for the site. Any minor effects have been addressed through sensitively
locating and articulating the form of the building in order to respect adjacent buildings and the
wider streetscape.

7.4.2

Urban character, streetscape and visual effects

The building’s single storeyed form and design will help to mitigate any potential effects on
urban character and streetscape effects. The building is to be setback from the front boundary
to allow for the civic square space. Furthermore, the addition of the civic space and planting will
help to create a positive aesthetic effect on the wider streetscape and environment. The
building’s height will be in accordance with the wider streetscape and use of a neutral colour
palette.
The proposed development will have a positive effect on the vitality of the street and will help to
enhance pedestrian connectivity and access through Regent, Little Regent and Riddiford Street
and with Korimako Lane. The proposed demolition of the Gerrand’s Watchmakers Building
allows a section of High Street to be opened up, which is currently enclosed with the building
being at the street edge. This will provide greater ease of movement from High Street to Regent
Street through stepping back of the Civic Space from the street edge. The opening up of this
section of High Street provides an opportunity to install a Civic Space and provide needed
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public space and greenery along High Street. The only other green space along the CBD
portion of High Street is the Water Tower. This helps to break up the monotony of buildings and
provides for variation in form and aesthetics.
The proposed development is expected to be visible from High Street, Little Regent Street,
Regent Street and Riddiford Street. The controlled form, scale and height will enable a visually
attractive development without causing any negative visual, dominance or bulk effects.
The building has been designed to be permeable to allow connections through it between
different parts of the town. This will both allow a greater exposure of functions to site users and
enable an extension to the exterior civic spaces, streets and laneways.
The principles of Crime Prevention through Environmental Design will be met through the use of
glazing across the frontage to maintain visibility. The open space civic area to the front of the
civic will be visible from the street and the building. The parking area to the south will be lit and
is open to the street. The Riddiford St Car park will also be lit, and have direct access to the
building.

7.5

Effects on adjacent properties

The articulated roof pattern and compact nature of the proposed building will reduce any
potential dominance effects on adjacent sites. There are no direct neighbours to the north or
west as the site fronts High Street and Regent Street respectively. At the south of the site, the
neighbouring building is further separated by a driveway, which combined with respected
setbacks on the southern boundary, also helps to reduce any dominance or bulk effects.
To the east of the site sits Riddiford Street where all buildings are either garages or rear,
secondary entrances to buildings or car park spaces. The street is neglected in nature and the
proposed development will provide an opportunity to enhance the appeal and connectivity of the
street. Having a continuous, contemporary building will enhance the outlook of Riddiford Street
and the current building stock.
The proposed design has been carefully designed to reduce visual effects upon adjacent sites,
with visually recessive colouring and the use of landscaping and footpath design to setback the
building from the street edge and remove potential bulk effects. Any potential effects on
adjacent properties is also greatly reduced through the use of landscaping and public space to
the rear and front of the space. This includes grass and planted mounding, adding amenity and
creating much needed greening of the Town Centre.
The proposed development will open up High Street and Regent Street to pedestrian movement
and make it a more visually enticing space. Any shading effects or sunlight access effects on
adjacent properties are considered to be less than minor. The proposed Civic Centre will also
provide an opportunity to increase foot traffic and street users which is expected to have
positive flow on effects for surrounding retail business with greater exposure.

7.6

Cultural effects

From the outset of the initiation of this project, a Project Advisory group was established by the
Council. Its membership included Council Elected representatives, key Council staff, a
community member and one representative each from Ngāti Ruanui iwi, who are Mana Whenua
and Nga Ruahine iwi.
The terms of reference for the advisory group is to provide advice on –
1.
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Key design elements;
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2.
3.
4.
5.

Internal layout and;
Cultural elements of the facility
Community engagement
External fundraising

The advisory group has formally met on four occasions to discuss reports prepared by the
Architects Warren and Mahoney, including the early Project Brief, and Concept Design plans.
Update information have also been sent to the group at important stages, where feedback was
not required, but to keep the group informed of progress.
One of the committees of the South Taranaki District Council is an Iwi Liaison Committee.
Membership of this committee is the Mayor, Councillors and two reps each from the four iwi
within the district rohe. Presentations have been provided to the Iwi Liaison Committee and the
item was on the committee “Matters Arising” list and updates have been regularly provided.
Te Ramanui o Ruapūtahanga - the name of the facility - was gifted to the community by Ngāti
Ruanui elder - Turangapito (Sandy) Parata.
Just recently, the Council had an initial meeting with a Ngāti Ruanui representative to start
discussions on how the Council might incorporate cultural design and iwi storytelling into Te
Ramanui o Ruapūtahanga.
There are no known sites of significance to tangata whenua on the site. The actions outlined
above demonstrate a level of support for Te Ramanui. As such it is considered that the adverse
cultural effects (if any) for Te Ramanui will be less than minor.

