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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 THOMAS JAMES WATTS 
URBAN DESIGN AND LANDSCAPE 

Introduction 

1. My full name is Thomas James Watts. I am an Urban Designer/ Planner for

Momentum Planning and Design Limited.

2. I hold a bachelor’s degree in Landscape Architecture (Victoria University, New

Zealand) 2009 and a Masters of Urban and Regional Planning (Curtin

University, Australia) 2011. I am an Intermediate member of the New Zealand

Planning Institute.

3. I have held a number of urban design and planning positions within council and

for various consultancies. This includes working with a wide range of private

and public sector clients since commencing my career as a landscape architect

in 2010.

4. My key urban design experience includes working as a contract urban designer

within London Borough Councils. This involved the urban design assessment
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and determination of minor and major development applications. Pre-

application meetings and advice with architects and developers and 

coordinating the design review panel. 

 

5. I also have consultancy experience in Perth, Australia for the Planning Group. 

This work experience involved the preparation of structure plans, master 

plans, urban design concepts and supporting urban design assessment and 

commentary as part of development applications.  

 

6. Currently I work as a planner and urban designer at Momentum Planning and 

Design. I have been involved in the preparation of a number of masterplans, 

urban design assessments/reports, preparation of AEE’s and also landscape 

and visual assessments.   

 

7. My key landscape experience includes the preparation of landscape mitigation, 

management and conceptual plans for residential and commercial 

developments.  I have also prepared landscape and visual assessments for 

developments within rural and urban settings.  

 

8. I have been involved in this project since 2019, when I was asked to prepare a 

town centre concept for consultation with Council.  Many features of the early 

town centre design have carried forward into the town centre masterplan that 

is now subject to this hearing. I am the principal author of the  Omokoroa Town 

Centre Design Guidelines dated 17 February 2021 (the Design Guidelines) 

attached to my evidence as Appendix A and the Landscape and Visual 

Assessment – Omokoroa Town Centre, 404 Omokoroa Road dated 9 February 

2021 (the Landscape and Visual Assessment) attached to my evidence as 

Appendix B. 

 

9. This evidence is prepared in support of land use and subdivision consent 

applications by Jace Investments Limited (Jace). 
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Code of Conduct for Expert Witnesses 

 

10. 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 

 

11. My evidence will cover:  

 

(a) The town centre design process; 

(b) The proposal as amended; 

(c) Submissions and mitigation; 

(d) Urban design effects; 

(e) Bulk and dominance effects; 

(f) Mitigation of bulk and dominance effects; 

(g) Landscape effects; 

(h) Physical landscape effects; 

(i) Visual landscape effects; and 

(j) The section 42A report and the proposed consent conditions. 

 

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

the proposed consent conditions.  

 

13. I confirm that I have carried out two site visits (18 February 2020 and 9 

December 2021). This involved walking the site, taking photos and flying the 

drone to take wide angle contextual photos and videos.   
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Executive summary  

 

14. It is my opinion that the proposal will be a positive urban design outcome for 

Omokoroa, and have low level landscape and visual effects on the surrounding 

visual catchment, taking into consideration the underlying commercial zone, 

the Omokoroa town centre outcomes sought by the District Plan (Rule 19.2.2) 

(15)(c), NZILA Best Practice Note for Landscape Assessment and Sustainable 

Management, and the New Zealand Urban Design Protocol.  

 

15. Peer reviews of both the Design Guidelines and the Landscape and Visual 

Assessment have been undertaken. Recommendations have been responded 

to, and draft conditions capture outcomes. This relates to detailed design for 

landscaping and architecture.  

 

16. The submission points made by submitters have been considered and changes 

were made to address concerns as described at paragraphs 21 and 22 of this 

evidence.   

 

17. Urban design and landscape matters raised under the section 42A report and 

draft conditions have been reviewed and are considered acceptable subject to 

the following recommendations raised under paragraphs 69-74 of this 

evidence, summarised below: 

 

(a) Limiting LRV reflectivity requirements to all roofs and those facades 

and that face sensitive areas, including Kaimai Views subdivision to the 

north, and Te Awanui Waters subdivision to the east (illustrated on 

diagram within paragraph 70 of this evidence).  

 

(b) Acceptability of 20m wide road reserve to create a slow traffic 

environment and comfortable public realm for pedestrians, without 

compromising provision for trees.  
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The town centre design process 

 

18. Following the preliminary town centre design completed in 2019, the applicant 

met with Council and sought feedback on the design.  This largely revolved 

around outcomes sought by the District Plan. 

 

19. Jace then instructed Momentum Planning and Design (MPAD) to compile a 

multi-disciplinary project team, which was undertaken in early 2020.  The town 

centre masterplan (masterplan) was developed with input from all of our 

project team and then an independent urban design peer review was sought 

from Dr Lee Beatie, an experienced urban designer who sits on the Auckland 

Urban Design Panel.  The design suggestions made included ensuring that the 

Omokoroa Street frontage was activated, and that the piazza area was reduced 

in area to be more intimate. Comments regarding edge effects and vehicle 

access points and circulation were taken on board and amendments made with 

input from traffic engineer Stantec. 

 

20. Following public notification submissions were received and a Section 92 

request for further information brought additional changes including 

increasing the scale of the civic building and marketplace area adjacent to the 

Gully reserve area.  These changes were further reviewed by Dr Beattie before 

the S92 response was submitted to Council.  The masterplan includes several 

changes to the town centre design responding to the safety audit close out 

process and other matters such as refining the edge treatment of the 

development. 

 

The proposal as amended 

 

21. The proposal is for the development of the Commercial zoned land owned by 

Jace Investments Ltd (Jace) to establish a vibrant mixed-use commercial town 

centre to service the growing Omokoroa community and nearby rural 
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catchment. The town centre will comprise retail spaces, including a 

supermarket, shops, cafes/restaurants, bars, office space and a civic building.  

