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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 RICHARD NEWTON COLES 
  

 

 

Qualifications and experience  

 

1. My full name is Richard Newton Coles. I am a Director and Planner for 

Momentum Planning and Design Limited, a company I established in January 

2016. 

 

2. I have held a number of planning roles for various District and City Councils 

including Western Bay of Plenty District Council.  I have also worked for a wide 

range of private and public sector clients since commencing work as a planning 

consultant in 2000. I have experience as a resource management 

consultant/planner for 27 years, primarily in the Bay of Plenty, and also across 

a number of different regions including Auckland, Waikato and Central North 

Island.  
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3. I have prepared resource consents for several commercial and mixed use 

developments.  I have also prepared resource consents pursuant to the HASHA 

Act including: 

 

(a) Salt – A 69 unit apartment development with childcare centre and café 

- Girven Road, Tauranga. 

 

(b) A 32 unit affordable housing development – Waihi Road, Tauranga. 

 

(c) Kaimai Views - A 242 lot subdivision – Omokoroa Road, Omokoroa. 

 

(d) Three Creeks Estate - A 180 lot subdivision – Adler Drive, Ohauiti 

Tauranga. 

 

4. I sit on the TCC Tauriko West Urban Growth Area land owner meetings 

representing one of the three main land owners of the growth area. 

 

5. I hold a degree of Bachelor of Resource and Environmental Planning from 

Massey University 1993 and I am a full member of the New Zealand Planning 

Institute (NZPI).  

 

Code of Conduct 

 

6. I have read the Code of Conduct for Expert Witnesses issued by the 

Environment Court in 2014. I confirm that my evidence and professional 

engagement and involvement with this resource consent application is in 

accordance with the Code of Conduct and my duties and obligations as a 

professional witness. With specific regard to my evidence, the matters which I 

address are within my area of expertise and I have not omitted any material 

facts that might alter or detract from the professional opinions that I express.  
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Scope of evidence 

 

7. I have kept my evidence brief and focused on the issues specifically relevant to 

the application and in contention.  I have not repeated analysis of the statutory 

planning documents that I included in the Assessment of Environmental Effects 

(AEE) submitted with the application. 

 

8. The specific topic areas that I will discuss are: 

 

(a) Executive Summary. 

(b) Site context. 

(c) Operative District Plan and earlier versions relevant to the commercial 

Town Centre site. 

(d) Process of Town Centre design. 

(e) Community engagement. 

(f) Matters raised by submitters. 

(g) The Council Officers Report. 

(h) Statutory Planning Assessment. 

(i) Proposed Consent Conditions. 

(j) Conclusion. 

 

Executive Summary 

 

9. The Omokoroa Town Centre is a much needed commercial focal point for the 

existing and future urban community at Omokoroa.  It will also provide a useful 

service to the rural community within reasonable proximity to Omokoroa. 

 

10. A comprehensive approach has been taken to the design of the town centre 

by a multi-disciplinary team working with the applicant.  A notified planning 

pathway was chosen to ensure the community were sufficiently informed, 

which was further bolstered by the applicant holding open days, meeting with 

the Omokoroa Ratepayers Association, Iwi groups, Kaimai Views residents, and 
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other stakeholders.  An extensive community engagement programme has 

been implemented in the last eight months.  The proposal has significant 

support from the community. 

 

11.  A Design Guidelines document has been formulated and the consent 

application is supported by an architectural plan set, showing the buildings 

proposed and how these relate to the future streets and also boundaries of 

the town centre.  This detail was necessary to test the design, confirming it will 

operate and function efficiently, which was achieved with input from the 

applicant’s project team, external traffic auditors and independent urban 

design review. 

   

12. The result, in my opinion, is a well thought out town centre design for 

Omokoroa that is consistent with the outcomes sought by the District Plan and 

responds to matters raised by submitters.  Adverse environmental effects have 

been avoided through design and temporary construction effects can be 

managed via conditions. 

 

Site context 

 

13. The subject site is located at 404 Omokoroa Road (Lot 1 Deposited Plan 

307535) and has an overall area of 7.909 hectares. The site is located 

approximately 1.1km from SH2 and 2.8km from the Tralee Street commercial 

area.  The site is zoned Commercial and Future Urban under the Operative 

District Plan and is included within the Regional Policy Statement - Urban 

Limits. 

