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Urbanismplus Ltd were commissioned to facilitate a 
consultative urban design process for the 
redevelopment of Leith Place in Tokoroa. This report 
details the outcomes of that process. 
 
The Opportunity 
 
The process identified a significant opportunity for 
the redevelopment of Leith Place: 
 
“Showcase Tokoroa’s qualities to the world, benefit 
your community, and increase trade” 
 
This opportunity can be achieved through: 
 
 Increased visitation and improved perceptions. 
 Increased public amenity. 
 Increased retail exposure. 
 
The Response 
 
The response to the opportunity for Leith Place is 
based on three main approaches: 
 
Activation: messaging, perceptions, creativity, 
discovery, social interaction. 
 
Management: activation, servicing, coordination. 
 
Design: image, identity, function, viability. 
 
Urban Design Framework Options 
 
Nine design options were considered and evaluated. 
The preferred Urban Design Framework is Option 
4C (refer to Figure 0-1) as it provides for: 
 
 A good public space that relates well to the 

proposed new building as well as to the existing 
footpath outside the Leith Place shops; 

 A prominent position for a new building that will 

EXECUTIVE SUMMARY 

be visible from State Highway 1 and help to 
attract more visitors to Tokoroa; 

 A suitable position for the Talking Poles to be 
showcased and to be accessible for locals and 
visitors;  

 Good bus access and car parking provision;  
 An opportunity for outdoor dining space 

adjacent to the food businesses at the southern 
end of Leith Place; 

 Alignment with the fixed elements of the 
design, including the proposed modifications to 
the movement network, and tree removal. 

ABOVE FIG. 0-1: Preferred Urban Design Framework Option for Leith Place (Option 4C) 
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1.1 PROJECT BACKGROUND 

 
Urbanismplus Ltd were commissioned in August 
2016 by South Waikato District Council to facilitate 
a consultative urban design process for the 
redevelopment of Leith Place in Tokoroa. 
 
The project to redevelop Leith Place has been 
considered over the past decade: 
 
Tokoroa Concept Plan, 2008 
 
The Tokoroa Concept Plan identified an upgrade of 
Leith Place as a medium term priority. The Concept 
Plan establishes the vision and objectives for Leith 
Place: 
 
 A place of interest 
 Open green spaces 
 Simple and obvious 
 A place for locals to gather 
 "Wow" factor 
 Links into business centre - food, facilities, fuel, 

rest, parking, retail 
 Celebrate our forestry and wood history 
 Take Talking Poles tour 
 Access easy and safe 
 Diverse culture 
 Can evolve over time 
 Is a shared vision that everyone wants to be 

part of because they see how it works, and how 
Tokoroa benefits from making it happen 

 

1. INTRODUCTION 

Funding 
 
The South Waikato District Council proposed in its  
2009 Long Term Plan to invest in the revitalisation 
of the Leith Place. This was updated in 2012 and 
again 2015 to $1.5 million funding. An additional $1 
million funding was allocated from the Economic 
and Community Fund in 2014. 
 
Tokoroa Revitalisation Assessment Report, 
January 2015 
 
Visitor Solutions, along with WA, and Bossley 
Architects produced a comprehensive report for the 
South Waikato District Council to better understand 
the potential scope / design brief and economic 
impact of the proposed town centre revitalisation in 
the Leith Place / Bridge Street area. The findings 
from public consultation and research detailed in 
the report concluded that a revitalisation initiative, 
supported by the Council, is required. Key themes 
included: 
 
 Visual appearance 
 Visitor attraction 
 Business attraction 
 Transport 
 Economic growth 
 Public space 
 
Previous Options & Consultation, early 2016 
 
Bossley Architects, developed three proposed 
concept plan options. These were presented to the 
public for feedback in early 2016, with submissions 
heard in May 2016. 
 

Following the submissions it was clear that there 
was some community dissatisfaction with the 
proposed options and process used. Following a 
review of the process, the Steering Group 
determined that none of the proposed options 
would be taken forward. 
 
It is noted that while none of the proposed options 
were taken forward a review of the material has 
found that the key themes of the feedback received 
during this consultation were generally in line with 
the consultation outcomes set out in this report, as 
well as being in line the key themes set out in the 
Tokoroa Revitalisation Assessment Report. 
 
Tokoroa CBD Upgrade Working Party 
 
The Tokoroa CBD Upgrade Working Party formed 
following the disbandment of the Steering Group in 
May 2016. 
 
The Working Party agreed to undertake a 
Consultative Urban Design exercise to ensure the 
community’s ideas were integrated into the options 
for the Leith Place upgrade. 
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1.3 PROJECT PROCESS 

 
The Leith Place Redevelopment has consisted of 
the following steps: 
 
 Process working session with South Waikato 

District Council (August 2016); 
 Public consultation workshop (27 October 2016) 
 Stakeholder consultation (October 2016); 
 Design development and testing (October / 

November 2016); 
 Public presentation and feedback on the design 

options (30 November 2016); 
 Further design development and testing 

(December 2016); 
 Summary of preferred design option and new 

option which came out of the public 
presentation displayed on Council website for 
public feedback (January 2017); 

 Public feedback received (January 2017); 
 Preferred option decision by Working Party 

(January 2017); 
 Finalisation of Report (February 2017). 

1.2 PROJECT OVERVIEW 

 
Project Aims 
 
The aim of the Consultative Urban Design exercise 
is to undertake a short and effective community 
consultation programme which harvests the 
community’s ideas in order to inform a series of 
high level options for the design of Leith Place. 
  
The preferred option will form the basis of an urban 
design framework for the site which links the 
strategic objectives with the design framework and 
details the design requirements for the architects, 
landscape architects, traffic planners, and civil 
engineers. 
 
The urban design framework will form the basis of 
invitations for consultants to tender for the detailed 
design and construction. 
 
Revised Brief 
 
The revised brief for the redevelopment of Leith 
Place produced by the Working Party in 2016 
includes: 
 
 New public toilet facilities 
 New i-site facility approximately 60m²  
 Creation of an open space  
 Shade and shelter 
 100 car parks provided as a minimum - retain 

as much car parking adjacent to the shops as 
possible 

 Retain two-way access along Leith Place 
 Improve access at Bridge Street and Swanson 

Street and State Highway 1 (SH1) 
 Incorporate Talking Poles 
 Lighting redesign 
 Potential for a café facility 

The purpose of this report 
 
This report details the findings of the Consultative 
Urban Design exercise held between August 2016 
and January 2017. It presents the preferred urban 
design framework option for the Leith Place 
revitalisation and provides guidance for the detailed 
design steps to follow.  
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1.4 NEXT STEPS 

 

It is recommended that the next steps in the 
process are as follows: 
 
1. Councillors endorses the Final Report and 

Preferred Option (February / March 2017). 
2. Display Final Report on Council website 

(February / March 2017). 
3. Meet with the business leaders and key 

community people to progress consideration of 
Town Centre Manger issues (February / March 
2017). 

4. Produce a Design Brief (February / March 
2017). 

5. Invite three selected architects to submit a 1 
page (A3) concept of architectural ideas 
(based on the Preferred Option) (March / April 
2017). 

6. Cost the three proposals (April / May 2017). 
7. Consult with Councillors and the public on the 

preferred idea (April/May or May/June 2017). 
8. Appoint an architect and other consultants 

(May / June 2017). 
9. Review architectural developed design against 

the consultative urban design framework 
(May / June 2017). 

10. Commence tender and construction phases 
(May / June 2017 ongoing). 

 
Ongoing  
 
 Produce regular communications to update the 

public on the progress of the project. 
ABOVE FIG. 1-1: Public Workshop Flyer describing the Leith Place redevelopment process and next steps 
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2.1 MESSAGES RECEIVED DURING THE 

CONSULTATION 

 
Feedback from the public workshop, 27 October 
2016 
 
During a public workshop on 27 October 2016 the 
community was asked to consider the strategic 
purpose of the project and solutions and ideas for 
the redevelopment of Leith Place. In particular, the 
participants were asked the following questions: 
 
 What is the purpose of Leith Place?  
 What are the visitor / retail / community uses 

and activities in the Leith Place? 
 What is the message they want to send to the 

world about Leith Place / Tokoroa? 
 What are the visual qualities they want for Leith 

Place? 
 
The key messages received during this stage could 
be summarised as follows: 
 
Overall Summary 
 Good public space. 
 Attract visitors. 
 Talking Poles are important. 
 Give positive messages about Tokoroa. 
 Promote creativity. 
 Slow down traffic on SH1. 
 Good car access and sufficient parking. 
 Easy bus movement. 
 Mana Whenua. 
 Pacific Island themes. 
 Youth. 
 Improve shopfronts. 
 Less trees (improve visibility). 
 Good toilets. 
 Cleanliness. 
 Good management. 

 Mixed views about location and features of i-site 
(could be open 24x7), toilets (quality of the 
Hundertwasser toilets in Kawakawa), and bus 
depot. 

 Multi-functional – markets, performance space, 
charging for e-bikes, buzzing, vibrant. 

  
Public space 
 Remove some trees, improve visibility, new 

high quality planting. 
 Improve lighting, shelter, seating, signage, 

mobility scooter access. 
 Give easy pedestrian connections to other 

streets, Swanston, Rosebury, Mannering, 
Bridge. 

 Uses could include: Green space, space for 
people (less cars), mingle space, art / 
sculptures, celebrations of local heroes. 

