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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 DR LEE BEATTIE 

Introduction 

1. My name is Dr Lee Beattie.  I am an urban designer and urban planner with

over 26 years’ professional experience in a wide range of urban design and

urban planning matters ranging from a £420 million town centre regeneration

project, to large scale housing and mixed used developments, and

infrastructure and transportation projects.

2. I’m currently employed as the Deputy Head of the University of Auckland’s

School of Architecture and Planning and Director of the University’s Urban

Design Programme, New Zealand’s only University Urban Design programme,

where I teach urban design theory and practice, master planning, and have a

range of PhD students.  My research areas include urban design and urban

planning policy development, implementation and evaluation issues and I am

currently involved in a number of research projects considering the role that

masterplanning and urban design panels play in ensuring urban design quality.
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3. I am also a sole practitioner (Urban Planning and Design Limited) providing 

professional advice to a range of private and local government clients.  I 

facilitate practitioner training courses in resource consent processing and 

urban design for the New Zealand Planning Institute (NZPI) and work as an 

Independent Hearing Commissioner for Auckland, Queenstown Lakes, 

Whangarei and Kaipara District Councils where I have been involved in over 60 

notified hearings (25 as chair) and more than 175 notification decisions as a 

Duty Commissioner for the Auckland Council.  

 

4. I have presented expert evidence in the District, Environment, Maori Land and  

High Courts, and Court of Appeal on a range of urban planning and urban 

design matters.  I have also held a number of local government planning 

management positions in New Zealand and England.   

 

5. I have university qualifications in urban design (Sydney), urban planning 

(Auckland) and environmental science (London and Auckland), including a 

Doctorate in Urban Planning from the University of Auckland.  I am full member 

of the NZPI, a professional (full) member of the Royal Society of New Zealand 

and a member of the Urban Design Forum.  In 2016, I was awarded an NZPI 

Distinguished Service Award for my contribution to the planning profession.  In 

2017, I co-edited (with Associate Professor Caroline Millar) and co-authored 

six chapters of Planning Practice in New Zealand, New Zealand’s only ‘text 

book’ on planning and urban design matters, which in 2018 received the NZPI’s 

John Mawson Award of Merit.  A copy of my CV is included as Attachment 1 

setting out my experience and qualifications in full.   

 

Code of Conduct for Expert Witnesses 

 

6. 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 
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that might alter or detract from opinions that I express, and that this evidence 

is within my areas of expertise.  

 

Executive summary  

 

7. I was engaged by Momentum Planning and Design Limited to provide a peer-

review of the proposed design to ensure the overall design rationale and 

outcomes were sound and represented an appropriate urban design response 

for the site in this context.  As part of this process, I was involved in a number 

of detailed and constructive discussions with the design team over the design 

approach. 

 

8. In my view the new Town Centre as evolved, has a strong land use strategy, 

which provides for a true mix of land uses which will meet the needs of the 

existing, emerging and future urban community through the provision of a 

wide range of retail options, supermarket, food and beverage options, 

commercial services, office space, motel and civic amenities.  This is supported 

by a range of different housing typological options, with a range of unit sizes. 

 

9. The centre has a legible movement strategy with a clear hierarchy of 

movement, encouraging active and pedestrian movement options, which 

could also take advantage of future rapid transit options should they become 

available.  It has a building bulk, massing and height strategy to create 

definition and variety of built form throughout the new Town Centre, with 

buildings that are designed to be easily distinguishable from one another, to 

be visually interesting and create a strong public realm relationship, including 

to its civic and open spaces.  It has a range of architectural and material 

responses to ensure variety in building design.   

 

10. It is my view that the proposed new Town Centre will achieve a very high 

standard of urban design quality, and will contribute very positively with the 

existing, emerging and future Omokoroa urban environment and is in 
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accordance with the outcomes sought by the Western Bay of Plenty District 

Plan (“District Plan”) for the commercial zone.   