 

14. The site is currently planted and operating as a kiwifruit orchard.  The primary 

residential dwelling is located near the main entrance to the property from 

Omokoroa Road. 
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15. The site is irregular in shape as the north and western boundaries of the site 

are bounded by a stream/gully system. The topography of the site gently 

contours from east to west, from approximately RL 12 m at the gully to RL 32m 

at the highest point on the eastern boundary adjoining Omokoroa Road (see 

Figure 2). The site has a 420m long road frontage to Omokoroa Road and 

therefore has good exposure. 

 

16. The application site is located on a secondary arterial road connecting 

Omokoroa peninsula to State Highway 2. There is a bus stop within 100 metres 

of the site, and two more located nearby. Pedestrian and cycle networks are 

established near the site and provide connections to the wider context of 

Tauranga City. Sustainable modes of transport are therefore accessible to the 

site and are encouraged within the community. 

 

17. The Kaimai Views subdivision, approved under the HASHA Act 2013, is located 

adjacent to the site with approximately 100 dwellings constructed and a 

further 140 to be developed in the next two to three years.  All the stages of 

the subdivision have been sold. 

 
18. North east of the site is Harbour Ridge subdivision and immediately east of the 

subdivision is Te Awanui Waters.  These two subdivisions are anticipated to 

yield approximately 600 dwellings over the next few years and are well 

advanced with many dwellings already established. 

 

19. West of the town centre, properties are accessed off Prole Road, and form part 

of the Omokoroa Stage 3 Structure Plan area. Council is to promote a structure 

plan and plan change later this year. 
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Operative District Plan and earlier versions relevant to the commercial Town Centre 

site 

 

20. The site is subject to split zoning in the Western Bay of Plenty District Plan, with 

around 5.3 hectares zoned Commercial in the Omokoroa Stage 2-1A area, and 

the balance of approximately 2.6 hectares is zoned Future Urban. 

 

 

Figure 1 – Application site is outlined in Yellow 

 

21. The site comprises approximately half of the Stage 2 Commercial Zone 

allocated to the Omokoroa urban growth area (total original area 

approximately 9 hectares). The remaining balance of the Stage 2 Commercial 

Zone has been consented for a Special Housing Area containing 242 dwellings 

north of the site and land recently purchased by the Ministry of Education at 

412 Omokoroa Road, immediately south of the site. 
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22. While these land uses are changing from the District Plan zoned framework, 

the underlying zone has not changed and consequently there are no 

Commercial to Residential boundary controls that apply to the land.  The Town 

Centre Plan design has taken these boundary issues into consideration and 

created appropriate setbacks and landscaping to achieve good boundary 

interface outcomes. 

 

23. The District Plan has a requirement for the town centre plan to be prepared by 

Council (19.5(a)).  There are several design outcomes that are anticipated: 

 

(a) Mixed use areas; 

 

(b) Visually broken building facades of a human scale; 

 

(c) Muted natural or recessive colours;  

 

(d) A maximum of one connection to Omokoroa Road thereby preserving 

that road’s primary function as a transport corridor; 

 

(e) Landscaped carparking and set back from Omokoroa Road;  

 

(f) Functional and alternative mixed use (including residential) on upper 

floors;  

 

(g) An outlook and amenities that relate to the adjoining gully system;  

 

(h) The provision of residential accommodation to promote vibrancy in the 

commercial area. 

 

24. Further design criteria are provided in Rule 19.5 (b) including controls for larger 

buildings, a 200m2 plaza area, a requirement for two storey buildings, the need 

for a portion of the car parking to be located along the Commercial/reserve 
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boundary to facilitate shared use and limitations on the number of access 

points to Omokoroa  Road. 

 

25. The town centre has been designed to be consistent with these guiding design 

outcomes, with the exception of access to Omokoroa Road where additional 

access is proposed. 

 

26. The Omokoroa Stage 2 Structure Plan was made operative in 2010.  This 

structure plan included a two lane roundabout to the Omokoroa Town Centre 

site.  It also included a four lane road between Prole Road and the town centre 

roundabout.  The designation for the roundabout was based on these 

anticipated outcomes as was the designation for widening Omokoroa Road.  

  

27. Since 2010 the structure plan works have been included in the District Plan - 

Appendix 7.  I believe this was completed in 2013 by a further Plan Change.  