 

22. Residential town houses and medium density apartments in the western 

portion of the site are also proposed.  

 

23. A focal point of the town centre is the market space, which is a hard landscaped 

area adjacent to the gully reserve.  This space will facilitate a range of 

community events. Pedestrian and cycleway connections proposed to the gully 

system will create logical links to the existing walkway.  Landscape planting and 

weed control will improve the visual outlook and landscape amenity of the 

area.  

 

24. A piazza area is also proposed adjacent to the proposed roundabout within the 

town centre, which will also provide a place for meeting.  Cafés will provide for 

alfresco dining to create a vibrate street corner. 

 

25. The overall design concept is to establish a town centre that includes different 

scales of retail and office space to accommodate a variety of businesses. The 

ultimate mix of tenancies will be market driven and respond to the needs of 

the community. The buildings will be designed to be used flexibly throughout 

their design life. 

 

Submissions 

 

26. As a result of public notification, 76 submissions were received. The key urban 

design matters raised are:  

 

(a) Bulk and dominance effects, regarding big box retail vs finer grain 

‘village’ shopping. The dominance of the supermarket building was 

highlighted as a concern.  
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(b) Boundary effects to Kaimai Views. Overlooking/dominance effects 

from apartment building N on residential properties.  

 

(c) Traffic from town centre linking into Kaimai Views, creating congestion 

and noise disturbance.  

 

(d) Provision of public transport connections not clear in plan set.  

 

(e) Provision of green spaces and landscaping within town centre.  

 

(f) Size of civic building to accommodate multi-use function. 

 

(g) No detail of public art work.   

 

27. Submissions were taken into consideration by the project team and the 

following changes were made to the town centre masterplan: 

 

(a) Building N was redesigned into an ‘L’ Shape, to accommodate larger 

setback and bring bulk of building away from Kaimai Views boundary.  

 

(b) A second right turn into Town centre from Omokoroa Road, to reduce 

number of vehicles taking ‘short cut’ through Kaimai Views.  

 

(c) Increase in size of market area to accommodate larger events.   

 

(d) Increase in size of civic building to provide greater flexibility for larger 

tenancies and create multi-use potential.  

 

(e) Landscape masterplan was produced, illustrating the provision of 

landscaping throughout town centre; including street trees, low level 

planting and connection to gully system and trails.  
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(f) Regarding bulk and dominance effects associated with supermarket 

building, this is reduced by sleaving with retail on main street and 

Omokoroa Road boundary. Creates finer grain and human scale to 

street edge. This design outcome was lodged as part of original 

application.       

 

(g) Bus stops were re-located within town centre to provide better 

circulation for buses.  

 

Urban design effects 

 

28. The Design Guidelines has considered the urban design considerations of the 

town centre and immediate surrounds in some detail. The Omokoroa town 

centre outcomes sought by the District Plan Rule 19.2.2 (15)(c) include: 

 

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

commercial area. 

 

29. All these matters have been built into the town centre design. 

 

30. The extension to Sentinel Avenue will ultimately be the main commercial 

street, which will include larger gateway buildings at the entrance from 

Omokoroa Road.  Finer grain retail shops will be located in buildings B, E, F, J, 

K L and M.  The supermarket, Building M, is sleeved with finer grain retail shops 

to help disguise the supermarket building and avoid it dominating the town 

centre.   

 

31. The plaza area is located adjacent to building F and a marketplace space will 

be located adjacent to Buildings I, J, K and L overlooking the gully.  There is an 

opportunity to establish some terracing to create a transition from this paved 

pedestrian area to the vegetated gully, which also acts as a stormwater 

drainage reserve.  These two areas are the congregation focal points of the 

town centre and should create a usable and interesting urban area. It is 

proposed some food and hospitality businesses would establish in these areas 

to activate them.  These design elements along with quality architecture, hard 

and soft landscaping will create a vibrant town centre that is attractive to not 

only the Omokoroa community but also as a destination for visitors.  

 

32. The location of commercial and residential activities within the town centre 

has taken into account the Kaimai Views subdivision development to the north 

and also the recently acquired school site to the south.  Connections for 

pedestrians and vehicles have been developed in accordance with the 

outcomes sought by the District Plan. 

 

33. Carparking areas have been dispersed throughout the town centre and are 

either located behind or underneath buildings so the town centre is not 

dominated by cars and car parks. A car park area is located adjacent to the 
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school site for practical dual use of activities in the civic building, marketplace 

and buildings.  Using these techniques helps avoid large car parking lots 

creating a more intimate and user-friendly town centre. 

 

34. First Principles Architects have prepared conceptual designs of buildings to 

help guide future detailed architectural design.  These drawings are indicative 

but provide a clear indication of architectural design and location of important 

facades and active frontages.  This is discussed in some detail under Section 

5.0 of the Design Guidelines (see also Figure 6). 

 

35. Consideration of how the site sits within the landscape has also been 

completed (see the Design Guidelines - Landscape Framework Plan, page 16).  

This shows the connectivity to the reserve network including the gully reserve, 

harbour reserve and cycle network.  It also shows 400m and 800m walking 

distance, which highlights the accessibility the new subdivisions will have to 

the centre. There is a unique opportunity of off road walkway connections to 

be established to future subdivisions within the next stage of Omokoroa 

growth.  Importantly, these subdivisions are developed with houses rapidly 

being built.  It is anticipated that within five years these subdivisions will be 

close to being fully developed with houses and families. 

 

36. The Design Guidelines also consider the seven C’s of the New Zealand Urban 

Design Protocol and how the proposal is consistent with those urban design 

qualities. 

  

37. Overall, the town centre is well designed and maximises the opportunities of 

the site helping create a vibrant commercial focal point for the community.  