 Visually could include: Timeless design, flags of 
every nationality represented in the population, 
colour, digital interpretation of the talking poles, 
an upgrade of the old clock on roundabout on 
Bridge St. 

  
 Consultation / process 
 Take into account consultation with the 

community. 
 Take into account ideas and needs of young 

people. 
  
Other ideas 
 Use old Mitre 10 site for parking. 
 Use old Mitre 10 building for expo of key 

industries (dairy, engineering). 
 Put toilets in Bonaly St; combine this with a 

charging point for mobility scooters. 
 Direct link Leith to Rosebury and Mannering. 
 Make Rosebury St a mall, same for Mannering. 
 

Purpose of Leith Place upgrade 
 Community uses. 
 Wider CBD, improve CBD use and attract 

retailers. 
 Get visitors to stop and get a positive message 

about Tokoroa. 
 Image and reputation, business and talent 

attraction. 
 Improve what we have and better utilise it. 
  
Transport 
 Retain bus facilities. 
 Retain easy parking but okay to loose some 

parking (mixed views). 
 SH1 intersections should be: safe, easy to turn 

off for southbound traffic, better slip lanes off 
SH1 - one lane (mixed views). 

 Keep traffic layout and circulation the same. 
 One-way Roslin Street, southbound only. 
  
Management 
 Service the toilets. 
 Improve appearance of buildings and 

cleanliness / upkeep of public realm, signage - 
landlords should contribute. 

 Marketing: fast food capital of NZ. 
 
 Visitor attraction 
 Services - good food, toilets. 
 Point of difference - talking poles. 
 Positive message and local pride - show local 

opportunities and that the community cares, 
interact with locals, personal contact. 

 Be the main place to stop, repeat visitors. 
 Visually attractive – upgrade fences on northern 

entrance, shop fronts. 
 
Uses 
 No playground. 

2. THE OPPORUNITY 
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Stakeholder feedback 
 
During the stakeholder consultation stage (held on 
28 and 31 October 2016), the following 
stakeholders were consulted with: 
 
 Retailers and local businesses; 
 Pacific Island community groups. 
 
It is noted that Raukawa were approached to be 
involved in a stakeholder consultation session, but 
this was not possible during the consultation period. 
A Raukawa representative is a member of the 
Working Group and attended the meetings. 
 
The key messages received from retailers and local 
business are summarised as follows: 
 
 Interactive art that children can play on. 
 Attract other businesses. 
 Involve the community to empower and build 

ownership. 
 Visual appearance and cleanliness. 
 Building owners need to invest, not just 

retailers. 
 Remove some trees in Leith Place. 
 Management organisation supported, and 

cooperation with Council, but not run by Council 
staff. 

 Start at Leith Place and expand to wider CBD. 
 
The key messages received from Pacific Island 
community groups are summarised as follows: 
 
Purpose of Leith Place 
 A hub, interconnectedness. 
 Visitor attraction. 
 Changing the perception of Tokoroa. 
 Gateway into Tokoroa. 
 Multi-cultural. 

Visitor signage 
 What is available in town. 
 Options for family - direct them to the Youth 

Park. 
 Lake Moananui - is a (lost) opportunity. 
 
Other 
 Need for Green Space (around Raukawa 

House). 
 Banners along SH1 - celebrate Cook Island. 

Transport 
 Connect with key areas of East School, Event 

Centre, and Wananga on the other side of SH1. 
 Improve entry and exit onto SH1. 
 Improve roundabout - confusing/havoc. 
 
Activation / Management 
 Collaborations - hub and spoke model. 
 Island Markets. 
 Authentic arts, food. 
 Toilets – cleanliness, willing to pay to use. 
 
Public Space 
 More tables and chairs.  They are well used 

now, although not well designed (e.g. difficult to 
sit at and eat). 

 Wheelchair access. 
 Trees - provide shade, protection from the rain. 
 Lighting. 
 Pacifika, particularly Cook Island and Samoan 

(noted that Pacific Groups will always stop in 
Tokoroa). 

 Change the Name of Leith Place - Pacifika? 
 Visually eye catching. 
 
Buildings 
 Toilets: Less is best (i.e. size); need baby 

change rooms; focus on a nice environment for 
parents; keep clean; willing to pay to use; do 
not include a pacific design! 

 I-site - possibility for pacific design. 
 Potential for a new building with a 'fale' look. 
 Café: 

- Potential for a Pacifika café/authentic food. 
- Previous proposal for "Ronnies Café" to be a 

Pacifika café. 
 
Talking Poles 
 Specific for Pacific. 
 Wall, information. 

ABOVE FIG. 2-1: Participants at the public workshop, 27 October 
2016 
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General Feedback from the public presentation, 
30 November 2016 
 
During a public presentation on 30 November 2016 
the community was presented an approach to the 
redevelopment of Leith Place, including a strategy 
for activation, management, and eight design 
framework options. The community were asked for 
feedback on the presentation and design options. 
 
All the specific feedback provided on the individual 
options is detailed alongside each option in Section 
3.6. The following feedback was general feedback 
about the redevelopment received from the 
community. It is noted that a significant amount of 
the feedback overlaps with the ideas from the 
public workshop and working group sessions. This 
is useful as it helps to reinforce the community 
priorities for Leith Place. 
 
As a result of this feedback a new option was 
developed for testing and public feedback, refer to 
Options 3B-1 and 3B-2 in Section 3.6. 
 
Traffic & parking 
 It is good if the traffic is slowed going into Leith 

Place. 
 People will be happy to park and walk if the 

environment is nice and there is a good 
destination. 

 Concern about the loss of carparks. 
 Keep all traffic movement two-way. 
 Could change some angled parking to parallel 

to provide for boats and trailers, alternatively 
provide better signage for where they can park. 

 Shared crossings should be designed carefully 
or they could be a safety problem. 

 

Activation 
 Multicultural displays about Tokoroa could be 

put in the public space. 
 Celebrate the celebrities from Tokoroa and 

share local history. 
 
Maintenance 
 Maintenance should be a priority. 

SH1 
 Concern that if the SH1 become one lane it 

might be difficult to turn off onto other side 
streets e.g. Ashworth. 

 Concern about the traffic problems if SH1 is one 
lane over the holiday period. 

 One lane is supported. 
 A roundabout on SH1 at Bridge Street could be 

considered. 
 
Trees 
 If some trees are removed, do not plant more 

trees in their place. Keep the area clear. 
 If the trees are removed some alternative shade 

might be needed for both the public space and 
maybe for cars. 

 
Attracting Visitors 
 Signage is important to attract people. 
 The i-SITE is important. 
 Visibility is very important because visitors 

currently do not stop. 
 A memorable experience is more important to a 

visitor than easy traffic and parking so would 
like the design to focus more on being  
memorable than being easy to drive around. 

 Tokoroa has an image problem and the design 
should help to change this. 

 
Open Space 
 The size of the open space could be too small. 
 The community might not use the open space. 
 Consider the groups that come regularly for 

events. 
 Arts, life, and events in that space would be 

great. This would be good for business. Only 
concern is the road noise. 

 

ABOVE FIG. 2.2: The public presentation, 30 November 2017 
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General feedback received from submissions, 
January 2017 
 
A summary of the process outcomes, including the 
preferred Option 4C and a new option developed in 
response to the public presentation in November 
2016, Option 3B, was presented on the Council 
website. The community were asked to provide 
feedback. 
 
All the specific feedback provided on the individual 
options is detailed alongside each option in Section 
3.6. The following feedback was general feedback 
about the redevelopment received from the 
community. 
 
As a result of feedback received through the 
submissions, the preferred option has been 
amended. The details of these changes are set out 
in Section 3.6, page 46. 
 
Open Area 
 If we want to give the town a refresh and a re-

image  I think we need to get rid of the “Timber 
Town” image. This conjures up images in 
people's minds of single men's camps, gangs, 
brawling, and low socio economic factory 
towns.  We need a new by-line that helps 
describe the town… outdoors, sporting, better 
than you imagine, the hub of the north island (B 
Handcock). 

 
Parking / Circulation 
 A Roundabout at Bridge Street and no right turn 

from Swanston are key to any successful 
development (G McDonald, B. Middleton). 

 Need to ensure that the largest type of buses 
(i.e. double-decker) are able to be 
accommodated. (G McDonald, B Middleton). 

 I do not believe that any change that reduces 
parking in this already busy car park makes any 
real sense. Unless the reduction in parking is 
minimal (no more than a 10% reduction) I think 
it will only hurt the area. In my opinion you 
should either do this somewhere else, or totally 
reconfigure the area so that you can get about 
as many car parks while carving off an area for 
other purposes (J. Berry). 

 McDonalds impacts - we’ll need to give some 
further thought to the impact the roundabout will 
have on our drive thru’ exit. I know it looks like 
an easy relocation but sometimes there are 
complications and challenges (W Stevens, 
McDonalds). 

 But wonder if anyone commenting, has sat in 
Mc Donald's and seen the chaos at the so 
called round about. The length of time to un-
park outside and other side by the shops. A lot 
of cars give up and go round and out onto 
highway again. Also what and where would 
people choose to use their computers when it 
rains, maybe a wifi cafe along Leith Place? Still 
looks a squeeze for bus going to Auckland. 
They are so long now, and there are sometimes 
four at once not just two. When I was asking 
around people's views. People were reminded 
of Rosebery Mall! And how people used the 
area to sleep and rubbish when it was closed to 
traffic, very pleased that's not going to happen.  
Probably need a bin for dog bags. Noticed a lot 
of people trying to get their dogs to oblige 
walking on the verges (D Parry). 

