
 

KMW-978371-10-1062-1 

IN THE MATTER OF the Resource Management Act 1991  

AND 

IN THE MATTER OF a resource consent application by Jace 

Investments Limited to the Western Bay of 

Plenty District Council to develop land at 

404 Omokoroa Road for town centre 

purposes 

 
 
 

 
STATEMENT OF EVIDENCE OF GRAHAM PRICE 

  
 
 
Introduction 

 

1. My full name is Robert Graham Price.  

 

2. I am a registered architect of New Zealand and member of the NZIA. I have 

been living in New Zealand since 2000 and have 18 years experience designing 

buildings in the Bay of Plenty and Waikato region. I was previously a design 

director and shareholder of a large Auckland architectural firm for 12 years and 

then established First Principles Architects as a local practice, 8 years ago. 

 

3. I am the Director of First Principles Architects and I am also the joint owner 

with my wife and business partner, Kathleen Marcia Price. 

 

4. I was born in Wales in the UK where I obtained my degree at Bath University 

and have over 35 years experience as an architect. My qualifications are 

Bachelor of Science (Arch) Hons Bath, Bachelor of Architecture Hons Bath and 

Registered Architect NZIA.  
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5. My previous registrations are Registered Architect UK RIBA, Registered 

Architect and the past President of Institute of Architects, Zimbabwe. 

 

6. My passion for people, their culture, the natural environment and their 

influence on the built form provides the foundation for my philosophy on 

design and architecture. I have designed and led a wide variety of projects in 

New Zealand, together with projects throughout the Pacific and Africa. 

 

7. I am fortunate to have built close relationships with my clients in both the 

private and public sectors. This often leads to repeat client engagements as an 

architect, together with urban design and master planning projects, ranging 

from multi-residential, mixed use, retail, hospitality, leisure, education and 

commercial developments. 

 

Code of Conduct for Expert Witnesses 

 

8. I confirm that I have read the Code of Conduct for Expert Witnesses contained 

in the Environment Court Practice Note 2014 and that I agree to comply with 

it.  I confirm that I have considered all the material facts that I am aware of 

that might alter or detract from opinions that I express, and that this evidence 

is within my areas of expertise. 

 

Scope of evidence 

 

9. I have been requested to provide architectural evidence in relation to this  

resource consent application, to develop land at 404 Omokoroa Road for a 

Town Centre. 

 

10. My evidence will cover the specific aspects of the concept design for the 

proposed town centre:  
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(a) Vision; 

 

(b) Context and Site Analysis; 

 

(c) Refinement of the concept masterplan; 

 

(d) Design Narrative; 

 

(e) The Section 42A report; and 

 

(f) Conditions. 

 

11. I have read and am familiar with the submissions, the section 42A report and 

the proposed consent conditions.  

 

12. I am a local Tauranga resident who is familiar with Omokoroa and can confirm 

that during the masterplanning design stage for Omokoroa Town Centre, I 

visited and walked the site a number of times with the client and consultants. 

On one visit we selected a variety of locations with a drone photographer, to 

get a better understanding of the extent of the site and its context with 

surrounding properties. 

 

Executive summary  

 

13. I believe that the Vision for the Omokoroa Town Centre to be located on this 

site places the heart of Omokoroa centrally on the peninsula with high profile 

and access from the Omokoroa main spine road. The concept masterplan 

adopts the best design principles for a mixed use commercial and residential 

centre, in the creation of this “people place and destination”, which will 

become activated by local residents and visitors alike. 
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The Vision  

 

14. The creation of  a town centre is usually a response to human habitation 

coming together in an urban setting. This can happen over a long period of 

time as with older town centres, as a population grows and the density of built 

form and associated activities are constantly changing and being re-juvenated. 

 

15. With a new town centre, there is a fundamental need to understand what the 

recipe is for a successful town cente and one that is vibrant and can 

accommodate the commercial, civic and residential mixed use criteria to make 

this a “People Place”. 

 

16. It is important to ensure that the centre has a well thought out masterplan 

with an emphasis on pedestrian friendly streets and open spaces, as well as 

logical management of all vehicles and modes of transport, where they enter, 

exit and park within the centre. 

 

17. The Vision for Omokoroa Town Centre is no different and should follow the 

best design principles in the creation of this destination, which will become 

activated by local residents and visitors alike. 

 

Site and Context 

 

18. Omokoroa peninsula has become a popular residential community that has 

grown over many years, from a horticultural farming and lifestyle community. 

The residential growth shows no signs of slowing down and therefore there is 

a need for a centrally located town centre to provide the activities and 

amenities for the local population and a destination for the surrounding areas. 