 

11. Finally, I support the approach taken by both Mr Price (Architecturally) and Mr 

Watts from an urban design point of view, as set out in his UDG (and in his 

evidence).  In my view the design proposition expressed sets up a clear vision 

and set of objectives and principles, which have guided the design philosophy 

and final design of the new Town Centre development so that it is appropriate 

to its context and will create a positive urban design outcome.   

 

Scope of evidence 

 

12. This evidence is in respect to an application by Jace Investments Limited 

(”Applicant”) to establish a new mixed-use Town Centre development at 404 

Omokoroa Road, Omokoroa.  This would be comprised of  a wide range of land 

uses including retail spaces, supermarket (3,500 sqm), commercial services, 

hotel, cafes/restaurants, bars, civic and public spaces, office space and a range 

of housing topologies to support the new Town Centre at Omokoroa.   

 

13. The application and relevant planning provisions have been set out in detail 

within Richard Coles’ planning evidence and the Council officer’s (Anna Price)  

s 42A report including the wider emerging urban fabric and I do not propose 

to repeat these here, save to acknowledge: 

 

(a) It is my understanding that the site is zoned Commercial Use under the 

operative District Plan and that the site forms part of the Omokoroa 

Stage 2 Structure Plan Area, where a Commercial Area Masterplan is 

required for development in a commercial zoned area; 

  

(b) I have considered these planning provisions, as they are relevant to 

urban design as part of my peer-review; and    
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(c) The application requires consent as a Non-Complying Activity and is 

therefore subject to the provisions of s 104D and the gateway tests.   

 

14. My evidence will cover  

 

(a) The site conditions which I believe are relevant from an urban design 

point of view to this application;  

 

(b) My involvement in the evolution of the application from an urban 

design perspective; 

 

(c) A peer-review of Tom Watts’s urban design assessment and evidence 

for the proposal and the proposed Design Guidelines supporting its 

implementation.  In doing so I will cover:   

 

(i) the building, height and land use strategy;   

 

(ii) the open and civic space and movement strategies; 

 

(iii) housing strategies;  

 

(iv) the overall design proposition and its contribution to the public 

realm; and  

 

  (V) how the proposed development would integrate with the wider 

existing, emerging and future urban environments.   

 

(d) Issues raised in the submissions and the s 42A report, including Morne 

Hugo’s review;  

 

(e) The relevant District Plan provisions and their implications from an 

urban design perspective; and   
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(f) My overall conclusions and recommendation for this application.   

 

15. In preparing my evidence and reaching my conclusions, I have considered: 

 

(a) The application and Assessment of Environmental Effects prepared by  

Richard Coles dated 20 March 2020; 

 

(b) The s 92 requests from the Western Bay of Plenty District Council 

(“Council”), dated 18 June 2020 and 29 July 2020 and the response 

prepared by Richard Coles dated 9 October 2020 ; 

 

(c) The resource consent plans prepared by First Principles (final version  

dated 24 September 2020); 

 

(d) The Omokoroa Town Centre Design Guidelines prepared by Tom Watts 

(final version dated 30 September 2020); 

 

(e) The submissions to the application, noting that these have resulted in 

a number of changes to the application1; 

 

(f) Morne Hugo’s (Landscape Architect, Boffa Miskell) Urban Design 

review for the Council dated 29 January 2021; 

 

(g) The officer’s s 42A Report, including Morne Hugo’s urban design peer-

review; 

   

(h) The proposed conditions of consent;  

    

(i) The evidence of Robert Price;  

 

 
1 These are set out in paragraph 27 of Tom Watts’s evidence.   
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(j) The evidence of Tom Watts; 

 

(k) The evidence of Richard Coles;   

 

(l) The evidence of traffic engineer Ian Carlisle; and  

 

(m) Section 19 (Commercial) of the Council’s District Plan.         