 
I-site and toilets 
 Larger i-site with more in it. Shower and toilet 

facilities for motor homers etc. (G McDonald, B 
Middleton). 

 A block of 4 single toilets and a block of 3 
including a Para toilet -photo below (G Gawn). 

 A container style building with lift up openings, 
to provide information and bookings, could be 
made to look like a tree strump, refer to photos 
in Figure 2-3 (G Gawn). 

 
Trees and Shade 
 Support tree removal, including copper beeches 

(G McDonald, B Middleton). 
 Consider cover/shade along the centre (G 

McDonald, B Middleton). 

ABOVE FIG. 2-3: Examples of container style building for isite, 
provided by G Gawn in submission 



LEITH PLACE, TOKOROA URBAN DESIGN FRAMEWORK - SOUTH WAIKATO DISTRICT COUNCIL   PAGE 11 

u
r
b

a
n

i
s
m

 
+

 

 Remove trees sooner than later (M Brownsey). 
 A need for a high level canopy over area to 

provide weather protection during winter 
months to allow full use of area (G Gawn). 

 The Coach Pedestrian Hub near the Information 
Centre and Toilets need decent cover for those 
waiting for buses. Good building and public 
space relationship, especially with the bus 
stops. Pedestrian safety and comfort is 
paramount. They need to be separated from the 
traffic and be under cover from the weather. 
Remember to provide sufficient seating under 
cover for those awaiting buses. Travelling 
Intercity via Bulls in the Rangatikei, is most 
uncomfortable for older passengers, with no 
protection, no seating and no lighting, when 
waiting for, or changing buses to Whanganui or 
Palmerston North, on a winter’s evening (M and 
G Grayburn). 

 I believe we should remove Marakopa trees and 
any other large ones past their use by. However 
they need to be replaced with more suitable 
trees and shade sails and or shade structures 
(A Groos). 

 If possible I would like to see the copper beech 
trees saved (A Groos). 

 Also we come to shade for cars and pets. There 
are so few in Tokoroa (D Parry). 

 
Talking Poles 
 Talking Poles show case can be accessed by 

all. The new Raukawa display of artefacts and a 
waka in Leith Place North could be included in 
the concept. Will there be something about 
Hydro, Forestry and Farming? (M and G 
Grayburn). 

 
Seating 
 Provide a large number of fixed tables and 

chairs around area for visitor to sit at, relax for 
trips and eat etc. (G Gawn). 

Other Areas 
 Bonnelly Street - opportunity for parking, has 

toilets already. Need to think of wider area (G 
McDonald, B Middleton). 

 
SH1 Fencing 
 I think the fence along SH1 is a good idea due 

to safety considerations of young children if the 
area is opened up & developed for events (B 
Fisher). 

 
Maintenance 
 Support with clean streets, clean toilets etc. is 

needed on a regular basis throughout the day & 
at weekends rather than some contract allowing 
for cleaning twice per day and messy periods in 
between. Tourists will form an impression on 
what they see so some form of "as when 
needed" service is required to keep toilets 
clean, streets clear of litter and bins empty (B 
Fisher). 

 The area must be cleaned, rubbish bin emptied 
and toilets cleaned mid-afternoon after midday 
rush, to keep Leith Place looking presentable 
(G Gawn). 

 Parking restrictions (and enforcement) need to 
be looked at as part of the development (M 
Jones). 

 
General 
 The majority of the plan makes sense and can 

be done at a low cost for considerable return - 
e.g. opening up Leith Place, removal of some 
trees, improved lighting, better paintwork etc. 
This work can / could be done at any time and 
does not need to have a major CBD upgrade 
take place for it to occur flow on effect - 
whatever work is completed in Leith Place there 
will be requests and expectations that upgrades 
will flow into other streets (B Fisher). 

 I am disappointed in the poor process adopted 
by the CEO in the upgrade journey so far, i.e. 
Having the initial proposal put out before the 
public consultation took place - which drew the 
ire of the public, hiring the wrong consultants for 
the nature of the job, after the initial public 
concerns raised having to turn around and start 
again with consultation this time being held 
before the concept designs were presented. 
This has all lead to considerable and needless 
cost. This exercise of upgrading Leith Place will 
not be cheap, further costs due to poor planning 
cannot be tolerated. I suggest that Councillors 
take a much stronger hand in managing the 
process and keeping costs to a minimum and 
ensuring correct processes and procedures are 
being applied (B Fisher). 
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2.2 TOWN CENTRE ANAYLSIS 

 
Leith Place is located in the Tokoroa Town Centre, between Bridge Street and Swanston Street, adjacent 
SH1, refer to Figure 2-4 and 2-5. During the consultative urban design process for the Leith Place 
redevelopment, the town centre was considered in regards to its uses, precincts, vitality, and movement. 

ABOVE FIG. 2-4: Leith Place within the wider Tokoroa Town Centre context ABOVE FIG. 2-5: Tokoroa Town Centre, Leith Place outlined in red 
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Town Centre Uses & Precincts 
 
The Tokoroa Town Centre consists of a core of 
primarily retail business, based around Rosebery 
Street, Mannering Street, Leith Place, Bridge Street 
and Swanston Street, refer to Figure 2-6 and 2-7. 
 
Surrounding the retail area are offices and 
institutions, large format retail and fast food, and 
beyond that some light industrial uses. These are 
considered the town centre fringe precincts. 
 
The town centre is severed by SH1, which creates 
its own State Highway Precinct, with offices, 
business and institutions on both sides overlapping 
with this State Highway edge condition. 
 
Leith Place is located in the Town Centre Core 
Precinct but also overlaps with the important State 
Highway Precinct. This area is important as SH1 
brings a high number of vehicle traffic and coaches 
past Tokoroa everyday, providing the opportunity to  
encourage more people to stop in Tokoroa. 
 
SH1 also connects to the nearby Event Centre and 
a proposed Entranceway Project to the Event 
Centre, that may feature Talking Poles, and other 
recreational resources including a swimming pool, 
and proposed skate park. ABOVE FIG. 2-6: Tokoroa Town Centre Uses ABOVE FIG. 2-7: Tokoroa Town Centre Precincts 

SH1 connects 
to the Event 
Centre and 
recreational 
areas including 
swimming pool 
and proposed 
skate park 
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Vitality 
 
The vitality of the town centre is important as a 
means to encourage the use of the spaces by 
locals and attract and retain visitors, which will both 
improve the spending and success of local 
businesses. Vitality can also attract new 
businesses to an area. 
 
The conditions of the building edges in the town 
centre were analysed considering the uses of the 
buildings and whether the buildings have active 
edges. This is considered as a way to express the 
degree of vitality in the area. The outcomes, shown 
in Figure 2-8, show that while parts of the retail 
core have higher levels of vitality there are some 
vacant shops and areas of poor vitality. 
 
Movement Network 
 
The movement network diagram, refer to Figure 2-
9, shows the dominance of SH1 and Bridge Street 
playing a higher function for traffic movement. The 
intersection of SH1 and Bridge Street therefore is of 
importance. This intersection also provides access 
into Leith Place. 
 
The intersection of SH1, Swanston Street, Roslin 
Street and Leith Place is also important as it 
currently results in confusion for vehicles due to the  
being offset and may require an alternative traffic 
solution. 
 ABOVE FIG. 2-8: Tokoroa Town Centre edge conditions expressing 

the vitality of the centre 
ABOVE FIG. 2-9: Tokoroa Town Centre Movement Network 
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2.3 EXISTING LEITH PLACE SITE 

CONDITIONS 

 
The existing conditions within Leith Place were 
considered to inform the design framework options. 
These align with many of the comments made by 
the community during the public meeting and focus 
groups, refer to Figures 2-10 and 2-11. 

ABOVE FIG. 2-10: Existing i-SITE and public toilets in Leith Place ABOVE FIG. 2-11: Leith Place Existing Site Conditions 



LEITH PLACE, TOKOROA URBAN DESIGN FRAMEWORK - SOUTH WAIKATO DISTRICT COUNCIL   PAGE 16 

u
r
b

a
n

i
s
m

 
+

 

3.1 RESPONDING TO THE OPPORTUNITY 

 
The consultation session and the analysis of the 
town centre and site conditions identified a 
significant opportunity for the redevelopment of 
Leith Place: 
 

“Showcase Tokoroa’s qualities to the 
world, benefit your community, and 
increase trade” 
 
This opportunity can be achieved through: 
 
 Increased visitation and improved perceptions. 
 Increased public amenity. 
 Increased retail exposure. 

 

3.2 WAY FORWARD 

 

The response to the opportunity for Leith Place is 
based on three main approaches: 
 
Activation: messaging, perceptions, creativity, 
discovery, social interaction. 
 
Management: activation, servicing, 
coordination. 
 
Design: image, identity, function, viability. 

 

 

 

 

3. THE RESPONSE 

3.3 ACTIVATION 

 

Activation aims to have well-used spaces that tell a 
story or send a message to users or passers-by 
about the place. The uses to encourage activation 
can be physical elements or activities and events. 
 
Activation can encourage the increased use of a 
place and show off creativity or qualities of a place. 
The benefits include increased social interaction, 
including attracting or retaining visitors or people 
that would not normally use the space, and 
improved perceptions about a place. This can also 
have economic benefits by increasing patronage of 
nearby businesses. 
 