 

19. The proposed site is an existing kiwi fruit orchard, which has been zoned 

Commercial by WBDC. 
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20. The context for the town centre recognises that there are a variety of 

neighbouring properties with different interfacing conditions, whether it is 

their existing use, topography or landscaped edges. 

 

21. The longest boundary is formed by Omokoroa Road, which provides building 

profile for the town centre and an opportunity for multiple entries or exits.  

Even though the main road is partially elevated this transition is managed 

through landscaped edge treatments and gradual road gradients. 

 

22. Probably the most sensitive neighbour is the existing Kaimai Views residential 

development, to the north and therefore the proposed adjoining residential 

apartment building N and the childcare building O, needs to be sympathetic 

and respond to this transition zone and buffer to the commercial centre. This 

boundary leads onto the existing natural gully system to the west, which is 

overlooked by the childcare centre and the proposed market place and 

recreation space. 

 

23. Future growth has been considered and the town centre has been designed to 

expand over time to the west, including the internal road and infrastructure. 

The development of a town centre is a staged process to suit the local 

community and region’s needs, as well as commercial and residential demands 

and will be built over a number of years. 

 

24. The last major boundary is along the future school site to the south and it was 

important to ensure that this edge is not built out with the back of large bulk 

buildings. 

 

25. The location of medium density terraced houses together with an open 

landscaped car park achieves a safe and pleasant fringe to the centre. 
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Refinement of the Concept Masterplan 

 

26. FPA were introduced to the project team as architects to bring the concept 

masterplan to life with an emphasis on urban built form, spaces between 

buildings and their expertise on mixed use developments. 

 

27. The masterplan provides for the main primary access from Omokoroa road via 

a new roundabout with a secondary entry towards the northern end of the 

centre. The internal spine road or main street runs along a southerly / 

northerly axis, with the heart of the town centre being defined by a series of 

buildings and the intersection with the other internal road running in an 

easterly / westerly direction.  

 

28. The intention is to create friendly spaces for people of a human scale. The  

public realm is defined by the grain of the town centre and the building 

footprints and uses are balanced with the spaces between built form such as: 

 

(a) The roading widths; 

 

(b) Main street canopies over footpaths; 

 

(c) Open footpaths; 

 

(d) Laneways; 

 

(e) Paved plazas; 

 

(f) Open courts; and 

 

(g) Break out spaces and landscaped green spaces.  
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29. In every town centre there are always some key buildings or anchors, based on 

their size or their selected activity. This may be uses such as commercial, retail, 

civic and community, hospitality,  entertainment or residential. 

 

Design Narrative 

 

Supermarket and Retail Building M 

 

30. The largest proposed building is the supermarket which is approximately 

3500sqm with adjoining retail or food and beverage tenancies of 

approximately 1700sqm. The food and beverage outlets sleeve the 

supermarket with their profile along Omokoroa Road. Whilst, the two storey 

retail and office tenancies activate the main high street, the southern façade 

provides the main entry to the supermarket through a glazed atrium, which is 

opposite the Retail Buildings C. The bulk of the car parking is secure, protected 

and hidden from view below the supermarket. 

 

Retail, Restaurant & Office Buildings K, J and L 

 

31. The split between K and J is intentional and provides an active partially covered 

lane between the upper central heart or node and the lower market place. All 

the buildings here radiate from the internal roundabout and are set back to 

create a wide pedestrian collar, that connects all the main building entries, 

including the supermarket. The intention is to encourage people from the main 

street down to the lower recreation space. This has a quiet outdoor seating 

space for the restaurant or cafe tenancies, leading onto a terraced landscaped 

area, overlooking the natural bushwalk through the gully reserve.  

 

32. These two storey buildings all have canopies to the main street to encourage 

pedestrian movement all year around, with an opportunity for upper level 

offices to have a frontage to the main street. 
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Civic Building I 

 

33. An important building for any town centre is a Civic building and the location 

of this two storey building has evolved, because of the transition in natural 

contours across the site. The upper ground floor is at street level with the main 

entry, local customer service and offices as well as multi purpose function 

spaces. However, to the north this level overlooks the landscaped recreation 

space below, with possible break out balconies and feature solar screening. 

 

34. The lower level provides undercroft car parking and small retail or community 

tenancies, which can open up and activate the market place. 

 

Gateway Buildings A and D 

 

35. In anticipation of arrival at the Town Centre, it is important to architecturally 

provide a memorable identity for all visitors and design some gateway 

buildings, to define the main entry and welcome people into the centre.  

 

36. The difference between the outer facades facing the roundabout and main 

road, which provide great profile for companies and tenants, is in the contrast 

to the permeable and more transparent inner facades, that overlook the main 

street and courtyard car parking. 