The centre will be legible and provide the community with a mixture of retail, 

office, accommodation, and hospitality experiences enhanced through good 

architecture with intimate spaces to meet, relax and enjoy the unique identity 

and character of Omokoroa. 
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Bulk and dominance effects 

 

38. To understand bulk and dominance effects on the surrounding context, 

particularly residential amenity, an objective comparison between the 

permitted commercial baseline and proposed development was completed. 

This has been achieved by the height encroachment assessment within the 

Landscape and Visual Assessment, which takes into consideration the 

commercial zone height limit, and any encroachments above this. It also 

considered both the existing ground contour and the prosed ground contour 

changes.    

 

39. In summary, the height limit that applies to Omokoroa Commercial zone 

provides for buildings up to 11m in height and predominantly two storeys.  This 

contrasts with the residential maximum height limit of 8m.  The plan therefore 

anticipates the town centre to be a prominent landmark and to use the 

commercial land resource efficiently. 

 

40. First Principles drawings 2.1.15D and 2.1.15E show the proposed buildings 

above the existing ground level and also the proposed finished ground level 

following bulk earthworks for the development.  Due to the rolling contour of 

the land at Omokoroa it is anticipated that earthworks are necessary to create 

urban land that can be practically developed and used. 

 

41. As shown by the rolling plain images (FP Drawings 2.1.15D and 2.1.15E), the 

projections through the 11m permitted rolling height plain above existing 

ground level will have low level effects due to the site being approximately four 

meters below the residential land to the East and 1m to 2m North of the site. 

Proposed building N is setback from the Kaimai Views boundary.  The effects 

of the height encroachments, due to their separation from the Kaimai Views 

residential subdivision, are largely internalised within the site or have sufficient 

separation to mitigate potential dominance effects.  
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42. Overall, the bulk and dominance effects are considered to be acceptable and 

anticipated by the District Plan. 

 

Mitigation of bulk and dominance effects 

 

43. The finished ground contours establish a shallow amphitheatre on which the 

town centre will be built.  Contour change and building modulation will help 

reduce any dominance effects, while recognising the town centre needs to be 

legible and have some visual presence. The following design elements are 

environmental outcomes sought by the District Plan and also help to further 

mitigate bulk and dominance effects of the proposed buildings. 

 

44. Visually broken building facades of a human scale – the architectural design 

has recognised the need to establish a modulated building form with some 

buildings having propriety over others in terms of the bulk and scale. Length of 

retail is broken up through articulation of facades and materiality, which helps 

to establish a finer grain of massing (see First Principles plan set for detailed 

elevations and perspectives). 

 

45. Muted Natural or Recessive Colours is a design element that will be applied at 

time of detailed architectural design.  A colour palette can be restricted to 

certain colours, however applying conditions of consent to limit the reflectivity 

of various paint colours is a suitable condition of resource consent. This is 

captured in proposed condition 9 (iii) (c) with recommended changes.   

 

46. The permeable masterplan design provides for pedestrian linkages and 

laneways to focal points within the town centre.  This helps maintain a human 

scale and avoids buildings closing off public spaces outside normal retail hours.  

Creating visual permeability from views from Omokoroa Road helps limit the 

length of buildings and provides variance to the facades and active retail 

frontages.  This is particularly important around the marketplace area, which 

will also be a dining and hospitality precinct. 



 

KMW-978371-10-1061-V1 

13 

 

47. Taking into account the natural contours of the site and proposed finished 

contours, building location and scale, architectural features to minimise 

dominance effects and landscaping throughout the town centre, the potential 

bulk and dominance effects are considered to be acceptable and will have low 

level effects on the surrounding residential areas when taking into account the 

permitted baseline and design outcomes sought by the District Plan. 

 

Landscape effects 

 

48. The need for a landscape and visual assessment is triggered primarily due to 

height encroachments above the 11m height limit, associated with buildings 

(A, B, C, D, N, J, M).  An assessment of landscape and visual effects on adjoining 

residential areas, including Kaimai Views to the north, Harbour Ridge and Te 

Awanui Waters on eastern side of Omokoroa Road, has been undertaken.  

 

49. The District Plan includes specific objectives, policy and rules that seek various 

environmental outcomes, some of which relate to urban design and landscape 

outcomes.  The following are particularly relevant to this landscape and visual 

assessment in assessing both the visual change to the landscape and also 

understanding the built form outcomes sought by the District Plan for the  

Omokoroa Town Centre: 

 

(a) A landscape strip along the Omokoroa Road boundary; 

 

(b) Orientation of the Town Centre towards the gully reserve area; 

 

(c) The establishment of a Piazza area within the town centre for people 

to congregate; 

 

(d) Street Trees and hard and soft landscaping elements to break up hard 

landscaping and car parking; 
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(e) Modulated buildings avoiding long linear unbroken facades; 

 

(f) Appropriate boundary treatments with adjoining land, and 

consideration of effects on amenity values; 

 

(g) A legible town centre guided by bulk and location standards. 

 
50. The master plan is consistent with these design outcomes, which also 

contribute to the overall landscape values of the town centre and interface 

with the surrounding environment. 

 

51. There have been changes to the planned built environment resulting from the 

approval of the Omokoroa Special Housing Area (Kaimai Views subdivision).  

This has effectively changed the planned land use from Commercial activities 

to residential adjacent to the northern boundary of the site. 

 

52. A Ministry of Environment designation for a new school site adjoins the 

southern boundary of the application site.  The designation did not include any 

firm development plans but it is anticipated the school will have several 

buildings, playground and sports field areas. The applicant is having ongoing 

discussions with the Ministry of Education and will work with them to achieve 

a collaboratively designed interface. 

 

53. The master plan has considered these established and planned land uses and 

ensured that bulk and location effects of large commercial buildings adjacent 

to the neighbouring sites is avoided. 