Messaging to Visitors 
 
Improving perception about Tokoroa was raised 
multiple times during the public feedback sessions 
and agreed as a key opportunity for Leith Place. 
Leith Place can be used to send positive messages 
about Tokoroa to visitors and people passing-by on 
SH1. 
 
Messages could include: 
 
 Visitor friendly: attractions, events, 

recreation opportunities in Tokoroa. 
 Business friendly: business opportunities, 

development opportunities, infrastructure in 
Tokoroa. 

 Family friendly: sports, education, culture in 
Tokoroa. 

 

ABOVE FIG. 3-1: Examples of messages to visitors 
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Telling Tokoroa’s Story 
 
A powerful way of improving perceptions of visitors, 
as well as building on local pride, is telling 
Tokoroa’s Story. 
 
Talking Poles 
 
The Talking Poles came up strongly in the public 
feedback and are an asset that could be used to tell 
positive stories about Tokoroa to locals and visitors. 
 
Leith Place could host a number of Talking Poles 
that introduce visitors to them and direct people to 
other places with Talking Poles around Tokoroa. 
 
Therefore, the Talking Poles in Leith Place should 
consider: 
 
 Visibility and accessibility 
 Artistic and cultural value 
 Themes and groupings 
 Audio stories and apps 
 Lighting 
 
Other physical installations 
 
There are many other ways of telling Tokoroa’s 
story. This could be literally through installing art 
pieces telling stories about the town, it could be 
through creative art pieces, or through displays that 
introduce local people, celebrate local heroes, or 
mark an important local date, refer to Figure 3-3. 
 
 

ABOVE FIG. 3-2: Talking Poles could be a way of telling Tokoroa’s story 

ABOVE FIG. 3-3: Examples of methods that could be used to tell Tokoroa’s story 
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Local ambassadors 
 
A very effective way of changing perceptions and 
creating positive messages is through personal 
interaction. The public feedback also highlighted 
the community desire to meet visitors to tell them 
the positive stories about Tokoroa. Local 
ambassadors can be used to meet visitors and 
share information about the town, refer to Figure 3-
4 . 
 
Ambassadors can be volunteers that are linked to 
the i-SITE located in Leith Place. Their timetable 
could be targeted to peak visitor periods. 

ABOVE FIG. 3-4: Examples of local ambassadors in Auckland 
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Events & Activities  
 
Events and activities provide a wide variety of 
opportunities to activate Leith Place, share the 
town’s unique identity and stories, create moments 
of discovery, and encourage social interaction 
between locals and between residents and visitors.  
 
Events and activities can also be used to target 
certain groups, such as young people, show off 
creativity and innovation in the community, and 
celebrate local culture which were all identified as 
important in the community feedback. 
 
Markets 
 
Markets were highlighted a number of times by the 
public during the feedback sessions. 
 
A small market could be located in Leith Place 
selling produce from the District or celebrating local 
Raukawa or Pacific Island culture. If the market 
was held on a Sunday it could use part of the 
carpark as half of the businesses are closed on 
Sunday and less carparking is needed. The market 
could extend into the town centre. 

ABOVE FIG. 3-5: Examples of events, activities, and markets activating public places 
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3.4 MANAGEMENT 

 
Management is a core mechanism to create a 
successful place and was brought up during the 
public consultation. 
 
The management of Leith Place sits within a wider 
discussion regarding the management of the whole 
Tokoroa Town Centre. Many of the management 
aspects of Leith Place overlap with the role of a 
town centre Manager, although a Town Centre 
Manger role would extend beyond that required for 
Leith Place, refer to Table 3-6. 
 
The three management categories identified as part 
of the process are:  
 
 Relationship with Council 
 Coordinating Land Owners & Education 
 Activation  
 
These are discussed in more detail on the following 
pages. 
 

 Leith Place Town Centre-wide 

Relationship with the 
Council 

Public space upgrades & 
maintenance 

Public space upgrades & 
maintenance 

Council services / rubbish Council services / rubbish 

 Business attraction 

 Marketing 

 Communication / social media 

Coordinating land 
owners / Education 
 

Shopfronts Shopfronts 

 Business training / mentors 

 Online retail training 

Activation Opening hours Opening hours 

Markets Markets 

Events Events 

Pop ups Pop ups 

ABOVE TABLE 3-6: Areas where management can contribute to Leith Place and to the wider Tokoroa Town Centre 
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Relationship with the Council 
 
Good public spaces and cleanliness were two 
priorities identified by the community. A Town 
Centre Manager will act as the conduit between the 
business and building owners and operators and 
Council to facilitate targeted public space upgrades, 
such as that being undertaken in Leith Place, and 
ensure Council maintenance and services are 
keeping public spaces clean and tidy. 
 
A Town Centre Manager’s role would also include 
marketing and communications about Tokoroa, to 
address negative outside perceptions and promote 
positive messages about the town. This could also 
include business attraction and targeting retailers 
that are missing from Tokoroa. 
 
Lighting 
 
Alongside public space upgrades and maintenance 
is the lighting of streets and public places. Lighting 
can be used to promote safety and sense of safety 
at night, illuminate buildings so that visitors are 
aware of what a town centre offers, and to show off 
important features.  
 
Figure 3-7 illustrates how poor lighting results 
in the poor visibility of buildings after dark. This 
means that visitors passing through are not aware 
of what a town offers after dark (which can be from 
5pm onwards during winter). The solution can be to 
attach additional up-lights to the lampposts to show 
the signage of the buildings, refer to Figure 3-8. 
 
In Tokoroa, lighting can also be better used to 
illuminate the Talking Poles within Leith Place and 
around the town centre to provide an eye-catching 
and unique feature. 

ABOVE TABLE 3-8: An example of how management can help fix a 
town centre lighting problem through the installation of an additional 
up-light on the lampposts 

ABOVE TABLE 3-7: Poor lighting results in poor visibility of the 
buildings after dark 
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Coordinating Land Owners / Education 
 
Increasing retail exposure and supporting local 
businesses were included in the public feedback for 
Leith Place. A Town Centre Manager could work 
with local business to increase collaboration, 
facilitate business mentoring, and arrange specific 
skills training such as online retailing. This will help 
the businesses in Tokoroa to address some of the 
challenges that have arisen from trends such as 
online shopping and large retail malls. 
 
Shop fronts 
 
The shop fronts on Leith Place were identified in 
the consultation as an area for improvement. Leith 
Place is the first visual impression of the Tokoroa 
Town Centre for visitors travelling on SH1 and 
therefore tidy and attractive shop fronts are 

ABOVE FIG. 3-9: Existing shop fronts on Leith Place which need to be tidied up 

ABOVE FIG. 3-10: Possible upgrade of shop fronts on Leith Place 

important to increasing visitation and improving 
perceptions, as well as improving the public 
amenity, two other focus areas that came out of the 
public feedback. 
 
A moderate upgrade of the shopfronts on Leith 
Place is depicted in Figure 3-9 and 3-10. These 
show that frontages could remain colourful and 
retain the business branding while creating a more 
attractive view from SH1. A step further would be to 
facilitate all the shopfronts to be painted the same 
colour with differentiation only through signage. 
 
The upgrade of the shopfronts could use a similar 
model to that being implemented in Putararu where 
building owners are given a grant from Council 
towards painting or upgrading signage. 
 
This project would be facilitated through a Town 
Centre Manger. 
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Activation 
 
The benefits of activation have been discussed in 
Section 3.2, however the activities and events 
used to activate a place require management to be 
successful. 
 
Shop Weekend Hours 
 
Open shops provide activation of street and public 
places. An analysis of the opening hours of the 
shops on Leith Place in the weekend has identified 
that there are a number of shops that are closed on 
Sunday or throughout the weekend, particularly on 
the northern end of Leith Place, which reduces the 
activation of the space, refer to Figure 3-11 and 3-
12. 
 
A Town Centre Manager could work with the 
business owners to negotiate shop opening hours 
that ensure Leith Place is activated at critical times.  
 
The manager will also be integral in the facilitation 
of events, markets and pop-up events. These can 
be managed to align with the shop hours, for 
example, a market could be planned on a Sunday 
using the frontage and carparks outside the shops 
that are closed. This would activate those areas of 
Leith Place without impacting on those shops that 
remain open. 

Shop (on Leith Place) Weekend Hours  

KK Bakery and Cafe 5am - 4pm Saturday and Sunday  

East West Takeaways 11am - 9pm Saturday and Sunday  

H2O Bar 10am - late Saturday and Sunday  

Tokoroa Kiwi Takeaways 11am - 9pm Saturday and Sunday  

Hello World Closed  

Impact Photography 9.30 - 12.30 Saturday only  

Bakehouse Café 5.30am - 4pm Saturday and Sunday  

Highway Dairy 8am - 9pm Saturday and Sunday  

Harveys Real Estate Closed  

Ronnies Bakery and Café 5am - 5pm Saturday and Sunday  

Unichem Pharmacy 9am - 4pm Saturday only  

Tokoroa Clothing Company 9am - 1pm Saturday only  

Morrisseys 9am - 2/3pm Saturday only  

Noel Leaming 9am - 3pm Saturday 10am - 2pm Sunday  

Paper Plus 9am - 7pm Saturday only  

Westpac Closed  

Information Centre 9am - 1pm Saturday and Sunday  

Open on Saturday & Sunday  

Closed on Sunday  

Closed on Saturday & Sunday  

Legend 

ABOVE TABLE 3-11: Shop weekend opening hours 
on Leith Place 

 
 

RIGHT FIG. 3-12: Location of shops that are open and 
closed on weekends in Leith Place 
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3.4 DESIGN - OVERALL CONCEPT 

 
Overall Concept 
 
A number of options have been developed for the 
Urban Design Framework for Leith Place. The 
overall concept is in response to the communities 
ideas, the brief, and the existing conditions includes 
the following elements: 
 
 An improved movement network to access Leith 

Place. 
 Improved visibility of Leith Place from SH1 

through the removal of some trees. 
 A public space that can be used for local events 

and activities. 
 A building location that will accommodate a new 

i-SITE and public toilets. 
 To be visually appealing to attract visitors. 
 To showcase Talking Poles. 
 Easy bus access and parking. 
 Retention of approximately 100 carparks. 
  
