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Additional Information Submission on the 41 Wharf Street Betterways Hotel Application 

(LUC-2012-212) – Dunedin Amenities Society 

The Society has reviewed the additional information supplied by the applicant on request of 

the hearings committee in 2012. 

The application is still missing key component pieces of information in relation to the design 

of the building. This information remains critical in the ability of submitters and the hearing 

panel to make a reasonable assessment of the likely effects that such a construction will 

have on; 

 Wind effects 

 Shade 

 Visual and landscape effects 

 Construction stability 

 

1.) The letter dated 26th February to the hearing chairman notes that wind effects 

(Paragraph 2) seeks a proposed condition of identifying thresholds that need to be met once 

the final design is known. This includes the option that adjacent landowners have mitigation 

measures offered to them should the building breach the agreed threshold. In the opinion 

of the Society this places the “cart before the horse”.  

 

Design factors including the effects of wind should be known and presented as evidence at 

the time of hearing, not during the design phase. Again, the lack of appropriate design 

information provided by the applicant does not allow a sufficient opportunity to understand 

the effects that wind may have on neighbouring areas including public open space. The 

other issue not described in the additional material is what the mitigation measures offered 

by the applicant will be, or what effects there will from the mitigation measures in terms of 

wind or visual landscape effects.  

2)  The report from Hawkins Construction dated the 27th February 2013 notes that; 

 A geotechnical investigation has not been undertaken. 

 The structural design or construction programme has not been undertaken. 

 The report notes that for construction two cranes would be required and suggests 
that “Lower leg sections (of both cranes) may need to be “straddle carrier shape” to allow 
deliveries to pass underneath and this will be dependent upon use of landscape zone and 
refinement of site operational requirements”. 

The paucity of information is apparent in the report by Hawkins, and while there is every 
attempt to provide honest professional opinion, the report can only be described as 
supposition without the geotechnical report or structural design to support its conclusions. 
 
The use of cranes in the construction of the proposal indicates the use of the adjacent 
landscape zone. The Society would seek further information from the applicant as to; 
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 What is meant by the “landscape zone” and does it mean the adjacent 
Customhouse Quay Reserve? 

 If so, what measures are in place for the restoration and mitigation of the site? 

 Has the use of that site been permitted by the landowner and with what conditions?  
If it does mean Customhouse Quay the construction phase will have a serious effect on the 

short term use and recreational accessibility of the site for users.  

3) The Opus report dated the 27th February 2013 provides the technical basis for a condition 

to deal with the likely wind effects caused by the building only after wind tunnel testing of 

the final design reiterates the Society’s position found in (1). That those effects will only be 

found after the final design is undertaken. It is not satisfactory that the applicant has; 

 Not provided the final design before lodgement 

 Not tested and provided the results of independent testing to the hearing panel or 

submitters before lodgement. 

With all due respect to the Opus staff, a consent condition based upon rules defined in the 

Auckland District Plan does not seem relevant to the conditions in Dunedin. The Otago 

Harbour area and Customhouse Quay Reserve site can be extraordinarily windy places, 

suffering gusting conditions from the south-southwest and the north-north-east. The 27th 

February 2013 report does not apply the proposed consent to recreational space as the 

report suggests in Table 1 (A). This means that effects on recreational use of the Harbour 

Quay Reserve area are not considered. Yet because of its immediate proximity to the hotel 

site the effects of wind will likely be considerable. The same can be applied to other 

adjacent wharf areas (outside of Customhouse Quay) used by the public for recreational 

fishing and boat mooring. Further, wider effects of wind on Queens Gardens should also be 

considered based on local conditions.  

4.) The Society has considered the content of the letter dated 15th February 2013 and have 

some difficulty with its content. The hearing panel chairman asked the applicant for further 

information regarding a “proper understanding of  the  hotel  and  its  impact  on  the  

immediate surroundings  and  wider environment.” It is plain that the information provided 

for the initial application was insufficient for the hearings committee to make its judgement. 

In  declining  to  chairman’s  request  to  demonstrate  the  height  of  the building using 
either crane or balloon on the basis of cost (0.02% of the estimated $100m construction 
cost) the applicant does not provide submitters the opportunity to truly judge the 
application and understand the reality of this application on the landscape and built 
cityscape. This is particularly pertinent due to the inaccuracies of the original simulations 
found in the initial application and subsequent depictions found in the additional 
information of 2013.  

 
In regards to not using a balloon to show the height of the building nor it being an accurate 
simulation of the building’s height that decision is one that only the committee can make. 
That is not the decision of the applicant, but the decision of the hearing committee to judge.  
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The Society still have real concerns that the new simulations of the building are not to a true 
scale and are not representative of the real use of landscape and cityscape space. The other 
issue is that the colour and reflective qualities of the building are not represented accurately 
in the additional simulations. The surfaces of the building are flat and shown as two 
dimensional.  

 There are no simulations taken from the ground level views afforded from the 
adjacent Customhouse Quay to the surrounding hills that have been part of the 
traditional historic views of the city since 1848.  

 There are no simulations from the traditional viewing points from recreational and 
heritage spaces of the Town Belt, Rotary Park, and Vauxhall areas with the exception 
of the view from Brackens View.  

 The ground level view in the new simulation taken from the Oval clearly obstructs 
the historic and traditional view of Mt Cargill.  

 The heritage vista from Burlington Avenue is severely obstructed by the application 
also.  
 

The applicant’s argument that landscape assessment is purely contextual undermines the 
hearings chairman’ original request that the applicant must show a “proper understanding 
of  the  hotel  and  its  impact  on  the  immediate surroundings  and  wider environment.” 
The  fact  that  the  building  will  be  seen  in  the  context  of  the landscape envelope that 
contains the subject building and city is exactly what the chairman and everyone else in 
Dunedin recognises. In this sense it is very much within the expertise of a landscape 
architect to assess and provide expert opinion. 
 
Summary: 
 
Despite the additional material provided by the applicant the Dunedin Amenities Society 

opposes this application on the basis that: 

 That the additional information does not provide any further pertinent detail that 

allays its’ concerns that there will not be detrimental effects of the application to the 

use and enjoyment of public open spaces adjacent or in the vicinity of the proposal 

through wind, shade and light effects. 

 That despite the simulations provided the proposal will significantly disturb the 

skyline, heritage and landscape views within the city and its skyline.  

 That the simulations of height and scale do not provide an adequate portrayal of the 

real impact of the application to the landscape and built cityscape and that those 

simulations do not provide sufficient textural and reflective qualities of the building 

structure. 

 The additional material does not provide sufficient detail or a satisfactory outcome 

using a consent condition regarding the effects of wind or the mitigation of wind on 

recreational space in and around Customhouse Quay and Queens Gardens.  

 The applicant has not provided a landscape assessment relevant to Dunedin’s built 

and natural environment.  
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 The applicant has not provided an appropriate level of design, construction or 

geotechnical reports that can be allied with the additional reports provided by 

request of the hearing panel.  

 

 

The Dunedin Amenities Society 

 