 

Physical landscape effects 

 

54. Although the land use change is anticipated, it is still relevant to assess and 

comment on the change in landform and vegetation, and ultimately landscape 

character change as a result of the town centre development. 
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55. With the exception of the gully system, the commercial zoned land will be 

cleared of the existing kiwifruit and shelter belts and re-contoured to 

accommodate the landform specified in the civil engineering documentation.  

To establish the proposed landform material will need to be imported and 

placed to raise the ground contour in some areas and cut the ground contour 

in other areas.  Fill depths vary across the site and are shown on the Lysaght 

Consultant cross sectional drawings and also the First Principles Architects 

cross sections through the site.  This is necessary to establish road grades, 

buildings platforms, services and overland flow paths.  There will be a 

significant change to the landscape to clear the land and prepare it for urban 

development. 

 

56. Using the NZILA 7 point rating scale system, the change in landscape effects 

from the vegetated horticultural character to the urbanised town centre, 

would be considered moderate to high. However, taking into account the 

Commercial development and activities of the Commercial zone at Omokoroa, 

this level of landscape change is anticipated as an outcome of the District Plan. 

 

Visual Landscape Effects 

 

57. Visual landscape effects relate to the change in views from the existing 

environment surrounding the application site.  The key view shafts are 

identified in Section 4.1 and shown on Figure 1, within the Landscape and 

Visual Assessment. This includes views from Omokoroa Road, the Kaimai Views 

subdivision, Harbour Ridge and Te Awanui Waters subdivisions, which look 

west and south across the site towards the Kaimai ranges. 

 

58. As discussed under Physical landscape effects (Section 6.2.1) of the Landscape 

and Visual Assessment, there will be a complete removal of the shelter belts 

so the views will open up and increase the visual connection to the Kaimai 

Ranges.  The degree of change to view shafts will depend on the elevation of 
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the viewing location, so the improved view will be less pronounced the higher 

the elevation from sites within adjacent and nearby residential subdivisions.  

Ultimately, commercial buildings will be established on the land as proposed, 

which will partially obscure some of these views.  However, the height of 

buildings immediately adjacent to Omokoroa Road include two storey facades 

for the town centre entrance adjacent to Flounder Avenue, reducing to a single 

storey façade along the supermarket building (Building M) and the two storey 

façade of Building N.  There will also be clear view shafts down proposed road 

corridors, so overall there will be improved view shafts from most viewing 

audiences near the site.  In particular, Kaimai Views residents will enjoy wider 

views to the Kaimai Ranges as Building O is single storey and building N is set 

back from the boundary with Kaimai Views.  

 

59. The development of the gully reserve area with weed control, removal of 

bamboo and landscaping this area with native vegetation will provide a higher 

amenity of the gully area, which is most visible from Kaimai Views residents 

living adjacent to the drainage reserve. 

 

60. Associated with the change in land use will be the normal urban effects of 

commercial activities including signage, cars, people on streets and visibility of 

the town centre at night when it is lit up. The effects of lighting and glare are 

controlled through standards within the District Plan, which are anticipated. 

 

61. Overall, the visual landscape effects are considered to be positive, improving 

view shafts to distant Kaimai Ranges with the removal of the existing 10-12m 

high shelter belt trees, improving the landscaping of the gully area and 

maintaining an appropriate urban form. Visual effects associated with 

encroachments above the permitted 11m height limit are assessed in the 

following sections, using the NZILA 7-point ranking system. 
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Section 42A Report  

 

62. I have read the Section 42A report and have the following comments regarding 

urban design and landscape.  

 

63. The section 42A report notes that the application does not provide detail on 

how the proposed colours of the development are compatible with the nearby 

residential development and reserves, including reflectivity standards. This has 

now been addressed and included within the Design Guidelines (page 9) and 

evidence by First Principles Architects. This will also be controlled through the 

draft LRV condition 9(iii)(c), with recommended changes as described under 

paragraph 70 of my evidence.  

 

64. The Section 42A report also includes commentary regarding lack of detailed 

design around landscaping. What has been provided so far is a conceptual 

landscape scheme with supporting planting scheme, hard landscaping palette 

and details around tree pits and boundary treatments – included within the 

Design Guidelines. The draft conditions of consent (9), will ensure that 

landscaping is well considered as part of the town centre’s detailed design.  

 

65. In my view, the current level of landscape detail is sufficient for resource 

consent as it clearly shows the landscaping theme throughout the centre and 

considers landscaping effects on boundaries, in line with the District Plan 

requirements for the commercial zone.    

 

66. The section 42A report references the landscape and visual assessment peer 

review from Boffa Miskell dated 1 December 2020. The recommendations of 

this review1 were taken into consideration and as a result the Landscape and 

Visual Assessment was updated and submitted to Rebecca Ryder at Boffa 

Miskell, 9 February 2021.  

 

 
1 Peer Review of Landscape and Visual Assessment, dated 21 December 2020 – recommendations 1-7. 
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67. A final peer review of the updated Landscape and Visual Assessment was 

undertaken by Rebecca Ryder and submitted to Council 16 February 2021.  

 

68. It is noted that the Section 42A report does not reference this updated Boffa 

Miskell peer review response. 

 

Landscape and Visual Assessment Peer Review, Further Response   

 

69. Further recommendations from the updated peer review2 relate to the 

assessment criteria used in the Landscape and Visual Assessment, and to the 

design controls of heights, colour, reflectivity and landscape mitigation. 

  

70. These further recommendations are responded to below. 

 

71. Recommendation 1 Response – Qualifications provided show that I am 

suitably qualified to undertake landscape and visual assessments (see page 2 

of the Landscape and Visual Assessment (Attachment B)).   