 

16. I have visited the site and the surrounding area on three occasions, firstly on 

18 February 2020 with Richard Coles and then independently on 27 December  

2020 and finally just before the hearing (7 March 2021) to ensure my 

understanding of the site and its surrounds are still relevant to my assessment 

and conclusions expressed in my evidence.  

 

The Site and Location 

 

17. The site details and the surrounding environment have been considered in 

detail within the evidence of others (Richard Coles, Tom Watts (also with this 

Town Centre Design Guidelines), Graham Price and the officer’s s 42A report) 

and I do not propose to cover this again, save to highlight a number of key 

issues which I believe are relevant from an urban design point of view.  These 

include: 

 

(a) The proposal’s location is within an emerging and evolving urban 

environment, which will develop over time, especially to the west and 

south, which is zoned for future urban development.  This, in my view, 

is just as important as its relationship with the established Omokoroa 

area, including with the adjacent residential ‘Kaimai Views’ area.  That 

is, we must be cognisant of the emerging urban fabric/environment 

that will evolve over the next 10 to 30 years (and beyond) and how this 

proposal will integrate with, and support, future urban growth; 
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(b) Its location on Omokoroa Road, which enables it to take advantage of 

existing and proposed public transport options.  This was one of the 

design changes made through the design process to ensure that the 

new ‘High Street’ is capable of supporting public transport options, in 

order to reduce travel demand and provide travel choices.  This is a 

point I will consider further below, including addressing the quality of 

the public realm provided;   

 

(c) Its location in close proximity (less than 500 metres walk at a suitable 

walking grade) to the rail corridor to Tauranga, which provides options 

for future rail or other rapid public transport connections to Tauranga 

City and beyond; and   

 

(d) The site’s inherent topographical features, including slope, which has 

enabled creative architectural solutions such as under-croft car parking 

for the supermarket to be achieved.    

 

Involvement in the evolution of the application 

 

18. As set out in Tom Watts’ evidence,2 I was engaged by Momentum Planning and 

Design Limited (the Applicant’s planning and urban design consultants) to 

provide a peer-review of the proposed design to ensure the overall design 

rationale and outcomes were sound and represented an appropriate urban 

design response for the site in this context.   

 

19. Through this process I was involved in a number of detailed and constructive 

discussions with the design team, including the Architect (Graham Price), 

Urban Designer (Tom Watts) and the Planner (Richard Coles) over the design 

approach to ensure that: 

 

 
2 Paragraphs 19 and 20, Tom Watts’ evidence  



 

LCM-978371-10-1020-1 

9 

(a) The building and land use strategy, with the street layout and open and 

civic space network would positively activate and create a strong public 

street edge throughout the new Town Centre, especially for the new 

‘High Street’ and integrate with the existing, emerging and future urban 

environments.  This ensuring that a ‘true mix’ of land use activities were 

provided to support the new Town Centre and the emerging and future 

urban catchments.   

 

(b) With this was a need, in my view (and shared by the design team), to 

ensure that there was a strong built presence and relationship with 

Omokoroa Road, as well as creating a strong built presence as an 

entrance statement or gateway into the new Town Centre.  I believe 

these are critical from an urban design point of view.  In saying this, I 

acknowledge Policy 19.2.2.15 (d) which seeks to limit access to 

Omokoroa Road and provide a landscaping strip along the site’s length, 

acting as a buffer between the road and the new Town Centre.  

However, in my view this highlights the inherent conflict that can exist 

between traffic engineering, landscaping, euclidean zoning approaches 

and urban design and that the design response proposed represents a 

sound and appropriate response to these conflicts in this context.   

 

(c) This was achieved through a combination of factors, including building 

and car parking positioning, height, bulk and massing, and double 

sleeving of the supermarket (Building M) and materiality used for 

buildings A, C and N.   

 

(d) With this was a strong desire to increase the number of access points 

onto Omokoroa Road for both vehicle and active travel options, such 

as walking and cycling (which in my view should take priority) to 

increase the level of connections available to the new Town Centre, 

especially from the north and west.  This is critical in my view, and to 
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have limited this to one connection would not have led to an 

appropriate urban design outcome.   