7.7

Traffic and parking effects

The applicant engaged Stantec to undertake a traffic assessment (refer Appendix 13).
The proposed access, parking, and servicing provision to the site is shown in the Proposed Site
Plans and Landscape Plans contained in Appendices 7 and 9. The total park stock provided
from both on-street parking provision on Regent Street and High Street and from the proposed
on-site parking with the Regent Carpark and Riddiford Carpark is sufficient to cater for the
parking requirements of the proposed development. This is enabled by the site’s location in the
centre of the township and the availability of on street parking spaces in the vicinity.
The District Plan exempts the proposal from compliance with the standards within Section 10.2
– 10.6. relating to Roading and Access on the basis the site is identified as ‘Defined Pedestrian
Frontage’. On this basis on site parking is not specifically required. However, the application has
proposed onsite parking for employees and visitors. There are two distinct parking areas onsite, one area located adjacent Regent Street (“Regent Carpark”) and a second area adjacent
Riddiford Street (“Riddiford Carpark”). A total of 41 parking spaces area proposed on-site, plus
five on-street parking spaces on Regent Street and two on-street mobility spaces on High Street
(total 48 proposed spaces). There are currently 18 on-street parking spaces and 25 on-site
spaces (total 43 existing spaces) so collectively, this proposal will add five spaces to the area.
The combined parking provision will serve the demands of the site while also providing a public
resource for the town centre as a whole.
Although not forming part of the application proposal, the Council is exploring the relocation of
the intercity bus route and stop (to reflect the proposed change in location of the information
centre into the proposed facility). The traffic assessment has not identified any issues with the
change in route and stop given it is not specifically provided on the site (or a specific District
Plan or proposal requirement).
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Overall, the transportation impacts of the proposed redevelopment is not significant and
complies with the District Plan. The effects resulting from any traffic on the surrounding network
are considered to be within the permitted baseline and anticipated by the District Plan. Overall,
the proposed activity is expected to enhance the town centre by improving the pedestrian
environment and adding more parking, with no more than minor traffic effects .

7.8

Noise

Activities proposed for the Civic Centre generally do not generate significant sound levels and
any potential noise effects are considered to be no more than minor. Noise from the proposed
Civic Centre will be largely contained by building insulation. Any anticipated noise will be from
the civic square space at the front of the Centre and the outdoor space at the south of the site
attached to the proposed building. This is located within a Commercial Zone, and therefore any
noise should not adversely affect residential or other sensitive uses.
The proposed development is within the Commercial Zone – Hawera Town Centre and the
applicable noise rule 11.2.4.1 applies:
Noise generated by any activity in the Commercial Zone shall not exceed the following
noise limits at any point within any other site in the Commercial Zone:
All times 65dB LAeq (15 min)
All times 90dB LAmax
The proposed civic centre and associated civic square is expected to comply with the specified
noise limits under the Proposed District Plan.
In respect of construction noise, this can be adequately mitigated using normal construction
techniques and this will be captured in the Proposed Construction Management Plan. It should
be noted that construction noise is exempt from the Noise performance standards referenced in
part 11.2.1. (d) of the Proposed District Plan provided the noise is assessed, managed and
controlled by NZS6803. The applicant will comply with NZS6803.

7.9

Signage

Signage is proposed along the northern, western and eastern building facades to promote the
proposed civic centre’s functions which include Hawera’s library, the i-SITE information centre,
the Lysaght Watt Gallery and The Gelato Café.
Signage will not include lights and will not retract from the proposed building or surrounding
environment.
The signage will comply with the District Plan requirements (see Appendix 10).
This signage will be cognisant of the building’s overall design concept and will reflect existing
signage on the current i-SITE, gallery, library and gelato café sites. The café gelato signage
already exists on the current Gerrand Watchmaker building. Therefore, the effects resulting
from any signage on the building are considered to be no different to what currently exists at
each service’s current site.

7.10

Earthworks and construction effects

Earthworks are only required to install steel screw piles to support the proposed beams (see
Appendix 7 for specifications). Earthworks will exceed 10m3 under the footprint of the heritage
building. No cut or fill is proposed for the proposed building as the existing buildings will be
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demolished and a concrete slab will be placed over the ground for the building’s foundation.
Tonkin and Taylor in its Geotechnical Report (Appendix 3), indicated that the dense alluvial
deposits are indicated to be appropriate for the preferred steel screw pile solution.
Sediment control measures will be installed before any earthworks to install the screw piles
begin, and will remain in place until re-surfacing removes the risk of soil loss. Some temporary
effects may be experienced during construction. These temporary effects will be minimised
wherever practicable, in accordance with the mitigation measures set out below.
The primary temporary construction effects relate to noise, vibration, traffic and parking.
During construction, a ‘Complaints Procedure’ is proposed to address any concerns of the
surrounding landowners, occupiers or general public.

7.10.1

Traffic and car parking effects

The primary traffic and parking effects during construction will be associated with the movement
of heavy vehicles. Truck movements to and from the site are expected during construction for
the transportation of material. The number and frequency of construction traffic is still to be
determined but given the road’s classification, and carrying capacity, the impact of construction
traffic will be no more than minor.
Other construction vehicles (mostly used by construction staff) will be predominantly light-weight
vehicles and will be similar in number, frequency and use to other activities operating in the
area. It is anticipated that construction vehicles will access the subject site via Regent Street
during the construction phase.
Continual monitoring of the site will form part of the Construction Management Plan.
Construction vehicles and machinery will be stored on site overnight, within the confines of the
construction site area.
A Construction Traffic Management Plan will be in place during construction, which will set out
the proposed mitigation measures to manage traffic effects on the surrounding area (e.g.
temporary signage, safe, wide and clear temporary access, safe turn around, and safety briefing
notes) and the complaints procedures to be used.
Furthermore, the complaints procedure will assist to mitigate any unforeseen traffic or parking
issues during the time of construction, should they arise. Overall, the effects of construction on
traffic and parking for surrounding landowners, occupiers and Town Centre users/ visitors are
not considered to be significant and can be appropriately managed using the proposed
mitigation measures.