The roundabout design at that time was amended to a single lane roundabout 

and Omokoroa Road from Prole Road to the Town Centre was reduced from 

four lanes to two lanes.  I believe these amendments were made as part of a 

wider review of capital works in an attempt to reduce the Financial 

Contributions applying to residential development as this was considered a 

factor contributing to slow residential subdivision and development.  This 

history is important as they set the scene with respect to this application. 

 
Process of Town Centre design 
 

28. A preliminary town centre design concept was prepared in 2019 to facilitate 

some initial discussions with Western Bay of Plenty senior executive staff.  It 

has subsequently been refined by a multi-disciplinary team (planners, 

architects, roading engineers, civil engineers, urban designers, landscape 

architects) and reviewed by an independent urban design expert, Dr Lee 

Beattie.  It has also had a traffic safety audit completed to ensure the road 

network would function correctly and pedestrian and cycling connectivity and 

safety was maintained. 
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29. The town centre design has been amended as a result of pre-application 

Council feedback on the initial design received in early 2020, requests for 

further information, and Council’s request that the civic building should have 

a larger GFA (1900m2), and that the market place area needs to be larger to 

accommodate groups of 400 people.  These amendments have been adopted 

by Jace but this has also resulted in changes to the town centre design and also 

the finished landform. However, all interfaces with adjacent boundaries have 

been carefully considered and amendments to the location and design of 

buildings has occurred to minimise potential bulk and dominance effects and 

maintain the amenity values of Kaimai Views residents. 

 

30. It is my view the town centre design responds well to its site context, achieves 

the key design outcomes sought by the District Plan and will provide a focal 

point for the community meeting needs for shopping, employment, 

entertainment and congregation. It also has design elements that will make it 

an interesting place to visit such as pedestrian walkways leading to the market 

place and connection to walkways and cycleways.  

  

31. Consultation with hapu has assisted Jace to understand the pre-european 

history of Omokoroa and this information will assist detailed landscape design 

and architecture to recognise this history and help create Omokoroa Town 

Centre’s identity and unique sense of place. 

 

Community engagement 

 

32. Due to the importance of the town centre to the Omokoroa Community a 

notified planning pathway was requested.  While some community groups had 

been consulted in advance of lodging the application with Council, it was 

considered important that the community had the opportunity to be involved 

in the process. 
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33. Following the lodgement and notification of the application, Jace held a public 

meeting to gauge the response from the community.  The meeting was held at 

the Settlers Hall on 24 June 2020 and the hall had standing room only with over 

250 people in attendance.  A follow up open day was held on Saturday  4  July 

with Jace representatives and I in attendance to answer questions and also 

note any issues that were being raised.  The general feedback was 

overwhelming support for the proposal. 

 

34. Follow up meetings have also been held with Omokoroa Ratepayers 

Association, Kaimai Views residents, the Ministry of the Environment (with 

respect to the school site), Pirirakau, Ngati Taka, and many others.  Details of 

this consultation is further referenced in Craig Lemon’s evidence. 

 

Matters raised by submitters  

 

35. A total of 76 submissions were submitted following notification of the 

application.  The majority of these (46) were in support of the proposal and (7) 

were neutral.  The Bay of Plenty Regional Council has withdrawn its 

submission. This is not referenced in the planner’s report (paragraph 48). 

 

36. Page 14 of the S42A report shows a map of those submissions in close 

proximity.  As can be seen there is a cluster of submissions from within the 

Kaimai Views subdivision.  Jace has met with these submitters to better 

understand their concerns, which relate to bulk and dominance effects and 

also amenity effects resulting from vehicles from the commercial centre ‘rat 

running’ through Kaimai Views to get onto Omokoroa Road. 

 

37. Jace has responded by redesigning Building N including the orientation and 

outlook from apartments.  Traffic calming was proposed on the approach to 

Sentinel Avenue including narrowing the road to dove tail into the Kaimai 

Views.  This approach deters access through Kaimai Views, and provides an 

alternative easy connection for shoppers leaving the centre with a northern 
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peninsula destination to access Omokoroa Road via the northern access (left 

turn out).  This is discussed further in Mr Carlisle’s evidence. 

 

38. The right turn into the northern access was proposed to provide a convenient 

route for shoppers with a supermarket destination.  This was to avoid vehicles 

driving through Kaimai Views to reach the supermarket.  The Kaimai Views 

residents’ concerns have therefore been addressed. 