 
 

Fixed elements 
 
There are some elements of the framework which 
will be fixed across all options, and some that will 
vary. The fixed elements include: 
 
 Movement network options: 

- SH1 Improvements 

- Bridge Street Connection 

- Swanston Street Connection 
 
 The removal of some trees to improve visibility 

of Leith Place. 
 
 A reduction in the number of carparks from 132 

to approximately 100 carparks to provide for 
more public open space. 

 
 Small outdoor dining space. 
 
These fixed elements are described in detail on the 
following pages. 
 
Architectural Style of the Building 
 
It is noted that the detailed design of the proposed 
new building is not included as part of the options 
evaluated in this report. The architectural design 
and style of the building will be determined at a 
later stage of the process, once an architect has 
been appointed. Refer to Figure 3-13 showing an 
example of a building shown in four different styles 
within the same setting. 

RIGHT FIG. 3-13: An example of a proposed building in Blenheim 
where four potential visual character styles were depicted to 

illustrate that this could be decided later. Similarly, the style of the 
building in Leith Place is not a consideration in this process and will 

be determined at a later stage of the process. 
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 Movement Network 
 
SH1 Improvements 
 
The location of Leith Place, adjacent to SH1, 
provides exposure and accessibility for visitors 
which is critical to attract people to Tokoroa. 
However the current SH1 design also creates 
problems as its two-lane design encourages 
vehicles to speed and overtake through the town 
centre. In addition the design creates confusion for 

vehicles turning off and onto SH1 from Bridge 
Street and Swanston Street. This was an issue 
identified as an important by the public during the 
consultation sessions. 
 
Ongoing discussion with the NZ Transport Agency 
have lead to the Agency agreeing to consider that 
the road is narrowed to one lane in each direction 
through Tokoroa with long turning lanes for vehicles 
wishing to turn into Bridge Street or Swanston 

Street. 
 
This preferred SH1 design has been applied to all 
the options considered for Leith Place. 

ABOVE FIG. 3-14: Existing SH1 Layout with two lanes in each direction 

ABOVE FIG. 3-15: SH1 Layout with one lane in each direction 
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Bridge Street Connection 
 
As identified in the public feedback, the intersection of 
Bridge Street, SH1 and Leith Place is currently not an 
ideal design. The two lanes entering Bridge Street from 
SH1 create confusion and the entrance and exit to Leith 
Place are also some distance apart, resulting in a more 
complex intersection, refer to Figure 3-17. 
 
In order to achieve a simpler intersection design, it is 
recommended the entrance to Bridge Street from SH1 is 
narrowed to one lane and the entrance and exit to Leith 
Place are located next to each other, refer to Figure 3-18. 
 
This preferred design has been reviewed against all the 
options considered for Leith Place. 

ABOVE FIG. 3-17: Current Bridge Street Intersection Layout ABOVE FIG. 3-18: Proposed Bridge Street Intersection Layout 

ABOVE FIG. 3-16: Bridge Street Intersection within the Tokoroa Movement Network 
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Swanston Street Connection 
 
As identified in the public feedback, the intersection 
of Bridge Street, the intersection of Swanston 
Street, SH1, Roslin Street, and Leith Place is 
currently not an ideal design. The entry and exit 
lanes, and additional waiting places in the central 
median cause confusion. 
 
A variety of options were considered to solve the 
design. Changing Roslin Street to one-way in the 
northwards direction, refer to Figure 3-21 overleaf, 
was considered but discounted as this would 
restrict entry into the Warehouse carparking lot 
located off Roslin Street. Changing Roslin Street to 
one-way in the southwards direction, refer to Figure 
3-22 overleaf, was also discounted as this would 
restrict entry to Leith Place for traffic coming from 
the Warehouse. 
 
Removing access from any direction would have a 
detrimental impact on accessibility and legibility and 
therefore could impact on visitors and businesses. 
As such any option that removed access was 
discounted, refer to Figure 3-23 overleaf. 
 
The installation of a roundabout would remove the 
confusion from the intersection while retaining all 
access points, refer to Figure 3-24 on page 27. 
This may require the current exit from the 
McDonalds Drive-Thru to be moved to join with the 
existing exit from the McDonalds carpark which is 
further away from the roundabout. 

ABOVE FIG. 3-19: Swanston Street Intersection within the Tokoroa Movement Network 

ABOVE FIG. 3-20: 
Swanston Street 

Intersection 
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ABOVE FIG. 3-23: Discounted options for changes to the Swanston 
Street intersection  

ABOVE FIG. 3-21: Swanston Street Intersection with Roslin Street becoming one-way in a northward direction (discounted) 

ABOVE FIG. 3-22: Swanston Street Intersection with Roslin Street becoming one-way in a southward direction (discounted) 
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A preliminary recommended design for the 
Swanston Street intersection based on the 
roundabout option is outlined in Figure 3-25. This 
design is yet to be fully tested and verified and 
therefore may be modified. 
 
This preferred design has been reviewed against all 
the options considered for Leith Place. 

ABOVE FIG. 3-24: Initial roundabout option for the Swanston Street 
intersection 

ABOVE FIG. 3-25: Revised roundabout option for the Swanston Street intersection showing the exit from the McDonalds Drive-Thru being 
moved through the existing McDonalds carpark. This option is yet to be fully tested. 
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 Trees & the visibility of Leith Place 
 
The public feedback sessions and the contextual analysis has identified that the location 
and size of the trees in Leith Place create a visibility barrier from SH1. 
 
An arborist assessment of the trees in the town centre was commissioned by the 
Council in early 2016. This assessment provided comment on the health of the trees 
and noted that a number of trees should or could be removed in Leith Place, and the 
some further investigation may be required, refer to Figure 3-26 for the outcome of 
that assessment. 
 
Based on the public feedback and to achieve the opportunity of increasing visitation, it is 
recommended that further trees are removed in the area between SH1 and Leith Place 
as these trees are significantly reducing the visibility of Leith Place to passing visitors, 
refer to the area circled in blue on Figure 3-26. Any further tree removal will be 

ABOVE FIG. 3-26: Arborist assessment of the trees and further trees that could be removed for visibility (circled in blue) 

ABOVE FIG. 3-27: View of Leith Place from SH1 looking south, the view is obstructed by trees 

ABOVE FIG. 3-28: View of Leith Place from SH1 looking north, the view is obstructed by trees 

dependant on the final design option selected. 
 
Shade & Shelter 
The need for provision of shade if trees are removed was identified 
during the public consultation. In all options some trees will be retained 
and new trees may be planted to replace some old trees, providing a 
degree of shade and shelter. Some additional shade and shelter may 
be provided in the public space, however provision of vehicle shade for 
shorter-term retail parking is considered highly usual in New Zealand 
centres due to the high cost relative to the short benefit time (approx. 4 
months in a year) and economic and social benefits. 
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Carparking & Open Space 
 
There are currently 132 carparks in Leith Place 
however a parking survey undertaken by the 
Council has found that approximately 30 carparks 
are used to park the same car all day. This 
generally indicates the carparks are being used by 
employees of local businesses, rather than 
potential customers, which reduces their efficiency 
and benefit. 
 
During the community feedback session it was 
agreed by most people that there could be fewer 
carparks if the all-day parkers parked somewhere 
else to free up the remaining parking. As such 
approximately 100 carparks would be sufficient. 
The management of the parking could be part of 
the role of a new Town Centre Manager. 
 
The reduction in carparks is linked to a new public 
open space in Leith Place as the reduction in 
carparks will provide the additional space required 
to create this new public area that was identified 
during the public feedback as a priority for the 
space. 
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Outdoor Dining 
 
Outdoor dining has the benefit of activating a 
space, providing for local and visitor amenity, and 
attracting visitors to stay and eat in Leith Place. 
 
Analysis of Leith Place shows that the food 
businesses located on Leith Place are clustered 
towards the south of the block of shops, therefore 
additional space for outdoor dining would be best 
located at the southern end of this area, refer to 
Figure 3-29. 
 
Outdoor dining does not require a large space. It 
could use the space taken up by three carparks to 
expand the footpath area, refer to Figure 3-30. The 
area could be installed permanently or temporarily 
by Council under an agreement with a directly 
adjacent food business that the business would 
service and maintain this space. This agreement 
reduces the cost incurred by Council while 
providing an attractive asset to the business. 