7.10.2

Construction noise and vibration

The construction of the proposed civic centre and associated civic square is expected to
generate temporary noise and vibration effects. Construction noise will be managed using bestpractice techniques (e.g. well-maintained and appropriate equipment, restricted hours of
machinery use) to comply with New Zealand Standard: NZS6803 - Acoustics for Construction
Noise.
Vibration effects may be experienced by surrounding landowners and occupiers. The vibration
effects are not anticipated to be significant or cause damage to nearby buildings. A consent
condition can be added that requires a demolition and construction noise and vibration
management plan be provided prior to works commencing on site to meet NZS6803:1999;
suggested wording for this condition is provided in Section 7.10 below.
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7.10.3

Sediment and dust effects

As the proposal involves minor land disturbance to place the bearings and the demolition of
eight buildings, there is potential that dust and sediment may be generated during earthworks,
demolition, and construction of the proposed commercial buildings. Best-practice soil
management procedures will be in place so that the construction does not generate dust
nuisance beyond the boundaries of the site (e.g. scrim cloth, spray systems, vacuum
attachments, preventing stockpiling near site boundaries).
Silt and sediment will also be controlled using best practice measures (e.g. sediment
containment system, sand bag bunds, and wheel wash facilities at site accesses). The
anticipated effects are within the permitted baseline, are anticipated by the Proposed District
Plan, and can be appropriately managed using best-practice construction measures.

7.10.4

Health and safety and potentially contaminated land

Before construction begins on the proposed civic centre and civic square, the main contractor
will prepare a site-specific Safety Management Plan to be continually updated for the duration of
construction. This Plan will set out the methods to ensure health and safety of contractors and
the general public (e.g. task analysis worksheets, a hazard register, construction hazard notice
board, construction hazard control documents, site induction/visitor register, incident and
accident investigation registers, emergency evacuation plan, hazards materials register, etc.).
To ensure that site soils are safe for both the protection of on-site workers and for off-site
disposal, it is recommended that a detailed site investigation be carried out in conjunction with
the site demolition and redevelopment works. Additional precautions for working with potentially
contaminated soil will also be included in the CEMP.
A key measure to maintain the safety of the general public will be by fencing off the specific site
area under construction and restricting access that particular part of the site.

7.11

Suggested consent conditions

The particular mitigation measures and/or conditions proposed should cover the following
matters: Contaminated Site Management Plan, Construction Management Plan, Noise and
Vibration during demolition and construction and Construction Traffic Management Plan.

7.12

Conclusion of Assessment of Environmental Effects

It is considered that the proposed Civic Centre development will be a functional, attractive,
enticing building that will satisfy the needs of South Taranaki District Council and the
community. The proposed Civic Centre and associated civic space attached will play a
significant part in revitalizing Hawera’s Town Centre and providing an effective means of colocating and increasing use of the town’s key functions.
Given the proposed building’s effective use of site coverage and landscaping and its different
use of complimentary façades to break up potential bulk and form, it is generally considered to
be consistent with development anticipated under the Commercial – Hawera Town Centre
Zone. The saw-tooth roof design ensures the building mass is separated and the limited height
ensures the building is not overly dominant within the surrounding streetscape and landscape.
The modern design regenerates the Town Centre space making it a more attractive and vibrant
community space whilst ensuring the articulation and form of the façades use high quality
materials and neutral or visually recessive colours.
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The adverse effects on traffic and parking from the proposed building are considered to be
within the permitted baseline and are anticipated by the District Plan.
Overall, it is considered that the actual and potential adverse effects that may result from the
proposal can be remedied and mitigated so that they do not generate a significant adverse
effect on the environment. The building form and associated landscaping is anticipated to make
a positive contribution to the immediate environment and the wider locality.

8.

Statutory Assessment

In accordance with Section 104(1) of the Resource Management Act 1991 (‘RMA’), this part of
the report addresses the following statutory documents which are relevant to the assessment of
this proposal:
•

National Policy Statement for Urban Development Capacity

•

Taranaki Regional Policy Statement (‘Taranaki RPS’)

•

South Taranaki Proposed District Plan including relevant plan changes

•

Part 2 of the RMA

8.1

Section 104B

Section 104B states that, where considering an application for a discretionary or non-complying
activity, the consent authority may grant or refuse the application. If the activity is granted, the
consent authority may impose conditions pursuant to Section 108. Suggest conditions are
provided in Section 1

8.2

National Policy Statement for Urban Development Capacity

The National Policy Statement for Urban Development Capacity 2016 (NPS-UDC) directs local
authorities to provide sufficient development capacity in their resource management plans,
supported by infrastructure, to meet demand for housing and business space. The NPS-UDC
recognises the national significance of:
•

urban environments and the need to enable such environments to develop and change

•

providing sufficient development capacity to meet the needs of people and communities and
future generations in urban environments.

The proposed civic centre and civic square space will provide a positive contribution in meeting
the community and business needs providing a combined space for important businesses and
community functions. The proposed space is an important example of enabling development
and change in an urban environment and ensuring development capacity to meet the needs of
people and communities and future generations in the urban environment.
The development provides for the efficient use of valuable town centre land supply and is
responsive to findings of the Hawera Town Centre Strategy, noting that the Town Centre
required revitalisation and vibrant community spaces and that existing community functions
were becoming in-effective. The proposed development is responsive to the changing needs of
the community and the acknowledgement that the current Town Centre is no longer in
accordance with community and business needs.
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For these reasons, the proposed development is considered to be in accordance with the
outlined NPS-UDC’s objectives below:
OA1: Effective and efficient urban environments that enable people and communities and
future generations to provide for their social, economic, cultural and environmental
wellbeing.
OA3: Urban environments that, over time, develop and change in response to the changing
needs of people and communities and future generations.
OC1: Planning decisions, practices and methods that enable urban development which
provides for the social, economic, cultural and environmental wellbeing of people and
communities and future generations in the short, medium and long-term.
OC2: Local authorities adapt and respond to evidence about urban development, market
activity and the social, economic, cultural and environmental wellbeing of people and
communities and future generations, in a timely way.