 

72. Recommendation 2 Response - Colour controls are now included in the Design 

Guidelines (page 9), which is attached at Attachment A. The colour palette 

includes natural tones from the local context, including Omokoroa Beach and 

Kaimai Ranges. Sensitivity to the periphery of the town centre, including 

Kaimai Views subdivision and Te Awanui Waters subdivision is managed 

through LRV restrictions to these boundaries. This is captured in condition 

9(iii)(c) of the draft set of conditions, received 16 February 2021, with 

recommendations proposed under paragraph 79 of evidence.  

 

73. Recommendation 3 Response – The viewing audiences are described under 

section 4 of the Landscape and Visual Assessment (pages 6-10). The Landscape 

and Visual Assessment has been updated to include the NZILA rating scale to 

measure the degree of effects relating to bulk and dominance effects and 

 
2 Peer Review of Landscape and Visual Assessment dated 16 February 2021. 
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visual effects from the viewing audience. See Landscape and Visual 

Assessment (table 5, page 9) included within Attachment B.  

 

74. Recommendation 4 Response – The camera and lens used for photographing 

the viewing audience is noted on page 7 of the Landscape and Visual 

Assessment (‘Apple IPhone 6 was used to take photographs, which has a 29mm 

lens’).    

 

75. Recommendation 5 Response – The NZILA rating scale, has now been applied 

to the District Plan assessment within the Landscape and Visual Assessment. 

This is included within section 8 (page 30) of the Landscape and Visual 

Assessment included in Attachment B.  

 

76. Recommendation 6 Response – Visual effects as they relate to the viewing 

audiences, include residents within Kaimai Views subdivision to the north and 

Te Awanui Waters subdivision to the east, are described under section 5.2.2 of 

the Landscape and Visual Assessment. Visual montages of the town centre 

from the viewing audience have not been prepared. This was not considered 

necessary due to the underlying commercial zone and 11m maximum 

permitted height limit, which anticipates the proposed town centre 

development. However, encroachments through the 11m rolling plane are 

assessed under Section 6 of the Landscape and Visual Assessment.  

 

77. Recommendation 7 Response – This recommendation relates to the detailed 

design matters for landscape mitigation and management.  These landscape 

requirements are captured under condition 9 of the recommended conditions 

of consent.  

 

Proposed Conditions 

 

78. The proposed conditions for urban design and landscape are considered 

appropriate, subject to the following recommendations. 
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79. Condition 9(iii)(c) Landscape Mitigation. It is my recommendation that the 

prescribed reflectivity value of less than 37% be limited to all roofs and those 

facades that front sensitive areas only. Specifically, Kaimai Views boundary and 

residential subdivisions on the eastern side of Omokora Road. Described in 

table and diagram below.  

 

Table 1: LRV recommendations  

Building Identification  Limit reflectivity of facades to less than 37% (LRV) 

Building O Northern and eastern facades  

Building N Northern, eastern and western facades  

Building M Northern and eastern façade  

Building C Eastern Façade  

Building A Eastern Façade  

Building B Eastern Façade  

Building L Northern Façade  
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Figure 1: Diagram showing facades of buildings where less than 37% reflectivity value 

should be prescribed.   

  

80. Facades facing internally within town centre, with significant setbacks from 

sensitive boundaries should not be restricted, as the commercial nature of a 

town centre lends itself to a variety of colour, material treatments and 

associated reflectivity standards.  

 

81. The draft conditions also raise concern regarding the reduced road reserve 

width to 20m and its inconsistency with the Infrastructure Development Code. 

The purpose of this reduction is to create a main street which has a low speed 

traffic environment, and comfortable/ human scale public realm,  which is 



 

KMW-978371-10-1061-V1 

22 

achieved by narrowing streets and enclosing the separation between 

buildings.  

 

82. The proposed 20m road reserve consists of; 6m carriageway, with 3m of car 

parking and 3m of footpaths either side. This provides ample space for tree 

planting, without compromising canopies or root system.  This is similar to 

Mount Maunganui main street, which also has a 20m road reserve and 

comparable car parking/ footpath ratio.  Trees are planted periodically within 

car park spaces along the main street, consistent with what is proposed for 

Omokoroa Town Centre.  

 

83. In summary, having a 20m wide road reserve is consistent with good urban 

design principles to create a more intimate/ human scale public realm and low 

speed street environment, without compromising the provision of street trees. 

 

Conclusion 

 

84. The proposal reflects good urban design and landscape principles as described 

under paragraphs 28-61 of evidence. It is of my opinion that the proposal will 

be a positive urban design outcome for the Omokoroa community.  

 

85. Submissions points have been considered and appropriate design changes 

have been made to mitigate bulk and dominance effects through appropriate 

setbacks and architectural treatments. Landscape and visual effects are 

appropriately managed through amenity/mitigation planting to boundaries 

and public realm.   

 

86. The council officers report reflects this and recommends the resource consent 

be granted subject to appropriate conditions, with recommendations as 

outlined.  

 
Thomas Watts 
19 February 2021 
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1.0 Introduction to Design Guidelines

1.1 Purpose
The purpose of these design guidelines is to provide a framework for assessing and approving buildings at 

time of building consent.  The buildings will need to be in general accordance with the masterplan.  It is rec-

ognised that through the detailed design process of developing the town centre infrastructure that there may 

be minor changes that will impact on building design.  However, the key urban design outcomes sought for 

the town centre are set down in the masterplan consent.

The masterplan design has been prepared taking into account the outcomes sought for the Omokoroa Town 

Centre in Council’s District Plan, particularly the Stage 2 Omokoroa Structure Plan.  It also aims to maximise 

good urban design outcomes helping enhance the sense of place for the Omokoroa Community.

2.0 Site and Context

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 currently planted out as a kiwifruit orchard and contains one residential dwelling 

located near the boundary adjacent to Omokoroa Road. 

 

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 west to east, from approximately 12 metres at the 

stream to 32 metres at the highest point on the eastern boundary adjoining Omokoroa Road (see Figure 2).