 

39. There remains a safety issue where there is disagreement between Mr Carlisle 

and the Aurecon review authored by Mrs Fosberry.  The functioning and safety 

of the right turn into the northern access relies on modelling assumptions and 

future traffic flow predictions.  Mr Carlisle has addressed this in his evidence. 

 

40. The applicant would like to retain the right turn into the proposed northern 

access through a channelised right turn lane.  The channelised right turn 

arrangement is supported by the auditors, although they highlight the safest 

outcome would be to prevent the right turn in and right turn out.  Closing these 

right turn movements has a flow on effect to the potential for ‘rat running’ 

through Kaimai Views.  The draft conditions of consent have a condition 

restricting right turn in movements from Omokoroa Road and terminating the 

road for vehicles accessing Kaimai Views via Sentinel Avenue.  My view is that 

maintaining the vehicle connection into Kaimai Views and retaining the right 

turn into the site via the northern access is the best design outcome as it 

enhances connectivity and will avoid traffic flows from Kaimai Views residents 

onto Omokoroa Road.  It also provides resilience in the road network.  I do 

however acknowledge there may be a slight reduction in amenity for residents 

within Kaimai Views.   

 

41. One submitter objected to the town centre location.  My view is the location 

of the town centre is not an issue for consideration as the land is already zoned 

Commercial and has Operative Plan provisions regarding the Town Centre 

design and anticipated built form.  I do acknowledge that Council has started 
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looking at the Omokoroa Stage 3 growth area, which included alternative 

locations for the town centre, however no formal plan change process has 

commenced. 

 

42. Woolworths NZ has made a submission on several grounds including economic 

effects.  My view is the zoning has been operative for over 10 years and the 

economic effects were considered at the time of zoning and various 

subsequent economic reports.  I rely on John Polkinghorne’s evidence that the 

town centre proposal will generate significant economic benefits and any 

impacts on existing retail areas will be minor and limited to trade competition.  

Trade competition matters will be addressed further by Vanessa Hamm, lawyer 

for the applicant. 

 

43. Many of the submissions discussed the positive economic and social effects a 

town centre would have to the Omokoroa community.  My view is that 

Omokoroa has had a lack of services for many years and with the population 

approaching 5000 people a town centre is greatly needed. 

 

44. The Omokoroa Public Art Group submission sought that art work be 

incorporated into the town centre design.  It was always intended that there 

would be an opportunity for street art or sculpture be incorporated into the 

design of the town centre to create focal points, landmarks and general 

interest to the town centre. The urban design guidelines have been updated 

with possible locations for street art.  It is envisaged that during the detailed 

design of these urban spaces consultation with OPAG, hapu and other groups 

having an input into this process will be undertaken. 

 

45. Several submitters suggested the main street either be a shared space or a fully 

pedestrianised area.  My view is that the town centre needs to be functional 

by creating a high street that allows for vehicles to travel through it in part to 

activate the space.  As a large portion of the town centre is pedestrianised (the 

market place and the pathways to the marketplace), and my view is that it may 
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be difficult to have a shared space for the high street.  It also creates a higher 

level of costs to the town centre development.  There are no planning 

standards that require a shared high street.  For these reasons I do not think it 

is appropriate.   

 

The Council Officer’s Report 

 

46. I generally agree with the findings of the Council planner and her concluding 

comments that consent should be granted subject to conditions.  I  have the 

following comments to make regarding the report where I think matters need 

to be raised. 

 

47. At paragraph 109 there is a comment that the applicant has not consulted with 

Council or the community. The earlier responses from meetings with senior 

staff indicated that Council were considering alternate town centre sites, but 

confirmed that Jace was able to make an application for resource consent. 

 

48. Following this meeting Jace, through Momentum Planning and Design, sought 

commentary with respect to the preliminary town centre plan.  This 

commentary was considered and the town centre plan amended.  The 

requested notified pathway was to ensure the public had the opportunity to 

comment on the town centre plan and express their thoughts. 

 

49. In my opinion, Jace has made a considerable effort to engage with the 

community.  The detail of this is included in Craig Lemon’s evidence and has 

ensured the project was well aired with the community and other 

stakeholders. 

 

50. Paragraph 112 discusses how the master plan will be implemented.  The 

master plan and Urban Design Guidelines document are key documents to 

consider future development applications.  A full set of concept architectural 
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drawings has been completed for most buildings and also form part of the 

application. 