RIGHT FIG. 3-29: 
Location of food 

businesses on Leith 
Place are clustered in 

the southern part giving 
an opportunity for an 

outdoor dining area 
 

BELOW FIG. 3-30: 
Examples of small 

outdoor dining areas 
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3.5 DESIGN - EVALUATION CRITIERIA  

 
Each of the design options has been considered 
against the criteria that relate directly the 
community’s ideas, the brief, and the existing 
conditions: 
 
1. A public space that can be used for local 
events and activities and that is well connected 
to the footpath space outside the existing 
shops. 
This footpath is an important existing public space 
used by locals and visitors and therefore the public 
space should be accessible to this area. 
 
2. A building location that will accommodate a 
new i-SITE and public toilets and that will be 
visible from SH1 (emphasis on southbound) 
The visibility of the new building will play an 
important role to attract visitors to stop. The views 
from the north are prioritised as tourism information 
has determined that normal holiday behaviour is to 
consume tourism activities heading away from the 
departure point and then returning directly home. 
As such most of Tokoroa’s potential visitors that are 
going to stop are southbound (travelling south from 
Auckland), and by extension it would make sense 
for a ‘Hub’ building to be visible from the north first. 

 
3. A building location that is well connected 
with the proposed public open space. 
The building is likely to be the first destination for 
visitors as it will have the i-SITE and public toilet, it 
is also likely to be where the coach service stops. 
The open space will host activation events and 
activities that will showcase Tokoroa to visitors, 
therefore the relationship between the open space 
and building is key to attract visitor to the town. 

 
4. To showcase Talking Poles.  
Talking Poles are important for local pride, history, 

and to promote creatively, as well as a tourist 
attraction, to give positive messages about 
Tokoroa, and direct visitors to other Talking Poles 
around the Town. The best exposure for the 
Talking Poles is to have them visible from SH1 
while remaining accessible to people in Leith Place. 
 
5. Easy bus access, parking and compatibility 
with movement network changes 
The coach service brings hundreds of visitors to 

Tokoroa everyday. Therefore good coach access  
is essential to attracting and retaining visitors. 
Parking is important for the use of Leith Place and 
the shops by local residents, who predominantly 
drive to the town centre. Therefore good parking 
should be retained. 
 
Compatibility with the proposed movement network 
changes detailed in Section 3.4 will help to achieve 
overall design concept outcomes.  

2 

3 

4 

1 

ABOVE FIG. 3-31: Design Evaluation Criteria 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 
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3.6 DESIGN - OPTIONS 

 
Proposed Urban Design Framework Options 
Summary 
 
Nine proposed frameworks have been developed 
for consideration and evaluation. These can be 
summarised in terms of the location of the new 
public open space: 
  
In the centre of Leith Place (1-series): 
 
 Option 1A 
 Option 1B 
 
Incorporating the existing footpath outside the 
shops (2-series): 
 
 Option 2A 
 Option 2B 
 
On the south-eastern corner (3-series): 
 
 Option 3A 
 Option 3B-1 and Option 3B-2 (developed in 

response to the feedback received at the public 
meeting on 30 November 2016) 

 
On the north-eastern corner (4-series): 
 
 Option 4A 
 Option 4B 
 Option 4C 
 
 

ABOVE FIG. 3-32: Proposed Urban Design Framework Options Summary 
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Option 1A: Island 
 
The Island Option locates the public open space in 
the middle to the north and new building in the 
middle of Leith Place.  
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
poor as the car parking between these spaces 
provides a visual and physical barrier between 
these two areas. 
 
2. Building visibility to SH1 
The visibility of the building is not strong as the 
building is set back from SH1, within Leith Place, 
which means it will be obscured from view for 
southbound vehicles. The northbound traffic 
visibility will be moderate (northbound visibility is 
considered to be similar across most of the 
proposed options). 
 
3. Building and public space relationship 
The building and the public space are adjacent 
which is beneficial, however as they are both in 
rectangular spaces they only interact over a short 
length of space which reduces the mutual benefit 
that would be created compared to if they 
interacted over the long lengths of the spaces. 
 
4. Talking Poles showcase 
This provides a small area adjacent to SH1 where 
the Talking Poles can be showcased. This area is 
not well connected to the public space in the middle 
of Leith Place. 
 
5. Bus access, parking, and movement network  
Bus access remains similar to the current condition 
and the car parking also remains similar. 
 

ABOVE FIG. 3-33: Option 1A: Island 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 

The option is generally compatible with the 
proposed movement network changes. 
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Option 1B: Central 
 
The Central Option locates the public open space 
and the building in the centre of Leith Place, 
creating a wider pedestrian crossing area between 
the shops, the open space, and the Talking Poles. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
good as the wide pedestrian crossing area creates 
a visual and physical connection. 
 
2. Building visibility to SH1 
The visibility of the building is not strong as the 
building is set back from SH1, within Leith Place, 
which means it will be obscured from view for 
southbound vehicles. The northbound traffic 
visibility will be moderate (northbound visibility is 
considered to be similar across most of the 
proposed options). 
 
3. Building and public space relationship 
The building and the public space are adjacent and 
can be designed to be well oriented to each other 
which is beneficial to creating a strong relationship. 
 
4. Talking Poles showcase 
This provides a moderate area adjacent to SH1 
where the Talking Poles can be showcased. This 
area is well connected to the public open space in 
the centre. 
 
5. Bus access, parking, and movement network  
Bus access remains similar to the current condition. 
Some car parking is removed to provide for the 
larger area in the centre of Leith Place and to 
provide for the wider pedestrian crossing areas. 
 
The option is not as compatible with the proposed 
changes to the Bridge Street intersection as it 

ABOVE FIG. 3-34: Option 1B: Central 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 

requires the entry and exit to Leith Place from 
Bridge Street to remain separate. 



LEITH PLACE, TOKOROA URBAN DESIGN FRAMEWORK - SOUTH WAIKATO DISTRICT COUNCIL   PAGE 37 

u
r
b

a
n

i
s
m

 
+

 

Option 2A: Shopfront Extension Minimum 
 
The Shopfront Extension (Minimum) Option  
locates the public open space adjacent to the 
shopfronts on Leith Place by moderately widening 
the footpath area. The building is located near to 
the current toilet and i-SITE locations, adjacent to 
SH1.  
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
strong as the footpath is just extended to include 
some additional open space. 
 
2. Building visibility to SH1 
The visibility of the building is not strong as while it 
is adjacent to SH1 it is not in a prominent position 
on the corner of Leith Place. This means it will be 
somewhat obscured from view for southbound 
vehicles. The northbound traffic visibility will be 
moderate (northbound visibility is considered to be 
similar across most of the proposed options). 
 
3. Building and public space relationship 
The building and the public space are separated, 
both visually and physically, by the car parks in 
Leith Place, and while there is a pedestrian 
crossing area this is not wide enough to create a 
good connection between these two places. 
 
4. Talking Poles showcase 
This provides a moderate area adjacent to SH1 
where the Talking Poles can be showcased. This 
area is well connected to the new building but not 
to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access remains similar to the current condition. 
Car parking adjacent to the shopfronts is changed 
from angled parking to 90 degree parking in order 

ABOVE FIG. 3-35: Option 2A: Shopfront Extension Minimum 

to accommodate the additional width of the footpath 
which reduces the overall number of carparks. 
 
The option is not as compatible with the proposed 
changes to the Bridge Street intersection as it 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 

requires the entry and exit to Leith Place from 
Bridge Street to remain separate. 
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Option 2B: Shopfront Extension Maximum 
 
The Shopfront Extension (Maximum) Option  
locates the public open space adjacent to the 
shopfronts on Leith Place by significantly widening 
the footpath area. The building is located near to 
the current toilet and i-SITE locations, adjacent to 
SH1.  
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
strong as the footpath is just extended to include 
additional open space. 
 
2. Building visibility to SH1 
The visibility of the building is not strong as while it 
is adjacent to SH1 it is not in a prominent position 
on the corner of Leith Place. The northbound traffic 
visibility will be moderate (northbound visibility is 
considered to be similar across most of the 
proposed options). 
 
3. Building and public space relationship 
The building and the public space are separated, 
both visually and physically, by the car parks in 
Leith Place. While there is a pedestrian crossing 
area this is not wide enough to create a good 
connection between these two places. 
 
4. Talking Poles showcase 
This provides a moderate area adjacent to SH1 
where the Talking Poles can be showcased. This 
area is well connected to the new building but not 
to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access remains similar to the current condition. 
Car parking adjacent to the shopfronts is all 
removed to accommodate the additional width of 
the footpath, this is considered a significant loss of 

ABOVE FIG. 3-36: Option 2B: Shopfront Extension Maximum 

parking. 
 
The option is not as compatible with the proposed 
changes to the Bridge Street intersection as it 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 

requires the entry and exit to Leith Place from 
Bridge Street to remain separate. 
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Option 3A: South-East Corner 
 
The South-East Corner Option locates the public 
open space and building adjacent to SH1 in the 
south-east corner of Leith Place. The open space is 
oriented north-south. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
poor as the car parking between these spaces 
provide a visual and physical barrier between these 
two areas. 
 
2. Building visibility to SH1 
The visibility of the building for southbound traffic is 
poor, however as the Talking Poles will be located 
in the north-east corner, the visibility of these create 
some benefits. Although less important than the 
southbound traffic, the northbound traffic visibility 
will be good. 
 
3. Building and public space relationship 
The building and the public space are adjacent 
which is beneficial, however as they are both in 
rectangular spaces they only interact over a short 
length of space which reduces the mutual benefit 
that would be created compared to if they 
interacted over the long lengths of the spaces. 
 