 

(e) There was a strong movement strategy with pedestrian movement 

opportunities and physical connections throughout the site and to the 

surrounding urban environment (including the future urban areas).  

This included ensuring that there was good and safe pedestrian 

connections between the proposed new primary school, the Town 

Centre and the wider emerging residential catchments including the 

Kaimai Views area and future urban areas.   

 

(f) To ensure the built form creates a strong and positive street presence 

to the public open spaces and the public realm generally, especially in 

the new High Street (North/South) and to ensure that the 

supermarket’s car parking arrangements did not dominate and create 

a high degree of ‘blank walls’ facing towards the street edge.  These 

are, in my view, fundamental urban design considerations and the 

success of the new High Street is critical to the overall success of the 

future Town Centre.  This also included the double sleeving (in part) of 

the supermarket and the under croft car parking, which is uncommon 

for a supermarket of this size in this context.   

 

(g) To ensure there was a range of housing types and options to support 

the new Town Centre.  In my view, providing residential activity as part 

of the proposal, including different density options with housing 

choice, is critical to the success of a new Town Centre that is not solely 

private vehicle orientated.  Not only does this provide opportunities for 

people to engage in more sustainable living opportunities, with active 

travel options to work, public and civic amenities, open space, shopping 

and retail activities, it helps to provide a 24 hour presence in the new 

Town Centre, which also is desirable from a safety point of view.  I note 
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for completeness that this issue is also covered at 19.1.7 of the District 

Plan.  

 

(h) To ensure the quality of overall building materiality and responses to 

the public realm generally.  I note that these issues have been covered 

in detail within the evidence of Graham Price and I agree with his 

conclusions on these matters.  Save to acknowledge that the fine grain 

detail of the materiality are also addressed through the proposed 

conditions of consent set out in the s 42A report.  Noting, I would 

suggest that further clarity is provided in proposed condition 3(iv) and 

suggest the words ‘design expert’ be replaced with either suitably 

qualified urban design or architectural expert to ensure the design 

quality is achieved as desired and set out in Mr Price’s Architectural 

evidence.   

 
(i) The use of building height is also an important urban design approach 

to create definition and variety throughout the new Town Centre, to 

ensure that the buildings are designed to be easily distinguishable from 

one another and are visually interesting, which is also critical.  I note 

that a number of the submissions have raised the issue of height as a 

concern.  I do not share these concerns and believe that the height 

variation proposed is an appropriate design response for the site and 

its context and is also appropriate within the existing District Plan 

planning context.  It is my view that the proposed heights, especially 

for Buildings M and N will not create any adverse urban design effects 

which could be considered more the minor.  This includes any potential 

adverse dominance and visual impacts of the three storey residential 

Building (Building N) on the residential properties in Kaimai Views.  A 

view I share with Tom Watts.   

 

20. Again, details of all these changes have been set out in the evidence of Tom 

Watts (paragraphs 21 to 27), which also includes the changes made through 

the s 92 request phase, in response to a number of the submissions and the s 
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42A report.  In my view, as I will consider below, I believe these changes, with 

the design philosophy originally proposed by Mr Price and Mr Watts, have 

ensured that a strong and positive urban design outcome for the site will be 

achieved, especially in the way the proposal addresses its relationship with 

Omokoroa Road and the wider urban environment.   

 

21. In my view the final design proposition has significantly improved the quality 

of the public realm and pedestrian connections within and beyond the Town 

Centre and provides for a true mixed use Town Centre to come forward.  I also 

think it is relevant to acknowledge the site location and the quality of response 

achieved in this location, which is better than some responses I have seen in 

more highly urbanised areas in New Zealand.   