 

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. The site compromises approximately half of the Stage 2 Commercial Zone allocated to the 

Omokoroa urban growth area. The remaining balance of the Stage 2 Commercial Zone is consented for a 

Special Housing Area containing 242 dwellings north of the site. Properties located to the west of the site are 

zoned Future Urban to accommodate a projected total population of 12,500 residents living in Omokoroa by 

the year 2026. This projection maybe optimistic given development rates. 

  

The existing commercial activity in Omokoroa includes a small neighbourhood shopping area at the northern 

extent of the Omokoroa peninsular on the corner of Hamurana and McDonnel St. This comprises a few small 

tenancies, including cafe, dairy and takeaway store. Future commercial activity is largely focused within 3.9 

hectares of commercial zoned land on the corner of Tralee Street and Omokoroa Road, approx. 2km's north 

of the sibject site. This includes an existing FreshChoice supermarket, medical facilities and liqour store. 

The adjacent vacant land is subject to a resource consent for a mixed use development, with approximately 

9,000m2 of commercial GFA. This developing commercial hub is centrally located for the current population 

but is also geographically constrained by surrounding residential development and would not be anticipated 

to support residential development at the southwest end of the peninsula. The subject site is better located to 

support the future urban growth identified for this area.
 

The 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. 

Figure 1: Context Plan

Figure 2: Zoning Plan
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3.0 The Masterplan
3.1 Vision
The proposal is to establish a framework to enable the establishment of a well-designed and 

functional commercial town centre. The town centre will comprise retail spaces, including a 

supermarket, retail shops, cafes/restaurants, bars, office space, civic building and possible 
cinema. Residential town houses and medium density apartments in the western portion of 

the site (future urban zone) is a likely outcome following future zone changes for this area. The 

vision for the site is to create a vibrant centre, encompassing a mix of uses, and establishing a 

destination for both the Omokoroa community and surrounding rural catchment. 

The overall design concept is to establish a town centre that includes different scales of retail 
and office space to accommodate a variety of businesses. The ultimate mix of tenancies will be 
market driven and respond to the needs of the community.

Figure 3: Aerial Plan, showing subject title. 

3.2 Objectives and Principles
 
The District Plan sets out objectives and policies for commercial centres and also identifies 
design outcomes for the Omokoroa Town Centre. Based on these, a specific set of urban 
design objectives and principles have been developed for the town centre masterplan.

• Service the needs of the rapidly growing Omokoroa community by providing a town centre 

with a mix of commercial and residential uses - including medium density housing and visitor 

accommodation.

 

• Pedestrian/people focused centre that is a town centre destination for Omokoroa and the 

wider Western Bay of Plenty.

• Provide for and encourage alternative forms of transport to and from the centre, including 

bicycle and mobility parking and legible connections/directions to bus stops on Omokoroa 

Road.

 

• Create a well connected, permeable centre, with strong pedestrian/ cycle links to adjacent 

sites and road networks. 

• Create a legible and engaging public realm, with wide footpaths, shared surfaces and range 

of pavement treatments.

• Establish a finer grain of retail and commercial buildings, by medium density townhouses or 
apartments, and a quality public realm. 

• Through architecture, create prominent buildings that are legible to the centre and are 

recognisable from the surrounding context. i.e when travelling along Omokoroa Road. 

• Establish attractive and welcoming public spaces for passive recreation, provide focal points 

for meeting and establishing the town centre identity. 

• Provide for adequate car parking to service the needs of the visitors and staff, without 
compromising the centres character, which the public realm is key to.

• Cater for day time and night time use, taking into consideration safety and climate.

• Integrate trees and plants throughout to contribute to amenity, and break up hard surface 

areas of asphalt and paving.

• Create usable green spaces as places for the public to enjoy.

• Ensure that there is practical access and logical design response for service vehicles without 

dominating the town centre. 

• Provide architectural and landscape responses that are respectful to both adjacent 

commercial sites and residential neighbours.
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4.0 Movement Network
Figure 4 illustrates the proposed movement network between the site and surrounding 

context, including existing and proposed roads and footpaths.

As demonstrated by the diagram, the town centre is permeable to its surroundings, 

providing opportunities for pedestrians/ cyclists to connect with the site from all sides, 

promoting alternative forms of transport. This includes pedestrian links through to 

proposed school, and existing development to north.

 

The key vehicle access is from Omokoroa Road, as well as a local road through to existing 

Sentinel Ave to the north. Provision for a future connection to Prole Road to the west of 

the site is also shown.

A proposed bus route that links through the town centre and back onto Omokoroa Road is 

shown in orange, with a central bus stop. This along with the provision of bicycle parking 

facilitates sustainable forms of transport for the centre and Omokoroa community.

The town centre is also within 500 metres of the rail line, therefore if a station was ever to 

be built to facilitate light rail, it would be logically near the existing rail bridge on Omokoroa 

Road.

Figure 4. Omokoroa to Tauranga Cycle Way routes in blue and red, recently completed.This includes 
a footpath/cycle way along Omokoroa Road, that runs past the subject property. The proposed 
connections in and out of the site will link into this network, connecting the Omokoroa communty to 
the centre via sustainable forms of transport. 

Figure 5: Movement Network Diagram
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5.0 Design Guidelines

The following design guidelines are for the purpose of assessing compliance of future buildings 

with the Omokoroa Town Centre masterplan and outcomes sought by the District Plan and Built 

Development Strategy. 

5.1 Commercial Architecture
 
5.1.1 Building Scale and Hierarchy 

The masterplan recognises the importance of the town centre to be of sufficient scale, so it 
reads as a commercial destination for Omokoroa.  To achieve this outcome the masterplan 

has created a two storey buildings either side of the entrance to the commercial centre from 

the proposed roundabout on Omokoroa Road framing the primary gateway to the centre for 

Omokoroa Road, a secondary arterial road.