8.3

Taranaki Regional Policy Statement

The Operative Regional Policy Statement for the Taranaki Region 2010 (“RPS”) defines how
the natural and physical resources of the Region will be cared for and managed.
The RPS contains numerous objectives and policies relating to the issues of the region and
controls on the natural and physical resource use. Of relevance in terms of the nature of the
proposed activity are objectives and policies under the categories of use and development of
resources (Objective 1 and Policy 1), land and soil (Objective 1 and Policy 1) and the built
environment (Objective 1 and Policy 1) included in Table 2 below.
Table 2 Taranaki RPS objectives and policies

Objective

Policy

Use and development of resources
Objective 1

Policy 1

To recognise the role of
resource use and
development in the Taranaki
region and its contribution to
enabling people and
communities to provide for
their social, economic and
cultural wellbeing.

Recognition will be given in resource management processes to the
role of resource use and development in the Taranaki region and its
contribution to enabling people and communities to provide for their
economic, social and cultural wellbeing.

Land and Soil – Accelerated Erosion and Sustainable land use and management practices
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Objective 1

Policy 1

To maintain and enhance
the soil resource of the
Taranaki region by avoiding,
remedying or mitigating the
adverse effects of
accelerated erosion on soil
resources.

Encourage land use and management practices that will promote the
sustainable use and development of land and soil resources and
minimise soil erosion by:
(a) avoiding, where practicable, practices that cause accelerated
erosion; and
(b) remedying or mitigating the adverse effects of accelerated erosion
where it occurs.
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Objective

Policy

Sustainable Urban Development
Objective 1

Policy 1

To promote sustainable
urban development in the
Taranaki region.

To promote sustainable development in urban areas by:
(a) encouraging high quality urban design, including the maintenance
and enhancement of amenity values;
(b) promoting choices in housing, work place and recreation
opportunities;
(c) promoting energy efficiency in urban forms, site layout and building
design;
(d) providing for regionally significant infrastructure;
(e) integrating the maintenance, upgrading or provision of infrastructure
with land use;
(f) integrating transport networks, connections and modes to enable the
sustainable and efficient movement of people, goods and services,
encouraging travel choice and low-impact forms of travel including
opportunities for walking, cycling and public transport;
(g) promoting the maintenance, enhancement or protection of land, air
and water resources within urban areas or affected by urban activities;
(h) protecting indigenous biodiversity and historic heritage; and
(i) avoiding or mitigating natural and other hazards.

Protecting Our Historic Heritage
Objective 1

Policy 2

To protect the historic
heritage values in the
Taranaki To protect the
historic heritage values in
the Taranaki region from
inappropriate subdivision,
use and region from
inappropriate subdivision,
use and development, and
where practical enhance
those values.

Historic heritage will be protected from inappropriate subdivision, use
and development, and the maintenance, conservation and restoration of
historic heritage sites, places and values will be encouraged as far as
possible.

The proposal is consistent with the above objectives and policies in that the proposed
development will enable Council to provide for the community’s social, economic and cultural
wellbeing by co-locating and enhancing both private businesses and public services in one new
development. This is also supported by helping to revitalise the town’s centre to reflect
changing community needs. The proposed earthworks will be very minor in nature and any
disturbance has been limited to installation of bearings. Whilst demolition of an historic building
is proposed, significant considerations were given to the adaptive reuse of the building. Given
costs of this adaptive re-use and earthquake strengthening of the earthquake prone building,
this was not deemed financially feasible. No other heritage buildings are being impacted.
The proposal provides an effective sustainable urban development solution through the
proposed building incorporating sustainable design elements where possible and being
restricted in nature to be appropriate for the sites and surrounds.
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8.4

South Taranaki Proposed District Plan

South Taranaki District Council reviewed its former District Plan (operative in 2004) in 2014, and
following consultation and research, produced a Proposed District Plan in August 2015 for
submissions. The Hearings Panel’s decisions on submissions were notified on 5 November
2016. The Proposed District Plan is not fully operative, being subject to appeals. However, all
the provisions relating to this proposal including the Commercial Zone provisions and Heritage
provisions are fully operative under the Proposed District Plan as there are no unresolved
appeals on these provisions.
The proposed civic centre will be located in the Commercial Zone – Hawera Town Centre Zone,
with both the High Street and Regent Street frontages being identified as Defined Pedestrian
Frontages. The site contains one scheduled Category 2 heritage item being ‘The Warehouse’,
identified under the District Plan as H6 and as reference number 850 under the NZHPT
Register of Scheduled Heritage Items.
Provisions relevant to the Project are as follows:

Commercial Zone – Hawera Town Centre Objectives and Policies
Table 3 Commercial Zone – Hawera Town Centre Objectives and Policies