 

A peer-review of Tom Watts’ urban design assessment 

 

22. The details of the urban design response have been set out in the Town Centre 

Design Guidelines (UDG) prepared by Mr Watts dated 30 September 2020, and 

the detailed resource consent plans prepared by First Principles Architects and 

Interiors (dated 24 September 2020).  In my view the design proposition 

expressed by both Mr Price and Mr Watts, as set out in the UDG, sets up a clear 

vision and set of objectives and principles which have guided the design 

philosophy and final design of the new Town Centre development.   

 

23. This approach is supported by the matters raised in Tom Watts’ evidence 

(noting that I cannot comment on the landscape aspects of his evidence as 

landscape architecture is outside my area of expertise).  In essence, for the 

reasons set out below I support and agree with Tom Watts’ view of the 

proposal.  
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The building, height and land use strategy 

 

24. In my view the proposal has a strong building and land use strategy which 

provides for a true mix of land uses which will meet the needs of the existing, 

emerging and future community through the provision of a wide range of retail 

options, supermarket, food and beverage options, commercial services, office 

space, hotel, civic amenities (including the market place) and a childcare 

centre.  This is supported by a range of different housing typological options, 

enabling housing choice and options.   

 

25. The building location, orientation (and location) of car parking, street 

typologies, the creation of a strong visual axis (between buildings A, B, C, J and 

K and on to the civic space beyond), bulk, massing, materiality and 

architectural responses, create a sense of definition and variety throughout 

the new Town Centre, with buildings that are designed to be easily 

distinguishable from one another, are visually interesting and create a positive 

relationship with the street and public realm.  This is also supported by the 

double sleeving of the supermarket on the main High Street preventing car 

parking from dominating the streetscene in front of the supermarket and in 

the High Street.   

 

26. In my view this is a positive urban design response for the site and the overall 

development. 

 

The Movement Strategy  

 

27. The movement strategy has a clear hierarchy of movement for both vehicle 

and active travel options which is clearly legible, which encourages active and 

pedestrian movement options to and within the site, including to the new 

school.  This is reinforced by the location of the carparking to the rear of the 

buildings and under the supermarket.  Noting that these areas could also be 
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used for future building platform opportunities as car parking use and need is 

reduced over time.   

 

28. The strategy also integrates with the existing cycling network, which is a 

positive outcome.  In my view the transition between the existing residential 

environment in Kaimai Views to the new Town Centre is appropriate, although 

I acknowledge it would have been beneficial to have a stronger built presence 

to the street between Buildings l and N with the residential buildings in Kaimai 

Views.  However, I understand the rationale for this, given the concerns 

expressed by the adjacent submitters.  Finally, on this point, I note that the 

officer’s recommendation is to remove a vehicle access to and from Sentinel 

Ave (Kaimai Views) to the new Town Centre.  I am neutral on this point, as the 

key pedestrian and cycle connections have remained providing for good active 

travel options to and from the Kaimai Views area (and the new school) to 

remain, which should, in my view, be encouraged over private vehicle trips.      

 

29. I also acknowledge that the roundabout in the centre of the new Town Centre 

is not the ideal urban design outcome.  However, I understand the rationale 

for its use from a traffic engineering point of view and again this highlights the 

conflicts that can arise in developing an overall design response.   

 

30. Finally, I agree, in part with Morne Hugo’s comments (dated 29 January 2021) 

that further pedestrian connections could be made with Omokoroa Road.  

However, I believe the proposed pedestrian connections are sufficient in this 

context as there are five key access (walking or cycling access) points to the 

new Town Centre, which does not include the connection to the new school.  

These include connections with Sentinel Ave (Kaimai Views), three along 

Omokoroa Road (including with Angles Way and Flounder Drive) and to the 

future urban areas to the east.  With the northern most access point (adjacent 

to Buildings M and N) providing pedestrian access to any future rapid public 

transport options that may arise along the existing rail corridor to Tauranga.     
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31. In my view, save for the roundabout, this is a positive urban design response 

for the site and the overall development.   