The District Plan promotes a mix of retail, office and residential activities establishing within the 
town centre and this has been achieved by the masterplan.  The future supermarket is an anchor 

tenant and important to the viability of the town centre.  However, to avoid the supermarket 

dominating the commercial area the supermarket has been sleeved with finer grain retail 
activities.  These face the main commercial spine road and also east facing Omokoroa Road. 

Buildings will generally be scaled between 1 and 2 storeys in height, but may exceed a 2 storey 

height to respond to the topography of the land and needs of the uses within each building - i.e 

commercial floors need extra ceiling height. Additional height will be used to emphasise certain 
buildings and to help create focal points and areas of enclosure within the site.  Figure 6 shows 

the masterplan and those priority buildings with a greater scale, and important facades. 

5.1.2 Variety 

A variety of purpose built commercial tenancies are proposed. These will accommodate retail 

at ground-floor, including traditional shops, services and food and beverage operations. Offices 
will be predominantly be at 1st floor and above, with the exception of the office building on the 
corner of the main street entrance and Omokoroa Road. A hotel on the opposite side of the 

main street is also proposed.   

Larger anchor tenancies include a supermarket, large format retail opposite the southern side 

of the supermarket, and a civic building. There is also food and beverage precinct situated down 

the laneway and next to the gully, which will be a focal point for entertainment and nighttime 

use within the town centre.

Other commercial activities include a childcare centre along the northern boundary, which will 

service the existing and growing residential surrounds. 
Figure 6: Active and Important Facades Plan
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5.1.3 Architectural Design
Commercial buildings will be defined by contemporary architecture with clean lines and 
quality materials. Articulation of form and glazing across facades will be used to break 
up massing and create visual interest. Building layout and scale will be defined by the 
use, however a level of flexibility and adaptability for different types of tenancies will be 
designed in. 

Variation in heights, roof typologies and canopies will also give architectural character to 
the main street. Corner buildings will be higher profile, and exhibit height and architecture 
that makes them notable within the town centre. 

Refer to Appendix 1, for building designs and precedent imagery for the town centre. 

 

5.1.4 Frontages and Canopies
Frontages 

Frontages are defined as the facades that front the streets and public realm. Key to the town 
centre is having active edges that create a vibrant and safe pedestrian environment that 
promotes passive surveillance.Frontages to the pedestrian environment will be defined by 
retail and building entrances, higher percentage of glazing, and a variety of retail tenancies.

The final tenancy mix will define the exact location of these entrances. Ultimately this will 
be fine grain retail centre, with some larger anchor tenants on key corners to provide a 
viable commercial environment. 

On larger anchor tenants, blank walls and in-active edges will be avoided through glazing, 
and sleeving with finer grain retail, which has been done with the supermarket tenancy. 

Canopies

Canopies to create a comfortable pedestrian environment in all weather conditions will be 
mandatory along the main street, along the side street towards Omokoroa road, past the 
supermarket, and along the retail outlets that front Omokoroa Road. The Plaza area is 
depicted in Figure 8, but will require its own landscape plan to be developed.  

5.1.5 Materials
A palette of high quality, durable materials is proposed throughout the town centre, including 
timbers, steel, concrete, aluminum joinery, and many others. Materials will provide an 
overarching cohesion to the centre, while providing flexibility for individual buildings and 
tenancies to express themselves. Materials will be fleshed out in detail as part of the 
centres detailed design. 

Figure 7: Perspective looking east over market place. 

Figure 8: Perspective looking over town centre plaza , showing canopy along shop fronts 
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6.2 Residential Architecture

6.2.1 Density
Residential buildings in the town centre periphery will be medium-density, providing a transition 

from the commercial hub to the existing and future residential land in the surrounding context.

Having medium density residential in the town centre provides a critical mass of people living in 

close proximity, which encourages commercial trade and vibrancy, particularly for the night-time 

economy, where residents will be inclined to walk into the centre and enjoy a meal, beverage or 

possibly the theatre. 

The existing residential developments of Kaimia Views, Harbour Ridge and Neil Group and future 

urban land to the west will be an important customer base for these future tenancies.

6.2.2 Building Typologies/ Architecture
Architectural responses will be respectful to the residential, future urban and Ministry of Education  

neighbours, taking into consideration, bulk/scale and character as well as modifications to the 
landform. 

As shown on the masterplan there are two types of residential typologies with the town centre. 

The first of these include 2 storey residential terraces, which are located between the road 
running west, and the school to the south. A central access lane will service the terrace from the 

rear. Those residential units that front the spine road, will have front doors and gardens with low 

fences on the street boundary, providing a medium density urban character that transitions nicely 

between the commercial built form and the future urban zone further west. The low fences help 

maintain passive surveillance of the street and the lanes leading to the reserve areas to the north.

The second typology is two levels of apartments that are also proposed above ground floor retail 
in building N, which borders Kaimai Views SHA development. This mixed-use building will provide 

a suitable transition between the existing residential area and the town centre environment. The 

northern façade of this building is set back from the adjacent residential zone to the upper level 

to reduce visual impact.

Apartments provide a smaller housing product which is well suited for those who enjoying living 

central to amenities and seek low maintenance of apartment living. Views west towards the 

Kaimais will also be enjoyed by those apartments on the upper level. 

Perspective of apartment/retail mix is shown in figure 10, alongside. 

 

Figure 9: Perspective hotel building located at entrance to Town Centre

Figure 10: Perspective looking at front facade of apartment building, with ground floor retail (building N)

6.2.3 Colour Range and Materiality
The materials and colour ranges proposed 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. 

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 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 (reference: First Principles Architects).
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6.2.4 Layout of Medium Denisty Residential
The layout of residential terrace blocks are designed to ensure there are active edges to the 

street and a retail edge at ground floor for the apartments, providing a mixed use building 
that activates the north-eastern corner of the site and provides passive surveillance to the 

walkway/cycleway on Omokoroa Road also.