 

51. The Urban Design Guidelines document includes a flow chart of how a building 

or even an urban space may be assessed against the guidelines.  I would expect 

a processing planner would compare the proposed building design to see if 

there were any significant changes from the concept design and to ensure that 

the outcomes of the Urban Design Guidelines are achieved. 

 

52. Paragraphs 131 to 157 deal with traffic and access effects.  The conclusion is 

that the access arrangements can be adequately addressed by conditions of 

consent.  The conditions include closing vehicle access to Kaimai Views and 

deleting the right turn into the northern entrance.  This issue has to some 

extent arisen as a result of a change in land use on the Kaimai Views site from 

planned commercial to residential through the SHA process.  Ian Carlisle has 

responded to the Council’s technical reporting on this issue in his evidence and 

confirmed that the northern access is workable. 

 

53. Paragraph 175 relates to a submission from Powerco and network constraints.    

The applicant is in consultation with PowerCo who have advised that they have 

plans to upgrade the substation to meet the future needs of Omokoroa.  A 

condition requiring power supply to future lots is appropriate. 

 

54. Paragraph 195 provides a concluding comment with respect to bulk 

earthworks.  A bulk earthworks consent has been prepared and submitted to 

the Bay of Plenty Regional Council.  Daniel Hight’s evidence addresses dust 

suppression matters, which will use a water supply from a water bore 

established on the property.  The applicant’s will be able to prepare a 

construction management plan with input from future civil contractors and 

commercial building firms likely to be involved in the project.  This can be 

completed in advance of building consent or works commencing. 
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55. Paragraph 196 states that there has been no engagement with Ministry of 

Education.  We have had approximately four meetings (some zoom meetings) 

during the last eight months and continue to discuss issues such as roading and 

boundary treatment that will ultimately change when the Ministry progresses 

its school development plans.  I consider that if a change to the boundary 

treatment was needed, we would submit a variation to the resource consent 

(if approved) with affected party written approval supporting any variation. 

 

56. With respect to noise effects in paragraphs 197 to 209, an acoustic report and 

modelling was completed by Auckland consultants Earcon.  This confirmed  

predicted noise at the boundary of Kaimai Views would meet the permitted 

standards and residential dwellings within the town centre could meet the 

internal noise standard for habitable rooms of 45dBA LAeq 6am to 10pm and 

30dBA LAeq night time 10pm to 6am.  The Curtis acoustic assessment states 

that residential activities in the Commercial zone are a significant issue.  

However, these are provided for as a controlled activity above ground floor 

and the zone specifically provides for residential activities (see DP 19.7.7; 

19.2.2.15; 19.3.2(b)). 

 

57. The summary of effects statement at paragraph 262 states that the actual or 

potential effects on the environment will be minor.  I agree with this conclusion 

including the officer’s assessment of regional planning documents and the 

national policy statements. 

 

Statutory Planning Assessment 

 

National Policy Statement Urban Development 

 

58. The National Policy Statement on Urban Development (NPS-UD) came into 

effect on 20 August 2020 after the application was lodged. 
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59. Objective 1 of the NPS-UD states “New Zealand has well-functioning urban 

environments that enable all people and communities to provide for their 

social, economic, and cultural wellbeing, and for their health and safety, now 

and into the future”.  The establishment of the OTC will assist the Omokoroa 

Growth area to function more independently and provide for the social, 

economic and cultural wellbeing of its community. 

 

60. The Western Bay of Plenty District and Omokoroa Growth Area falls within the 

Tauranga urban environment in the NPS, which is a Tier 1 urban environment.  

Policy 2 states that “Tier 1, 2 and 3 local authorities, at all times, provide at 

least sufficient development capacity to meet expected demand for housing 

and for business land over the short term, medium term, and long term.” 

 

61. Policy 3 states: “In relation to tier 1 urban environments, regional policy 

statements and district plans enable:  

(a) in city centre zones, building heights and density of urban form to 

realise as much development capacity as possible, to maximise benefits 

of intensification; and  

(b) in metropolitan centre zones, building heights and density of urban 

form to reflect demand for housing and business use in those locations, 

and in all cases building heights of at least 6 storeys; and  

(c) building heights of least 6 storeys within at least a walkable catchment 

of the following:  

(i) existing and planned rapid transit stops  

(ii) the edge of city centre zones  

(iii) the edge of metropolitan centre zones; and  

(d) in all other locations in the tier 1 urban environment, building heights 

and density of urban form commensurate with the greater of:  

(i) the level of accessibility by existing or planned active or public 

transport to a range of commercial activities and community 

services; or 

(ii) relative demand for housing and business use in that location. 
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62. There is a clear national directive to use urban land more efficiently and 

increase opportunities for denser and taller development.  The OTC proposal 

is consistent with the NPS-UD in that it uses land for commercial activities in 

line with expected demand, and otherwise includes provision for residential 

activities. 