 

 Civic and Open Space Strategy 

 

32. I agree with both Mr Watts and Mr Price on the role and function that the civic 

space plays bounded by Buildings I, J, K and L and to a lesser extent the child 

care centre (Building O).  This integrates well not only with the proposed land 

uses supporting (and bounding) the civic space, which is critical for the success 

of this space, but also with the wider open space network being created along 

the gully system to the east and beyond.   

 

33. There is good visual connection between the main High Street (running North 

/South) through the visual axis created (between Buildings A, B, C, J and K and 

on to the civic space beyond), between Buildings K and L which also provide a 

connection to the supermarket and between Buildings J and I which also links 

well to the housing options in Buildings G, H1, 2 and 3.  

 

34. There is also an opportunity for a small north facing civic space in front of 

Building F, which supports the pedestrian connections though this part of the 

new Town Centre.  This is also supported by a number of smaller intimate 

spaces surrounding the individual buildings which will create opportunities for 

people to sit and enjoy the public realm.   

 

35. In my view this is a positive urban design response for the site and the overall 

development. 

 

 Housing Strategy 

 

36. As I have considered above providing housing options is critical to the success 

of any Town Centre of this nature and should be encouraged for the reasons 

considered above.  In this respect, I believe that the proposal is a good 



 

LCM-978371-10-1020-1 

16 

outcome, as a range of housing choices have been provided allowing for a 

mixed community, and this is a positive urban design outcome for the site. 

 

 The overall design proposition and its contribution to the public realm 

 

37. As considered above, in my view the overall design proposition is appropriate 

to its context.  Its building bulk, massing and height strategies (and car parking 

locations) create definition and variety throughout the new Town Centre, with 

buildings that are designed to be easily distinguishable from one another and 

are visually interesting.  In my view, the buildings create a positive relationship 

with the streetscene, which is not dominated by car parking.   

 

38. The footpaths will be wide enough to support pedestrian flows and provide 

opportunities for street furniture and street trees, which are required to create 

a quality sense of place, especially in the new High Street.  However, the street 

widths are not too wide to prevent a sense of enclosure provided by the 

proposed building form and proposed land use.  

 

39. Overall, I consider that the proposed new Town Centre will achieve a very high 

standard of urban design quality and will create a sense of place for the new 

Town Centre.   

 

Submissions 

 

40. I have read the submissions and I note a number raise issues relating to urban 

design matters which I will comment on. These include: 

 

(a) The location of the new Town Centre.  I cannot comment on the 

Council’s Structure Plan process as I was not involved in this for the 

wider Omokoroa area.  However, I note that from my point of view the 

proposal is a well designed Town Centre proposition and I do not have 

any concerns over its location from an urban design point of view.  I 
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also note that the current location also provides for the best 

connection to any future rapid public transport options that may arise 

along the existing rail corridor to Tauranga 

 

(b) The Pedestrianising of the main street: In my view, especially in this 

location, the proposed width, layout (save for the roundabout) of the 

street network, with the level of vehicle movements proposed in the 

main High Street is appropriate to its context.  The removal of vehicles 

from the High Street would not be a successful outcome.  You need the 

‘energy’ provided by all modes of travel, including public transport and 

vehicle movements until you have sufficient population densities to 

enable the removal of all vehicle movements from your High Street.  A 

good example of this is the failure of the Onehunga High Street (in 

Auckland) when vehicle traffic was removed and then subsequently 

reinstated. 

 

(c) Design response to the existing environment.  I can only comment on 

the areas within my expertise.  However, as I have considered above, 

the emerging and future environment is just as important as the 

existing environment.  In saying this, I do not have any urban design 

concerns with the impacts of the proposal, including any impacts the 

building height and/or dominance could have on the existing urban 

(residential) environment. 