Commercial Zone – Hawera Town Centre Objectives and Policies:
Objectives:
2.4.4 Maintain and enhance the character and amenity values of commercial areas in a manner that
enables commercial and other activities to support the local community, while avoiding or mitigating
adverse effects within and adjoining the commercial areas.
2.4.5 Complementary and compatible non-commercial activities within the commercial areas that
support the functioning of commercial areas and recognise the sensitivities and amenity levels within
and adjoining commercial areas.
2.4.6 Maintain and enhance the attractiveness and vibrancy of the Town Centres across the District.
Policies:
General Commercial Zone
2.4.7 Recognise and provide for the commercial functioning, character and amenity values of the
District’s commercial areas through a single Commercial Zone.
2.4.8 Recognise the variability of the commercial areas across the District through the use of areas
(‘overlays’) that manage and reinforce the role, function, characteristics and qualities of these areas as
follows:
(a) Hawera Town Centre Area, applied to High Street and surrounding sites, being the principal retail
and servicing focus of South Taranaki with a concentration of mainly specialty retail activities,
supermarkets and a pedestrian orientated area.
…
2.4.9 Provide for a wide range of activities within the Commercial Zone which meet the needs of the
local community with convenient access to goods and services, and opportunities for economic growth
and social interaction.
2.4.12 Manage adverse effects from activities and development within the Commercial Zone to maintain
and enhance the amenity values within the Commercial Zone, as well as the adjoining Residential and
Rural Zones. Adverse effects from activities and development in the Commercial Zone may include
building dominance, shading, noise, vibration, odour, dust, glare, and also reverse sensitive effects from
sensitive activities.
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Commercial Zone – Hawera Town Centre Objectives and Policies:
2.4.13 Ensure that the design, scale, location and layout of development and buildings in the
Commercial Zone recognises the local context and character, and maintains or enhances the safety,
convenience, accessibility and amenity of commercial areas, while also recognising the functional and
operational needs of commercial activities.
2.4.17 Ensure the site layout, design and functioning of new or redeveloped anchor activities deliver the
Hawera Town Centre Strategy, enhance the vibrancy and vitality of the Town Centre, and manage
adverse effects on streetscape amenity from building bulk, parking, traffic, and signage.
Hawera Town Centre Area Policies
2.4.18 Provide for commercial development which enhances the vibrancy and functionality of the
Hawera Town Centre, while ensuring that development protects and enhances existing amenity and
character, and does not generate adverse effects on the environment.
2.4.19 Promote consolidation, reuse and redevelopment to achieve an efficient use of existing
infrastructure and enhance the vibrancy of the Hawera Town Centre.
2.4.21 Maintain and enhance amenity values in the Hawera Town Centre by encouraging the provision
of open public space, landscaping, artwork, seating, and public amenities and services that are easily
accessible, walkable, safe, attractive and enjoyable.
2.4.22 Maintain an attractive streetscape and safe pedestrian environment within the Hawera Town
Centre by identifying a Defined Pedestrian Frontage and managing development along these frontages
to ensure:
(a) Continuous verandas and building frontages
(b) Prominent corner site buildings
(c) Active and transparent building frontages; and
(d) Limited on-site vehicle access and parking.
2.4.23 Ensure adequate provision and maintenance of community activities and buildings to meet the
cultural, administrative and social needs of the community.
2.4.24 Allow for flexibility when addressing parking provision within the Hawera Town Centre, such as
alternative sites, multi-use vehicle parking areas, while recognising the need for parking for specific
activities and ensuring that any on-site parking areas do not significantly detract from pedestrian
amenity or streetscape character.

The proposed multi-purpose civic centre and civic square will both rationalise existing council
resources and community facilities and reinvigorate the revitalisation of the town’s central
business district. The proposed building and public space will ensure the facility meets the
future social and cultural needs of the community by creating improved opportunities for social
interaction and exchange to occur.
Public functions and commercial activities are supported by this proposal. This proposal
provides a vital opportunity to not only revitalise an important part of the Town Centre, making it
more vibrant and attractive, but it will also increase pedestrian connectivity to important public
amenities and retail facilities. This includes to the new Countdown supermarket and to the
Korimako and Campbell Laneways.
The proposed building and civic space is likely to increase the numbers of community and
outside visitors to the area, having positive flow on effects for retail and other business in the
CBD. The proposal provides opportunities for greater flow on economic growth and social
interaction, especially as more revitalisation projects emerge from the Hawera Town Centre
Strategy planned developments.
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The proposed building is restricted in scale, size, façade use and colour to be sympathetic to
the surrounding environment and wider streetscape. This manages and ensures no adverse
effects from building bulk, dominance or signage. Utilising existing land parcels ensures
effective re-use of land within Hawera’s Town Centre core, providing an effective example of
consolidation, co-location and redevelopment.
The proposed landscaping and civic square space provide a positive amenity and visual effect
through encouraging public use of open space through the proposed landscaping, structures
seating, artwork and public amenities.
Whilst the proposed development will remove the existing Defined Pedestrian Frontages along
High and Regent Streets, a prominent corner and development frontage is provided through
having a landscaped and vibrant public space and the provision of a vertical and high height art
work on the corner of High Street and Regent Street. Some roof protection cover for
pedestrians will still be provided to protect from the elements through the proposed design. This
development ensures many positive elements including Crime Prevention through Environment
Design (CPTED) principles of having open public spaces, to attract more people and having
eyes on the street and greater pedestrian connectivity and visual connection between Riddiford
Street, Regent Street and High Street.

Heritage Objectives and Policies
Table 4 Heritage Objectives and Policies

Heritage Objectives and Policies:
Objectives:
2.11.2 To protect significant historic heritage that reflects the culture and history of the South Taranaki
District from inappropriate subdivision, use and development.
2.11.3 To protect known archaeological sites identified on the Planning maps, and their historic values,
from being destroyed or modified due to inappropriate subdivision, use and development.
2.11.4 To promote and enhance greater public awareness of, and support for, historic heritage within
the South Taranaki District.
Policies:
2.11.5 Identify historic heritage that contributes to an understanding and appreciation of the culture and
history of the District, the region and/or New Zealand that is of significance or value for one or more of
the following matters; aesthetic, archaeological, architectural, cultural, historic, social, spiritual,
scientific, technological, industrial or traditional significance or value.
2.11.6 Record significant historic heritage buildings and sites identified in accordance with Policy 2.11.5,
and group these buildings and sites according to their relative significance into one of the following
categories:
…
(b) Historic Heritage Category 2 Buildings and Structures: Buildings that have regional and/or local
significance.
2.11.7 Avoid or appropriately mitigate any adverse effects of activities that could destroy, compromise
or detract from the heritage values associated with items listed in the Historic Heritage Schedule.
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Heritage Objectives and Policies:
2.11.8 Provide opportunities for greater development flexibility, where development facilitates the
retention, conservation and/or protection of buildings and sites identified in the Historic Heritage
Schedule.
2.11.9 Encourage compatible and/or adaptive re-use of buildings and sites included in the Historic
Heritage Schedule.
2.11.10 Enable the maintenance, redecoration, repair and adaptive re-use of buildings and sites
included in the Historic Heritage Schedule.
2.11.11 Encourage and facilitate the strengthening of buildings included in the Historic Heritage
Schedule to increase their ability to withstand future earthquakes or other safety risks, while ensuring
that their values and features are not impaired or destroyed.
2.11.13 Restrict the full or partial demolition of Category 2 buildings, objects or sites included in the
Historic Heritage Schedule, having regard to the following matters:
(a) Effects on historic heritage values.
(b) The importance attributed to the heritage item by the wider community.
(c) Consideration of reasonable alternatives.
(d) Feasibility of adaptive re-use.
(e) Building safety.
(f) Economic implications and/or limitations.
(g) Appropriateness, compatibility and appearance of any replacement building in relation to
streetscape character and heritage values.