 

District Plan Objectives and Policies Assessment  

 

63. The reporting planner has assessed the objectives policies of the District Plan 

paragraphs 263 to 281.  She has concluded overall that the proposal is not 

repugnant to the objectives and policies of the District Plan at paragraph 281.  

My view is the proposal is consistent with the objectives and policies of the 

District Plan as outlined in the AEE at pages 36 to 43. 

 

Other Matters 

 

64. At paragraph 304 the reporting planner considers whether the approach to 

apply for resource consent is the appropriate one.  I agree with her conclusions 

that there is nothing precluding a resource consent application being made.  I 

also think that the notified consenting pathway requested by the applicant was 

appropriate for this project due to the significance to the community. 

 

Gateway Test for Non-complying Activities 

 

65. I agree with Anna Price’s overall conclusions that the proposal is both 

consistent with the objectives and policies of the Operative District Plan and 

the environmental effects are no more than minor (paragraphs 328 -330). 

 

66. Anna Price has qualified some environmental effects assessment paragraphs 

261 and 262 by stating that the effects are considered minor only if conditions 
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of consent are included in the consent decision.  This relates to earthworks and 

also to traffic matters. 

 

67. A resource consent for large scale earthworks has been made to the Bay of 

Plenty Regional Council.  That consent will include conditions to mitigate 

environmental effects including dust, sediment control, hours of earthworks, 

contaminated land remediation and the like.  So these environmental effects 

will largely be addressed by this consent. 

 

68. Effects arising from construction can be adequately addressed in the 

Construction Management Plan and also through compliance with the NZS for 

Construction Noise and Vibration.  It may also be necessary to screen working 

yards if a construction project is going to take a long period of time to 

complete.  My view is that these matters can be covered by the construction 

management plan condition. 

 

69. The traffic effects conditions relate to the right turn in movement to the 

northern access.  This has been assessed by Ian Carlisle who has confirmed the 

right turn movement will operate efficiently 95% of the time.  It is only through 

part of the peak hour traffic when this may not operate efficiently.  I rely on 

Mr Carlisle’s evidence that states that drivers will consider the most efficient 

option and drive by if there was a long queue for the right turn backing up 

towards the Settler’s Avenue roundabout.  For this reason I consider the right 

turn in movement on the northern access would have environmental effects 

that are no more than minor. If this right turn movement was established the 

preferred route to Omokoroa Road (northbound traffic) for shoppers exiting 

the supermarket would be to the left out through the northern access.  So ‘rat 

running’ effects through Kaimai Views are unlikely and those effects would also 

be minor. 

 

70. Given this, my assessment of how the gateway test is met differs slightly to 

that of Anna Price’s. 
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Proposed Consent Conditions 

 

71. The draft conditions of consent were received on Tuesday 16 February 2021.  I 

have reviewed the draft conditions of land use and subdivision consent and 

generally think they are acceptable, but would like time to consider them in 

more detail before the hearing. 

 

72.  I have the following comments with respect to specific conditions.  I will 

complete a more thorough review of all conditions in advance of the hearing. 

 

Car Parking and Adaptive Management (Condition required) 

 

73. The condition proposed for car parking and adaptive management was to 

ensure an appropriate provision of car parks is available for the town centre.  

This related to both car parking supply during staging development of the town 

centre and also on completion of the town centre.  If there was an overall 

shortfall, additional car parks would be established on the future urban zoned 

land. 

 

Development Plan - Condition 3 

 

74. The intent of the condition is supported.  There may be some amendments 

after a more comprehensive assessment with other experts presenting 

evidence for the applicant. 

 

Landscaping Mitigation Plans (Conditions 6-9) 

 

75. The Urban Design Guidelines document includes an overall landscape 

masterplan for the town centre.  Recommended landscape conditions require 

a detailed landscape plan to be prepared showing locations, plant and tree 
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species, location and maximum heights of vegetation.  This is appropriate and 

conditions of this nature are anticipated. 