 

(d) Activating street frontages, including facing Omokoroa Road.  As I have 

considered above, I believe that the proposal creates a strong and 

positive streetscene environment within the new Town Centre.  In 

terms of Omokoroa Road, again I believe the design team have tried to 

create a relationship with Omokoroa Road despite the District Plan 

provisions, which in my view do not create the best urban design 

outcome for Omokoroa Road for the reasons I have considered above.  
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(e) Dumbbell effect resulting from the civic spaces.  I do not have any 

concerns regarding this and support the visual axis and connection 

created between Buildings A, B, C, J and K and on to the civic space 

beyond.  I believe this is a positive aspect of the proposal. 

 
(f) The location and size of the civic plaza and market place.  In my view, 

open space needs to have a clear and designed function to be 

successful and this is related to size and use.  It is not just a question of 

‘more space is better’.  The main civic plaza is bounded by Buildings I, J 

K and L, including new civic building, which I understand the Council is 

likely to take occupation of.  This, with the other land uses surrounding 

the space will help assist with its success.  It is my view that its size and 

location is appropriate to its function, which includes the use as a 

market place. 

 
(g) The location and use of the open spaces proposed.  As I have considered 

above, I support the proposed open space strategy which also supports 

the opportunity for a number of smaller intimate spaces surrounding 

the individual buildings which will create opportunities for people to sit 

and enjoy the public realm. 

 
(h) The evolution of the Town Centre. This is a significant point, and in my 

view any master plan must include the ability to be resilient and adapt 

to change over time, and urban design is also fundamentally about 

block structure and street and subdivision patterns.  The current block 

and street layouts (including the surface grade car parking areas) 

enable for this degree of adaptability as land use, building typologies 

and travel patterns will change over time.  This is reflected in the design 

approach used.   

 
41. Finally on this point it is inevitable that the proposal will evolve as the 

development process is undertaken through the staging process.  The key is to 

ensure that the design approach, including the issues covered above with 

materiality are maintained through this process.  In my view this has been 
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covered in the proposed conditions of consent, subject to the change 

suggested to condition 3(iv).     

 

S 42A Report  

 

42. I believe the issues raised in Ms Price’s s 42A report have been covered above, 

including the issue of the proposed conditions of consent. I support her 

conclusions from an urban design point of view and will not comment further. 

 

The relevant District Plan provisions 

 

43. These have been set out in detail within Richard Coles’ planning evidence, Mr 

Watts’ urban design evidence and Ms Price’s s 42A report and I do not propose 

to repeat these here, save to acknowledge that I agree with their assessment 

from an urban design point of view.  In my view the proposed new Town 

Centre:  

 

(a) Is a well-designed, new master-planned Town Centre, reflecting 

accepted urban design principles (Objective 19.2.1.2); 

 

(b) The new Town Centre is of a scale, form and design that is appropriate 

for its location and context (Objective 19.2.1.4); 

 

(c) The public realms, civic, open, public and private spaces relate well with 

each other (Objective 19.2.1.5); 

 

(d) The new Town Centre provide a level of public amenity and high quality 

public realm (Objective 19.2.1.6); 

 

(e) Provides an effective movement network which is legible to different 

travel modes both with the new Town Centre and the surrounding 

areas (Objective 19.2.1.9); and 
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(f) The proposed new Town Centre will achieve a very high standard of 

urban design quality and will create a sense of place for the new Town 

Centre (Objective 19.2.1.10). 

 

Conclusion 

 

44. For the reasons I have considered above it is my view that the proposed new 

Town Centre will achieve a very high standard of urban design quality, and will 

contribute very positively to the existing, emerging and future Omokoroa 

urban environment and is in accordance with the outcomes sought by the 

District Plan for the commercial zone. 

 

45. I support the approach taken by both Mr Price (Architecturally) and Mr Watts 

from an urban design point of view as set out in his UDG (and evidence).  In my 

view the design proposition expressed by both Mr Price and Mr Watts sets up 

a clear vision and set of objectives and principles which have guided the design 

philosophy and final design of the new Town Centre development, ensuring it 

is appropriate in its context and will create a positive urban design outcome.   

 

 

Dr Lee Beattie 
19 February 2021 
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