The objective and policy framework within the District Plan specific to historic heritage has a
clear focus on identification, and protection and restoration.
Specific to demolition (for which resource consent is sought) Objective 1 provides for the
protection of historic heritage from inappropriate subdivision, use and development. The key
question is, whether the development is inappropriate. The District Plan provides guidance
within Policy 2.11.13 on matters to consider in determining what is inappropriate. The relevant
policy and explanation are as follows:
2.11.13 Restrict the full or partial demolition of Category 2 buildings, objects or
sites included in the Historic Heritage Schedule, having regard to the following
matters:
(a) Effects on historic heritage values.
(b) The importance attributed to the heritage item by the wider community.
(c) Consideration of reasonable alternatives.
(d) Feasibility of adaptive re-use.
(e) Building safety.
(f) Economic implications and/or limitations.
(g) Appropriateness, compatibility and appearance of any replacement building in
relation to streetscape character and heritage values.
Explanation of Policies
…
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Historic heritage buildings and sites are also subject to activities which can lead to
their associated heritage values being destroyed or severely diminished. For
example, insensitive alterations and additions, can detract from the architectural
qualities of a scheduled building, while demolition in response to development
pressure or neglect results in permanent loss.
To address this situation the District Plan seeks to ensure that such effects are
avoided or appropriately mitigated by requiring resource consent to be sought. In
the case of demolition of Category 1 buildings or the destruction of sites, the intent
is that these activities are avoided altogether. Category 2 buildings can only be
demolished if the demolition is considered appropriate having regard to the matters
set out in Policy 2.11.13. An applicant would need to have a strong case
demonstrating an assessment of feasible alternatives and the reasons that
demolition is the only feasible option for the heritage building or object. In other
cases, it might be acceptable to demolish a building in exceptional circumstances,
for example if it is considered necessary due to significant and irreversible damage
from fire or natural hazard events.
The above objective and policy context does not require absolute protection. Rather, that the
appropriateness of demolition is to be considered in context of a range of matters.
The matters within Policy 2.11.13 have been assessed in Section 7.3 of this AEE. The
assessment concludes that while there will be an adverse effect on historic heritage values in
that the heritage building will be demolished, the demolition is the only feasible alternative for
the following reasons:
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•

The site orientation and relationship to the proposed facility means there are no feasible
options for adaptive re-use. The retention of the buildings would compromise the outcomes
sought of the new buildings and facility and result in significantly less positive benefits with
the space not providing an active frontage and civic space that provides a key town centre
space and anchor, with the aim being to revitalise the city centre.

•

In context of the consideration of alternatives, the building has significant earthquake
resilience issues and would require substantial works at a significant cost (>$1 million) to
restore the building

•

The site provides an excellent opportunity to give effect to the Town Centre Strategy in
terms of being a centrally located, sunny, well connected, and large site which can
accommodate the proposed civic facility as well as providing a civic green space.

•

The economics of restoration are potentially prohibitive, particularly in context of the limited
demand for occupancy of a building of this type (even if restored) within Hawera, and low
rental returns. A large number of buildings are current vacant in the town centre, with no
anticipated changes in activation or drivers for demand. It could be argued the deterioration
of the building could in itself amount to an inappropriate activity in relation to heritage
values. Notwithstanding the design constraints, the costs to retain the façade would be
unfeasible from a cost perspective and mean the proposal and use of the site would be
unable to proceed.

•

The building has a very high life safety risk as identified by the ISA.

•

The replacement building has strong architectural community and streetscape value and
has been designed to be consistent with the vision and objectives of the Town Centre
Strategy. The new building provides key community facilities and provides a civic green
square.
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General Rules Objectives and Policies
Table 5 General Objective and Policies

General Objectives and Policies:
Objectives:
Section 2.7 Transportation
2.7.6 Well-designed and located vehicle access and parking to ensure the safety of people,
pedestrians, cyclists and vehicles and the efficient operation of the adjoining road network.
Section 2.22 Signs
2.22.2 Recognise and provide for signage that meets the needs of the community and businesses
whilst managing effects on public safety and the quality of the environment.
Policies:
Section 2.7 Transportation
2.7.12 Avoid, remedy or mitigate the adverse effects that may arise from of increased traffic or changed
traffic type, and new or changed access and intersections, through the use of standards and controls.
Section 2.7 Transportation
2.7.13 Require activities to provide off-street parking that:
(a) Is in proportion to the demand generated by all activities on the site. Parking areas may be shared
by more than one activity where it can be demonstrated that the parking demand for each activity
occurs at a different time or on a different day.
(b) Has both parking and loading spaces of such size, shape and layout to allow ingress and egress of
vehicles without adversely affecting the safe and efficient function and operation of the adjoining road
network.
(c) Is landscaped along road boundaries and adjacent to residential areas to maintain and protect
amenity values.
2.7.15 In the Hawera Town Centre, financial contributions may be taken in lieu of a parking
requirement, and put towards the cost of providing public car parks, or the Council may waive or reduce
the parking requirement in the Town Centre where development or redevelopment of sites involves
proposals which will result in the preservation of historic buildings, historic character, or the provision of
public amenity.
2.7.16 Provide and maintain bicycle routes and facilities which are designed and located to encourage
cycling as a safe, pleasant and efficient form of transportation, and to take into account the existing or
potential use of any urban arterial street by cyclists when constructing or upgrading such streets.
Section 2.22 Signs
2.22.3 To provide for signs, including temporary signs, ensuring that these do not detract from the visual
amenity and character of the surrounding environment (including historic heritage values), and /or
impact on traffic safety through the use of rules and standards that manage size, location and design.