 

37. The anchor building A is a proposed hotel over three levels with undercroft car 

parking,  the drop off porte cochere, main entry and reception foyer and guest 

rooms on the upper two levels. The location of the hotel entry is intentional 

and terminates the view shaft axis and pedestrian access back to the main 

street, between the two retail buildings B and C. 

 

38. The other three storey gateway building D, forms a transition in level along the 

main street, as well as providing an open glazed skin overlooking the school for 

the two levels of offices. It also has undercroft car parking, to help reduce the 
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amount of external open car parking and visual impact of too many cars, in a 

pedestrian friendly environment. 

 

Retail & Office Buildings B, C, E & F 

 

39. These four buildings are not large footprints to maintain the finer grain and 

pedestrian movement around buildings and between spaces. It is proposed 

that they are a mix of two storey retail and office activities, which also define 

the street edges and spatial enclosure around the internal roundabout. 

 

Apartment Building N 

 

40. All urban centres should have a residential component to provide human 

activity and become a living entity all year and at all times. The inclusion of a 

three storey apartment building is intentional, to increase residential density 

and offer the public an alternative “lifestyle” option to individual houses and 

this is adjacent to the day to day amenities found in a town centre, which then 

generates people activity and social interaction. 

 

41. The ground floor of this building has retail tenancies to activate the street 

opposite the supermarket, whilst maintaining the main residential lobby entry 

and some ground floor apartments, leading off the north facing green space. 

 

42. The apartment building has a north westerly orientation and has been 

designed to  be sensitive to the existing Kaimai Views housing and reduces in 

scale at the upper level closest to the boundary. 

 

Childcare Building O 

 

43. This low scale building forms an edge to the Kaimai Views boundary at a slightly 

lower level to suit the topography. The side facing the residential neighbour is 

the non active and quiet side of the building, whilst the secure outdoor play 
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area faces building L and the gully reserve and has a north easterly orientation 

for morning sun. The reception and childrens spaces will be on the ground floor 

with the option for a mezzanine level for staff spaces only. 

 

44. The main entry and parents drop of area is a safe zone that leads off the car 

parking, which is accessed from a single entry. 

 

Terraced townhouse Buildings G and H 

 

45. The proposed two storey terraced townhouses are a positive urban design 

solution for medium density residential developments. These can be two 

bedroom or three bedroom houses with a single garage and an outdoor space. 

 

46. This provides an opportunity to create a living street within the town centre 

and the location of buildings G and H all have a northerly aspect towards the 

other side of the street to the civic centre. Even though terraced units only 

have small landscaped front yards or decks, these help to activate the street 

and provide an obvious front door for visitors and residents. 

 

47. The access for the single garaging is via an internal shared space between the 

terraced units, whilst the other two residential buildings overlook the school 

site and provide a human scale and small gardens to this edge of the centre. 

 

Pedestrian circulation 

 

48. Pedestrian movement is probably one of the most fundamental design criteria 

for an active, safe and interesting town centre. Omokoroa town centre is no 

different and the emphasis has been on the clearly delineated pedestrian 

spaces.  
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49. These take on many forms from main street footpaths that activate retail 

frontages, shared spaces with an environment for slow moving cars, outdoor 

plazas and outdoor green recreation spaces. 

 

50. The masterplanning for a new town centre is complex and is influenced by a 

multitude of criteria such as: community needs, functionality, economic, 

engineering and code compliance. However, to blend all of these into a special 

place for people that enriches their lives and enables businesses to flourish, 

there is a unique spice added to this mix and that is “creativity and 

imagination”. 

 

51. Each building’s form and location within the centre and overall footprint size 

should always encourage pedestrian permeability and the ease for people to 

explore and move around the centre. 

 

52. In turn, the connectivity from the surrounding neighbourhood needs to 

seamlessly link up to the finer grain within the centre, through the existing 

footpaths, cycle ways and roading network.  

 

Cultural and Historic recognition 

 

53. It is very important to recognise a place not only by its natural characteristics 

but by any human activity or influence in shaping an environment over time. 

 

54. We completely understand that this knowledge lies with many people, Iwi, 

local residents, interest groups and WBDC. 

 

55. The client Craig Lemon, as a local resident talks about some of the cultural and 

historic background of Omokoroa in his evidence.  
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Identity and Place making 

 

56. The evolution of the design for Omokoroa town centre will be influenced by 

multiple criteria and ongoing conversations and design workshops. 

 

57. There is an opportunity to ensure that this new town centre has an identity 

that is unique and is an extension of the local community, as well as having to 

be commercially viable as it grows through a managed staging process. 

 

58. The identity created should be inspired by Omokoroa’s heritage and 

interpreted through the fresh approach to the urban and architectural design, 

whether this is storytelling or physical elements such as Pou by local 

mastercarvers or the shared streets, lined with selected tree species. 