 

76. Tom Watts in his evidence has addressed appropriate levels of reflectivity from 

buildings at paragraph 79 of his evidence.  This information and Figure 1 of his 

evidence can be included in the Urban Design Guidelines document. 

 

Construction Management Plan (Conditions 49 – 61) 

 

77. While these conditions assist in managing construction effects, similar 

conditions have not been included on other developments at Omokoroa.  For 

example, the Kaimai Views subdivision is a 20ha site with substantial 

construction works and also the Tralee Street mixed use commercial 

development, which has a 1.6ha site surrounded by residential and 

commercial activities.  The draft conditions provide a detailed and 

comprehensive set of requirements to address construction effects. 

 

Road Widths (Condition 65) 

 

78. There draft conditions included advice note commentary in opposition to the 

20m wide road width corridor.  This was proposed as a positive urban design 

outcome to ensure the main street had a more intimate feel and also to help 

reduce traffic speed.  Providing a 26m wide high street is not necessary in my 

opinion as Lysaght’s have demonstrated a cross section showing services, 

footpaths, lanes and tree pits. 

 

Turning Head (Condition 66) 

 

79. The turning head is not required if a through access to Sentinel Road is 

provided.  The structure plan anticipated through traffic from the Kaimai Views 

land when it was anticipated the use would be Commercial and Industrial.   If 
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a turning head is required it should be located within the town centre and 

pedestrian connectivity maintained to Sentinel Avenue.   

 

Road Design (Condition 67) 

 

80. Condition should be modified with the words “…unless otherwise approved by 

LDE through a DWA process.” 

 

Road Access (Conditions 69) 

 

81. This condition will need further consideration following the presentation of 

traffic evidence at the hearing.  The right turn into the northern access from 

Omokoroa Road is considered a strategic access route to OTC. 

 

Roundabout Road Contribution (Condition 71) 

 

82. The original designation for Omokoroa Road roundabout to OTC was two laned 

and reduced in 2013 to a single lane roundabout.  There is a cost allocation 

within Appendix 7 – Section 4.  This states the funding split 25% rates, 20% 

catchment, 20% rural and 45% strategic.  This appears to be 100% Council 

funded and recovered in part through financial contributions.  A similar funding 

strategy should apply to the two lane roundabout required as this was 

intended back in 2010 (see 2010 Omokoroa Stage 2 Structure Plan). 

 

Condition – Lot 102 

 

83. This reserve area could either be local purpose reserve or a local purpose 

reserve (drainage).  I will attempt to discuss the preferred reserve through 

discussions with Council staff prior to the hearing. 
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Power (Condition 89) 

 

84. This condition should state that power shall be provided to each new lot 

and/or proposed building. The detail of power metering or lead-in lines can be 

addressed by the applicant and PowerCo. 

 

Lapse Period (Conditions 98 and 99) 

 

85. This project will require the removal of kiwifruit, bulk earthworks and the 

establishment of roading and infrastructure as part of the first stage.  Both 

physically and financially these are significant works.  A five year lapse period 

only aligns with the usual lapse period for a land use consent.  A longer lapse 

period of 10 years is sought so there is sufficient certainty and flexibility for the 

applicant to make these significant financial investments and also undertake 

the physical works. 

 

86. I will work on a track changes version of the conditions for the hearing and 

where possible reach agreement as to conditions with Anna Price. 

 

Conclusion 

 

87. The proposed mixed use development will provide a town centre that will 

contribute positively to the development of Omokoroa.  The town centre 

design makes an efficient use of the site and will result in positive urban design 

outcomes consistent with the outcomes sought by the District Plan.  

Environmental effects have been avoided or mitigated through architectural 

and landscape design and appropriate provision of on-site car parking.  

Construction effects can be appropriately managed through compliance with 

conditions and meeting consent conditions for bulk earthworks and 

compliance with New Zealand standards for construction noise and vibration. 
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88. The proposal is consistent with the objective and policies of the District Plan 

with the exception of the additional access points into the town centre from 

Omokoroa Road. 

 

89. It is my opinion resource consent can be granted to this town centre proposal 

as amended subject to appropriate conditions of consent including the 

recommended changes. 

 

 

Richard Coles 
Planner 
MNZPI 
19 February 2021 