The vehicle access and parking access provision has been purposefully located to the rear of
the site away from the more pedestrian and traffic dense area of High Street and the High
Street and Regent Street intersection. Any potential effects from traffic are further mitigated
through sharing access and movement between Riddiford and Regent Streets ensuring not all
traffic moves through Regent Street.
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The design is cyclist and pedestrian friendly and has been designed to focus on pedestrian
movement not vehicular movement. The site is within walking distance to all the essential
public and commercial services and areas being located on the main street.
The proposed signage is intended to ease wayfinding for people accessing the site from
surrounding streets and from footpaths. Care has gone into the design of signage to ensure it
does not detract from the proposed design or wider streetscape utilising neutral or visually
recessive colours.
A Traffic and Parking Assessment was been undertaken by Stantec with effects found to be no
more than minor. The assessment concludes
The proposed town centre library and community centre is expected to operate with no
more than minor traffic impacts. The parking proposed would provide a developmentspecific resource as well as for the town centre as a whole, providing an overall greater
supply of public parking compared with than which currently exists.
Overall, the proposed activity is expected to enhance the town centre by improving the
pedestrian environment and adding more parking, with no more than minor traffic effects.

8.5

Part II of the RMA

When considering a resource consent, regard must be had to Part 2 matters of the Act,
pursuant to s.104(1). In the recent decision (RJ Davidson Family Trust v Marlborough District
Council [2018] NZCA 316), the Court of Appeal reconfirmed the pre-eminence of Part 2 matters
in the consideration of resource consents. The Court however found that in those instances
where it is clear that a planning document has been competently prepared having regard to Part
2 and contains a coherent set of policies leading toward clear environmental outcomes,
consideration of Part 2 is unlikely to assist evaluation of a proposal. Conversely, where a plan
has not been prepared in a manner which appropriately reflects Part 2, or the objectives and
policies are pulling in different directions, consideration of Part 2 is both appropriate and
necessary.
In considering the above:
•

The Activity has been assessed against all relevant planning instruments and is
consistent with / not contrary to those instruments.

•

Those instruments are not considered to be invalid, incomplete, or uncertain, and in
turn can be assumed to have particularised and already given effect to Part 2 of the
Act, therefore the Activity is also consistent with Part 2.

However, for the purposes of completeness, and in compliance with Schedule 4(2)(a) RMA, a
separate assessment against Part 2 of the Act follows.
Part 2 of the RMA sets out the purpose (Section 5) and principles (Sections 6-8) of the RMA.
Section 5 of the RMA states that the purpose of the RMA is:
“to promote the sustainable management of natural and physical resources”.
Section 5 also states:
“(2) In this Act, ``sustainable management'' means managing the use,
development, and protection of natural and physical resources in a way, or at a
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rate, which enables people and communities to provide for their social, economic,
and cultural wellbeing and for their health and safety while—
(a)

Sustaining the potential of natural and physical resources (excluding
minerals) to meet the reasonably foreseeable needs of future generations;
and

(b)

Safeguarding the life-supporting capacity of air, water, soil, and
ecosystems; and

(c)

Avoiding, remedying, or mitigating any adverse effects of activities on the
environment.”

The proposed Civic Centre and Civic Space will promote the sustainable management of
natural and physical resources in that it will develop an important cultural and social amenity in
Hawera in a way that will enable local people and communities to continue to derive the social,
economic and cultural benefits that the library, gallery, i-SITE and cafe provides in a synergistic
manner. Further, it will:
-

Enable public and commercial functions and sustain the vitality of Hawera’s Town Centre
making it a more attractive place to visit and gather.

-

Have no measurable effect on the life supporting capacity of air, water, soil and
ecosystems although incorporates sustainable design measures; and

-

Avoid, remedy and mitigate all adverse effects on the environment to the fullest extent
possible, through careful design and mitigation measures.

The appropriateness of the activity has been assessed within the AEE and it is considered the
activity can be considered appropriate.
Section 6 “Matters of National Importance” of the RMA states:
“In achieving the purpose of this Act, all persons exercising functions and powers
under it, in relation to managing the use, development, and protection of natural
and physical resources, shall recognise and provide for the following matters of
national importance.”
The matters under Section 6 considered relevant to this proposal are:
(f) the protection of historic heritage from inappropriate subdivision, use, and development:
An assessment of the effects from the proposed demolition of the Gerrand’s Watchmakers
Building is provided in Appendix 8 and assessed in Section 7 above. Careful consideration went
into the potential to retain the building and reuse the building. However, due to the building
needing earthquake strengthening and the significant financial implications of adaptive reuse
this option was not selected.
(h) the management of significant risks from natural hazards.
An assessment of the hazard risks associated with the seismic performance of the heritage
building on site found that it had a very low seismic resilience rating of 19% NBS. Any building
below 34% is considered ‘earthquake prone’. At 19 NBS, the building is assessed as having a
very high life-safety risk. Removal of the building from the site and replacing it with a building
that meets the current Building Code will address this matter.
No other matters under Section 6 are considered applicable.
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Section 7 “Other Matters” of the RMA states:
“In achieving the purpose of this Act, all persons exercising functions and powers
under it, in relation to managing the use, development, and protection of natural
and physical resources, shall have particular regard to—”
The “Other Matters” considered potentially relevant to this proposal are:
(c)

The maintenance and enhancement of amenity values.