 

59. Above all it is about place making that is attractive, friendly, sustainable and 

vibrant  which can be populated and frequented by many different people. 

 

Section 42A Report 

 

60. I have read the Section 42A report. Comment is made in the report regarding 

the need for visually broken facades at human scale, and the lack of 

recommendations on colour palette. I have drafted the attached design 

guidelines in relation to colour palette and modulation which address the 

concerns raised. These are attached at Appendix 1.  

 

Conditions 

 

61. I have read the proposed conditions and consider that these will adequately 

address the concerns raised by the Council in the Section 42A report in relation 

to modulation and colour palette by requiring a Design Statement to be 

submitted three months prior to the commencement of any development 

stage.  
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Conclusion 

 

62. I believe that the Vision for the Omokoroa Town Centre to be located on this 

site, places the heart of Omokoroa centrally on the peninsula with high profile 

and access from the Omokoroa main spine road. The concept masterplan 

adopts the best design principles for a mixed use commercial and residential 

centre, in the creation of this “people place and destination”, which will 

become activated by local residents and visitors alike. 

 

 

Robert Graham Price 
19 February 2021 
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APPENDIX 1 
 
Design guidelines for Modulation of colour palette and materials 
 
Break the bulk and scale of a building down into smaller elements using architecture, 
materials and colour palettes. 
 
Use variations in design details, materials and colour proportionally while ensuring 
each part is complementary . 
 
Careful selection of building elements to promote a visually engaging, well used and 
engaging environment and should be incorporated early to avoid undue compromise 
to the integrity of the design. 
 
Use of a combination of high quality materials and colours that have a good tonal 
differentiation and are compatible with neighbouring developments. The use of colour 
on buildings has a significant impact on the streetscape. 
 
Signage and advertising can also add interest and colour to these areas and attracts 
people to visit the premises. 
 
Variation and modulation are important and the use of materials and colour to provide 
contrast with emphasis on entrances is important and adds interest. This helps people 
use and navigate the space. 
 
Do not overwhelm the space with too many colours and contrasts and the use of some 
uninterrupted colour or material allows the areas of contrast to be more striking. 
 
Using the LRV levels and incorporating a change of 30% will give a good contrast ( 40 
LRV and 70 LRV)  
 
The majority of the vertical surfaces would be the lighter neutral colours with a higher 
LRV with areas of mid range LRV for 30% contrast and smaller areas of the Low LRV 
for and expression of detail or for emphasis on entry or wayfinding. As the roofs form 
large areas of unbroken materials, the LRV of these areas should be lower for Medium 
to Dark contrast  
 

 
 
 
 
 
 
 
 



 

KMW-978371-10-1062-1 

15 

 
 
 
Colour and Materiality / External appearance Omokoroa Town Centre 
 
Referencing location – Omokoroa beach and kaimais – natural materials / colours 
 
The materials and colour ranges permitted within the development will reflect the 
natural setting of the site, located close to Omokoroa beach and the Kaimai mountain 
ranges. Considering this, colours that are not found within a natural setting will be 
discouraged and limited to only minor building elements within the internal street 
structure but remaining sensitive to the periphery.  
 
Variance in façade treatments will be required, with greater emphasis to the 
periphery. This will enhance the visual amenity provided to the residential neighbours 
to the north and the eastern omokoroa road boundary, as well as the school site and 
gully reserve boundaries. This will be achieved through façade and cladding relief, 
utilising a range of natural materials, colours and textures.  
 
The majority of the vertical surfaces would be the lighter neutral colours with a higher 
LRV with areas of mid range LRV for 30% contrast and smaller areas of the Low LRV 
for and expression of detail or for emphasis on entry or wayfinding. As the roofs form 
large areas of unbroken materials, the LRV of these areas should be lower for Medium 
to Dark contrast 
 
All materials and finishes shall be of good commercial quality and to a standard 
suitable for its intended usage within the development. Finishes will be robust and 
durable and will be selected to suit the designated locations. 
 
Sustainability and durability of all materials will be at the forefront of consideration 
during selection. Long life spans, low maintenance, environmentally friendly, locally  
sourced and NZ materials will be encouraged.  
This may typically be sustainable timbers, powder coated metal claddings, exposed 
textured concrete and cavity aerated concrete, plaster systems. A balance between 
transparency and solid surfaces will depend on it’s location and orientation with low 
energy glazing for active street fronts or alternatively a reduction in glazing for solar 
protection and privacy. 
It is through this selected palette of natural materials and colours the town centre will 
create a sense of place, one that is harmonious with its surroundings and sensitive to 
its location.  
 