4. Talking Poles showcase 
This provides a moderate area adjacent to SH1 
where the Talking Poles can be showcased. This 
area is well connected to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access remains similar to the current condition 
but moves slightly to the south-east. Some 
carparking is lost from the south-east corner, while 
the remaining car parks stay similar. 
 

ABOVE FIG. 3-37: Option 3A: South-East Corner 

 

The option is not as compatible with the proposed 
changes to the Bridge Street intersection as it 
requires the entry and exit to Leith Place from 
Bridge Street to remain separate. It also places a 
greater reliance on the more complex Swanston 
Street intersection. 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 

Public Feedback on the Option, November 2016 
 Considered to be less cluttered from a traffic 

perspective. 
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Option 3B-1: South-East Corner Flip of 4C - 
suggested in Public Meeting 
 
The first South-East Corner Flip of 4C Option 
locates the building adjacent to SH1 in the south-
east corner with the public open space to the west 
of the building. This option was identified during the 
public feedback meeting on the 30 November as an 
option the community would like to be considered. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
good as a low speed pedestrian crossing area is 
located on the road area between these spaces. 
 
2. Building visibility to SH1 
The visibility of the building for southbound traffic is 
poor, however as the Talking Poles will be located 
in the north-east corner, the visibility of these create 
some benefits. Although less important than the 
southbound traffic, the northbound traffic visibility 
will be good. 
 
3. Building and public space relationship 
The building and the public space are adjacent and 
can be designed to be well oriented to each other 
which is beneficial to creating a strong relationship. 
 
4. Talking Poles showcase 
This provides a good area adjacent to SH1 where 
the Talking Poles can be showcased. This area is 
well connected to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access would be moved to the south-east 
corner. The design has been tested and modified to 
account for tracking curves onto Swanston Street, 
refer to Appendix B. Some carparking is lost from 
the south-east corner, the remaining car parks stay 
similar. 

ABOVE FIG. 3-38: Option 3B-1: South-East Corner Flip of 4C 

The option is not as compatible with the proposed 
movement network changes as it requires the entry 
and exit to Leith Place from Bridge Street to remain 
separate and places a greater reliance on the more 
complex Swanston Street intersection. 
 
Public Feedback on the Option, November 2016 
 The consideration of this option was supported 

 
by a number of people. 

 The public space would have good connectivity 
to the food business including McDonalds. 

 There are fewer towns to compete with for 
northbound traffic so this option might attract 
more visitors. 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 
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Option 3B-2: South-East Corner Flip of 4C - 
suggested in Public Meeting 
 
The second South-East Corner Flip of 4C Option 
locates the public open space and building adjacent 
to SH1 in the south-east corner. The open space is 
located to the north of the building and oriented 
east-west. This option was identified during the 
public feedback meeting on the 30 November as on 
option the community would like to be considered. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
good as a low speed pedestrian crossing area is 
located on the road area between these spaces. 
 
2. Building visibility to SH1 
The visibility of the building for southbound traffic is 
poor, however as the Talking Poles will be located 
in the north-east corner, the visibility of these create 
some benefits. Northbound visibility (less important 
than southbound visibility) is moderate as the 
building is not as prominent as 3B-1 and therefore 
will be more obscured from traffic. 
 
3. Building and public space relationship 
The building and the public space are adjacent and 
can be designed to be well oriented to each other 
which is beneficial to creating a strong relationship. 
 
4. Talking Poles showcase 
This provides a good area adjacent to SH1 where 
the Talking Poles can be showcased. This area is 
well connected to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access would be moved to the south-east 
corner. Some carparking is lost from the south-east 
corner, the remaining car parks stay similar. 
 

ABOVE FIG. 3-39: Option 3B-2: South-East Corner Flip of 4C 

The option is not as compatible with the proposed 
movement network changes as it requires the entry 
and exit to Leith Place from Bridge Street to remain 
separate and places a greater reliance on the more 
complex Swanston Street intersection. 
 
Public Feedback on the Option, November 2016 
 The consideration of this option was supported 

 
by a number of people. 

 The public space would have good connectivity 
to the food business including McDonalds. 

 There are fewer towns to compete with for 
northbound traffic so this option might attract 
more visitors. 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 
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Community feedback on Option 3B received 
from submissions, January 2017 
Open Area 
 The major point of concern is the open area that 

is to be created and the flow on effect it will have 
to traffic flow, pedestrians etc. This is a major 
point as it takes so much space and dominates 
the whole of the street. This is the one aspect of 
the proposal that I feel needs to be really 
carefully looked at and considered (B Fisher). 

 I have concerns that if it is located at the North 
end of Leith Place that there will be traffic blocks 
as traffic tries to get off SH1 along with traffic 
turning around the roundabout along with traffic 
trying to get into / out of Leith Place. This 
concern will be made worse when there is an 
event being held and there is extra pedestrian 
traffic & extra need for parking for event 
participants & traffic flow is hampered and even 
slowed.  When there are events taking place this 
will increase the blockage rather than the flow (B 
Fisher). 

 I prefer siting the area ( if at all ) at the southern 
end for reasons expressed above, to minimise 
the traffic banking and allow a clean exit off SH 
1 and entry into Bridge St / Leith Place.  
Consideration is needed that the idea of an 
open area does not become a negative rather 
than a draw card - i.e. will the less desirable 
element start hanging out there, skateboarders 
etc. and layabouts that will detract from the area 
being used as it should be (B Fisher). 

 The I-site, bus parks, garden square and toilets, 
altogether clustered in a food hub at the 
McDonalds entrance (L Young).  

 
Parking / Circulation 
 Thought is needed for truck pullover space on 

SH1 as it is now outside the Info Centre (B 
Fisher). 

 Should the Swanston Street exit onto SH1 be 

considered as an exit only with no traffic from 
SH1, it needs to go to Bridge St. (B Fisher). 

 3B-1 provides more parking than option 4C.  A 
means of monitoring the length of car parking to 
be installed, maximum of 90 minutes car parking 
(G Gawn). 

 
Visibility 
 Should focus on northbound traffic as a 

preference (M Brownsey). 
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Option 4A: North-East Corner (Previously 
Option 2A of the Bossley Architects Designs) 
 
The North-East Corner (Previously Option 2A of the 
Bossley Architects Designs) Option locates the 
public open space and building adjacent to SH1 in 
the north-east corner of Leith Place. The open 
space is oriented north-south. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
moderately good as a low speed pedestrian 
crossing area is located on the road area between 
these spaces. However these spaces are still 
physically and visibility separated by car parking. 
 
2. Building visibility to SH1 
The visibility of the building for southbound traffic is 
moderate as the public space is located closest to 
the SH1 with the building set back. The location of 
the public space will mean that some barrier or 
vegetation will be needed between the open space 
and SH1,to reduce the exposure of the public 
space, which will reduce visibility. The northbound 
traffic visibility will be moderate (northbound 
visibility is considered to be similar across most of 
the proposed options). 
 
3. Building and public space relationship 
The building and the public space are adjacent and 
can be designed to be well oriented to each other 
which is beneficial to creating a strong relationship. 
 
4. Talking Poles showcase 
This provides a moderate area adjacent to SH1 
where the Talking Poles can be showcased. This 
area is well connected to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access remains similar to the current condition. 

ABOVE FIG. 3-40: Option 4A: North-East Corner (Previously Option 2A) 

Some carparking is lost from the north-east corner 
and the car parks adjacent to the shops will change 
from angled parking to 90 degree parking. 
 
The option is generally compatible with the 
proposed movement network changes. 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 
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Option 4B: North-East Corner (Previously 
Business Group) Option 
 
The North-East Corner (Previously Business 
Group) Option locates the public open space and 
building adjacent to SH1 in the north-east corner of 
Leith Place. The open space is oriented east-west 
and the entrance to Leith Place from Bridge Street 
is removed. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
good as a low speed pedestrian crossing area is 
located on the road area between these spaces 
and there is no car parking in between the two 
areas. 
 
2. Building visibility to SH1 
The visibility of the building for southbound traffic is 
good as the building is located in a prominent 
position close to the SH1. The northbound traffic 
visibility will be moderate (northbound visibility is 
considered to be similar across most of the 
proposed options). 
 
3. Building and public space relationship 
The building and the public space are adjacent and 
can be designed to be well oriented to each other 
which is beneficial to creating a strong relationship. 
 
4. Talking Poles showcase 
This provides a large area adjacent to SH1 where 
the Talking Poles can be showcased. This area is 
well connected to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access is severely impacted as the entrance to 
Leith Place from Bridge Street is closed. The bus 
would need to stop on Bridge Street rather than in 
Leith Place, it would then need to exit the town 

ABOVE FIG. 3-41: Option 4B: North-East Corner (Previously Business 
Group Option) 

centre via Rosebery Street which is not ideal for 
long distance coach services. Some carparking is 
lost from the north-east corner. 
 
The option is not as compatible with the proposed 
movement network as it removes the entry to Leith 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 

Place from Bridge Street which as discussed will 
have negative impacts on the bus access but will 
also have negative impacts on general vehicle 
movement and possibility reduce the success of 
Leith Place through a reduction in visitor numbers. 

Bus route exiting town centre 
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Option 4C: North-East Corner (Two-way 
Entrance) 
 
The North-East Corner (Two-way Entrance) Option 
is similar to Option 4B as it locates the public open 
space and building adjacent to SH1 in the north-
east corner of Leith Place. The open space is 
oriented east-west, however the entrance to Leith 
Place from Bridge Street is two-way. 
 