(f)

Maintenance and enhancement of the quality of the environment.

Amenity values and the quality of the environment will be maintained and enhanced through the
co-location of existing public and commercial functions into one existing space and providing a
positive social civic space, which will improve the functionality and usability of the site, the
proposed functions, and the Town Centre.
Section 8 requires the principles of the Treaty of Waitangi (Te Tiriti o Waitangi) to be taken into
account when considering a resource consent application. The nature of the proposal is such
that the treaty is not of specific relevance to this application.

8.6

Conclusion on Statutory Considerations

Overall the proposal is considered to be consistent with the statutory considerations described
in detail above including the South Taranaki District Plan and the Taranaki Regional Policy
Statement. The functions which the civic centre will house are key assets and important for
Hawera’s social and cultural amenity within the town.

9.

Consultation

The South Taranaki District Council regulatory team have been consulted regarding the key
planning requirements and potential issues associated with the proposed civic centre and civic
plaza space.
Ngāti Ruanui iwi and Nga Ruahine iwi have been consulted on the development proposal. This
consultation was in the form of their inclusion in the Project Advisory Group who provided
advice on key design elements of the building, cultural elements, community engagement and
external fundraising. One of the positive outcomes of Council consultation is the gifting of the
name of the facility “Te Ramanui o Ruapūtahanga” by Turangapito (Sandy) Parata, Ngāti
Ruanui elder. Representatives from four iwi within the district rohe have also been updated
through their membership on the Council’s Iwi Liaison Committee.
Discussions have also been held with Heritage New Zealand Pouhere Taonga. They made it
clear during those discussions that their preference is for full reuse of the listed Heritage
Building rather than demolition. That they would oppose the resource consent application.
Ongoing community engagement has occurred to discuss the project with the public since 2014.
Consultation feedback on the 2014 Hawera Town Centre Strategy showed strong support for a
new Civic Centre, library, information centre, gallery, events, toilets etc. The majority favoured a
central location on the main street to support retail activities. More recently in 2018, the public
have been extensively engaged with in terms of information sessions, paper advertorials and
window information displays on the Te Ramanui plans. The plans the public and stakeholders
were shown made it clear that the existing building would be demolished to make way for a new
building. None of the comments expressed concern at the loss of the current building. More
than 170 responses were received. The majority of feedback was positive, with some noting a
desire to record or acknowledge the heritage.
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10. Notification
10.1

Public Notification

Full public notification is requested by the applicant to enable public participation in the
consenting of this important community facility. As such, under Section 95A, Step 1, public
notification is requested.

11. Precedent and Plan Integrity
The issue of precedent is a valid consideration in any proposal. Specific to the present
proposal, the circumstances of the demolition of the heritage building and redevelopment of the
site are considered to be unique for the following reasons:
•

The purpose of the new building is to provide a civic function for the community that
achieves the vision and objectives of the town centre strategy.

•

The site will be retained in public ownership and feature an open space/civic area
component which has been a key driver in the site development and reason for the building
demolition.

•

The proposal requires a large site that is unlikely to be replicated within Hawera.

•

The site links to other Town Centre Strategy initiatives (such as the laneways) and is within
the centre of the town CBD.

•

The heritage building pose a risk to public safety (as demonstrated in the ISA) and if the
building is retained will require extensive restoration to bring them to a safe NBS level.

12. Conclusion
South Taranaki District Council is seeking resource consent to demolish buildings, including a
heritage building, and develop a civic centre and associated civic plaza. The proposed
development is an outcome of the Hawera Town Centre Strategy 2014 which identified existing
Town Centre issues including that the Hawera Library is not meeting people’s needs and
requires upgrading.
Following public consultation, the first key initiative is the proposed Civic Centre and Civic
Green Space the subject of this application. The Te Ramanui Civic Centre and Civic Space is
proposed which includes:
•

Full demolition of a Category 2 listed building with a defined pedestrian frontage

•

Proposed development of a new Civic Centre building to house a library, information centre,
gallery and café.

•

Proposed development of a civic green space in front of the proposed building.

The proposed development will facilitate the co-location of vital public functions to a central
Town Centre site, including the Public Library, and i-SITE information centre and important
commercial activities, the Lysaght Watt Gallery and Gelato Cafe. The current buildings that
service these activities are no longer fit for purpose. The proposed development will enable
further extension of these services in a pedestrian friendly, vibrant and attractive space.
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Careful analysis was carried out considering the viability of adaptive re-use of the Gerrand’s
Watchmakers Building (‘The Warehouse’). It was determined that re-use would not achieve the
objective of providing for a multiuse civic facility that would provide for an optimal civic open
area on the north side and flexible space to maximise its potential use. Secondly that the
financial costs of retaining the building, earthquake strengthening it and incorporating into the
new Civic Centre could not be justified, particularly in relation to the Building’s historic value
rating (10 out of 20) under the Heritage Inventory. It is considered that the benefits of the new
Civic Centre and Civic Space and its contribution to the Town Centre will outweigh the loss of
heritage values.
Overall, it is considered that the actual and potential adverse effects that may result from the
proposal have been avoided, remedied or mitigated through the careful design for the project
and sensitivity to the surrounding environment and wider streetscape. Effects from the
proposal are considered to be more no more than minor. There are many positive ongoing
effects including helping to reinvigorate the revitalization of the Town Centre’s CBD.
Accordingly, the proposal is considered consistent with the relevant objectives and policies of
the South Taranaki Proposed District Plan, and is considered to achieve the purpose and
principles of the Resource Management Act
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