1. Public space relationship to shops 
The relationship between the new public open 
space and the footpath area outside the shops is 
good as a low speed pedestrian crossing area is 
located on the road between these spaces and 
there is no car parking in between the two areas. 
 
2. Building visibility to SH1 
The visibility of the building for southbound traffic is 
good as the building is located in a prominent 
position close to the SH1. The northbound traffic 
visibility will be moderate (northbound visibility is 
considered to be similar across most of the 
proposed options). 
 
3. Building and public space relationship 
The building and the public space are adjacent and 
can be designed to be well oriented to each other 
which is beneficial to creating a strong relationship. 
 
4. Talking Poles showcase 
This provides a large area adjacent to SH1 where 
the Talking Poles can be showcased. This area is 
well connected to the public open space. 
 
5. Bus access, parking, and movement network  
Bus access is remains from Bridge Street however 
the stopping area is located in the north-east. The 
design has been modified to account for tracking 
curves from Bridge Street, refer to Appendix B. 
Some carparking is lost from the north-east corner. 

ABOVE FIG. 3-42: Option 4C: North-East Corner (Two-way Entrance) 

The option is generally compatible with the 
proposed movement network changes. 
 
Public Feedback on the Option, November 2016 
 Supported by a number of people. 
 The design and management combined will be 

good for local business. 

 The visibility, location of the i-SITE and open 
space will attract visitors and be a local asset. 

 If the Bridge Street entrance is narrower, the 
main entrance might become Swanston Street. 

 The Talking Poles will be celebrated - there 
could be more. 

LEGEND 
 
New i-SITE and toilet building location 
 
New public open space 
 
Good visibility from SH1 
 
Moderate visibility from SH1 
 
Poor visibility from SH1 
 
Good connection between open space and footpath 
 
Poor connection between open space and footpath 
 
Area available to showcase Talking Poles 
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Community feedback on Option 4C received 
from submissions, January 2017 
Open Area 
 The 3B-1 Option at the south end would clutter 

up an already busy intersection, and nice trees 
would be destroyed. On the other hand the 
public spaces are on the north side. Parking 
restrictions (and enforcement) need to be looked 
at as part of the development (M Jones). 

 I think Option 4C has merit as it gives 
southbound motorists a couple of options to 
access Leith Place, bus turning movements are 
safer, development at this end of Leith Place 
gives some balance to the street, and it allows 
for commercial expansion to the north and west  
on Raukawa and Bridge St properties (M 
Jones). 

 
Parking / Circulation 
 I would suggest that the car parking on the side 

of SH1 is kept in place as it is used by cars with 
trailers and trucks (south north traffic) to stop 
and use the facilities at Leith Place. Cars with 
trailers do not have parking in the vicinity 
otherwise (K Egerton). 

 Firstly, the idea of re-doing the shop fronts is 
great… vibrant colour and bigger overhead 
frontages to draw people in is great.  My 
concern is that there isn’t yet enough car 
parking. Often Leith Place is full and this alone 
will stop travellers stopping for a quick bite 
which is where the money will come in. Play 
ground?  This will only work IF there is no riff raff 
that is intimidating! This MUST be patrolled for.  
Café space spilling over – fantastic. Get happy 
people visible – nothing is more appealing than 
laughter, smiles and great smells of enticing 
food. Again, this all comes back to car parking. 
People like to park close to the shop they want 
to visit – no park = no stopping. I live by Lake 
Moana-nui. Its well-used because there is an 

abundance of parking.  Activities, people 
welcoming others, fun, colour etc.… all recipes 
for success (R Singleton). 

 The tightness of parking and access space, 
particularly in summer between 11:30 am to 
2:30 pm is a worry. The solution could be to 
incorporate Leith Place North outside Raukawa 
House which on weekdays is already busy. 
There would be a need for a pedestrian refuge 
crossing between Westpac and Pizza Hut. Is 
there enough parking? Parking for visitors’ cars, 
coaches and especially the locals’ vehicles? 
What about pedestrian safety especially when 
moving from car to pavement and return. What 
about seating and protection from the weather 
for coach passengers? Leith Place North could 
take the overflow as it does on weekdays. It 
should not be the sole preserve of workers in 
Raukawa House. There is already food (Pizza, 
Pita and proposed Raukawa cafe) on that side 
as well as an Iwi display in the new building. 
This area could also supply overflow coach 
parking as required for more than one bus each 
way on many lunch times. Only moderate bus 
access parking and movement network. I have 
driven buses part-time for over 30 years and 
would find access for coaches from the north to 
be very tight, especially over the black double 
arrow outside Westpac. Also, is it safe for 
pedestrians there and cars exiting north? 
Southbound coaches could access Leith Place 
North easier (Mike and Gail Grayburn). 

 
Visibility 
 4C good building visibility, especially from the 

north for the majority of passing traffic (ref Gary 
Brunton). There has however, been a noted 
increase in North-bound people stopping for 
food etc since the opening of the Taupo Eastern 
By-pass (M and G Grayburn). 

 

I-site and toilets 
 Looks good. Just wondered if there had been 

any thought given to using part of the old 
Grayburn House building for a Visitor Centre?  
The size would lend it to including an 
interpretation centre for the Talking Poles (S 
Arthur). 

 
Trees and Shade 
 It also means the nice trees at the south end of 

Leith Place will stay, and some of the rubbish 
trees at the north end can be sacrificed. 
However - the sewer along Leith Place would 
have to be replaced (in 150NB pipe) to service 
the i-Site, and the bus stop and public space are 
on the shaded south side of the i-Site. 
Pedestrian movements will need to be examined 
in detail as the development is close to a busy 
street, which is inherently unsafe (M Jones). 

 
Changes to the design of Option 4C resulting 
from community feedback, January 2017 
 The vehicle entry into Leith Place from Bridge 

Street is moved slightly east to be located more 
centrally to the Bridge Street roundabout, 
widening the footpath area outside Westpac. 
This allows more space for pedestrians before 
crossing to the iSITE area. 

 The pedestrian crossing between the footpath 
(outside Westpac) and the iSITE area is 
narrowed slightly to ensure two vehicles or a 
bus can turn into Leith Place and wait for people 
crossing, or wait past the crossing area to turn 
out of Leith Place. 

 Two bus parking areas have been included on 
the SH1 side of Leith Place to ensure overflow 
parking is available. 

 A pedestrian link has been included across 
Bridge Street and Swanston Street to better 
connect Leith place with the surrounding area. 



LEITH PLACE, TOKOROA URBAN DESIGN FRAMEWORK - SOUTH WAIKATO DISTRICT COUNCIL   PAGE 47 

u
r
b

a
n

i
s
m

 
+

 

Evaluation of Options 
 
Based on an evaluation of the nine options, and the 
public feedback received, Option 4C has been 
identified as the preferred option. Refer to Table 3-
43 for a summary of the options assessed against 
the five evaluation criteria. 
 
Option 4C is described in more detail in Section 4. 

 1A 1B 2A 2B 3A 3B-1 4A 4B 4C 3B-2 

1. Public space relationship 
to shops 

          

2. Building visibility to SH1 
(emphasis on southbound) 

          

3. Building and public 
space relationship 

          

4. Talking Poles showcase 
 

          

5. Bus access, parking, and 
movement network 

          

ABOVE TABLE 3-43: A summary of the nine options evaluated against the five evaluation criteria Response to Evaluation 
Criteria 

 

Poor  

Moderate to poor  

Moderate  

Good  
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ABOVE FIG. 4-1: Preferred Urban Design Framework (Option 4C) 

4.1 OPTION 4C 

 

The preferred Urban Design 
Framework is Option 4C (refer to 
Figure 4-1) as this option provides 
for: 
 
 A good public space that relates 

well to the proposed new building 
as well as to the existing footpath 
outside the Leith Place shops; 

 A prominent position for a new 
building that will be visible from 
SH1 and help to attract more 
visitors to Tokoroa; 

 A suitable position for the Talking 
Poles to be showcased and to be 
accessible for locals and visitors;  

 Good bus access and car parking 
provision;  

 An opportunity for outdoor dining 
space adjacent to the food 
businesses at the southern end of 
Leith Place; 

 Alignment with the fixed elements 
of the design, including the 
proposed modifications to the 
movement network and tree 
removal. 

 

4. THE PREFERRED URBAN DESIGN FRAMEWORK 
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ABOVE FIG. 4-2: The Preferred Urban Design Framework (Option 4C) will respond to the opportunities for Leith Place 

This design, when combined with 
good activation and management, will 
respond to the three opportunities 
identified for Leith Place: 
 
 Increased visitation and improved 

perceptions. 
 Increased public amenity. 
 Increased retail exposure. 
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RIGHT FIG. 4-
3: Artists 

impression of 
the Preferred 
Urban Design 

Framework 
(Option 4C) 

showing 
Talking Poles 
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ABOVE FIG. 4-4: Artists impression of the Preferred Urban Design Framework (Option 4C) showing outdoor dining 
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Appendices 

Appendix A: Public presentation, 30 November 2016 
Appendix B: Tracing Curves 
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APPENDIX A. PUBLIC PRESENTATION, 30 NOVEMBER 2016 
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APPENDIX B. TRACKING CURVES 

ABOVE FIG. AB-1: Tracking curves for Option 3B 
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ABOVE FIG. AB-2: Tracking curves for Option 4C 