Servicing and car parking for the terraces and apartments is from the rear, ensuring garaging, 

rubbish bins and utility areas are screened from the street. This will assist in maintaining high 

amenity levels in the town centre.

6.3 Public Realm and Landscaping 
The town centre will have a finer grain, with an emphasis on pedestrians and quality public 
realm. Car parking will be located to the rear of buildings, to avoid a car dominated commercial 

centre.

The use of shared spaces is employed to circulate pedestrians throughout the site and 

breakdown the divide between car parking and pedestrians. Examples of this are shown in 

the precedent study included at the back of this document.

 

Strong and legible connections will lead pedestrians through the adjacent sites and roads, to 

create a permeable centre that is accessible from all sides. 

Sustainable modes of transport will also be encouraged and provided for through cycle/

mobility parking and clear directions to bus route stops.  

A mixture of hard and soft landscaping will be used throughout to enhance amenity and help 

break up the car parking asphalt and hard surfaces. Planting will seek to integrate with native 

flora in the surrounding context, including the gully of trees in the north west of the site. Plant 
species will be chosen for their ability to withstand the day-to-day effects of a compact urban 
form.

Streets will be activated by the residential component of the development to the west and 

apartments in the north east corner. Front doors, landscaping and modest boundary fences 

will add distinct town house residential character to the street edge.

The interface with the proposed school site to the south includes a pedestrian link between 

the town centre and school to promote permeability and allow students and staff to access 
amenities and travel through the centre to residential areas to the north (See Figure 11).

The terraced area at the head of the gully reserve will have a strong pedestrian focus with 

paved walkways primarily for pedestrians but also for service vehicles to shops and may be 

used  as a focal point for future Omokoroa market days.  This may spread as far as the car 

parking to the west of the proposed civic building.

Figure 11: Sketch showing key urban design principles 
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6.3.1 Pedestrian Environment
The Omokoroa Peninsula is a community which has great opportunity to walk and cycle, 

especially following the completion of the Tauranga to Omokoroa cycleway.  Council has 

developed a network of walkways and cycleways and the main one along Omokoroa Road 

connects directly into the town centre via several connection points along the centre’s 

Omokoroa Road frontage.

Within the town centre will be wide footpaths, pedestrian streets and crossing places, the 

provision for bicycle parking throughout, linkages to the adjacent Kaimai View subdivision 

and walkways through the passive open space drainage area.

6.3.2 Landscaping and Street Trees 
Trees are proposed along the main street to soften the built form and provide a green link from 

Omokoroa Road through to Sentinel Avenue, which runs through the Kiamai Views residential 

subdivision. The trees will be situated in raised planter beds that extrude out into gaps between 

car parking areas, which can also act as an informal seating area for pedestrians. The vision 

is to have a streetscape similar to Mount Maunganui main commercial street, example below, 

with trees species adapted to the Omokoroa vernacular. Some low-level shrubs will also be 

included in planter beds, the detail of this will come forward at detailed design phase.

Cobbles or pavers will be used within the main street to slow traffic, and create an attractive 
pedestrian environment. Both visually and also to slow traffic helping to prioritise pedestrians 
over cars. Pedestrian crossing will intercept the main street at key points, allowing users to 

move easily between the various buildings and uses within the town centre.

Figure 13: Mount Maunganui main street, example of raised planter boxes

Figure 14: Landscaping in car parks to adhere 30% landscapingFigure 12: Tree lined shared space 
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Figure 15: Main Street Section
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Figure 16: M & N Street Section
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Figure 17: J & G Street Section (Eastern Elevation)
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Figure 18: M & C Street Section
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6.3.4 Landscape Masterplan
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6.3.5 Parks, reserves and gully system
A network of parks, reserves and green corridors is proposed through and around the edges of the 

town centre, encouraging biodiversity and amenity.  

Improving the existing native landscape within the existing gully system through weed control is 

also proposed. There are a number of existing native species within this area which will be saved 

and enhanced with additional planting, while invasive species such as bamboo will be removed.

This reserve area will be the key landscape area within the town centre and signposts will clearly 

show these pedestrian routes to direct people here.  This will provide for passive recreation and 

also assist in the permeability of the town centre area for pedestrians and cyclists. People will be 

able to meander around pathways at the top of the grassed embankment and relax on the terrac-

es that look north over the native landscape area. 

While providing important amenity to the centre, the gully reserve provides an important function 

for stormwater management where overland flowpaths from the town centre and upper catchment 
will flow to the established stormwater ponds. This is also covered in detail within the civil engi-
neering services report.

6.3.6 Private Landscaping and Boundary Treatment
Private landscaping for the terraces will include front gardens along the spine road that runs west 

from the central round about. Gardens will include a small lawn area and low hedging/shrubs, and 

maximum of 1.2m high solid fence to the street edge. This will help soften this residential edge and 

create amenity for people within the adjacent public realm. This landscape treatment is shown in 

the supporting landscape concept plan on page 15. 

Other private landscaping incudes the apartment complex, which will have a communal land-

scaping space within the internal courtyard of building N as shown on masterplan. This has the 

potential to be a raised courtyard area above the car parking at ground floor, detail of this will 
follow through detailed design.

Private landscaping associated with any tenancies will mainly be related to shrubs along bound-

ary edges and in between car parks areas, to help soften the predominantly hard landscaping 

elements. 

 

Figure 19: Landscaping along edge of pedestrian walkways to promote green links and legibility

Figure 20: Shrubs, trees and seating along pedestrian walkways (Wraigh & Associates)
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EXPOSED AGGREGATE/ 
CONCRETE

PERMEABLE PAVINGBLOCK PAVING

SETTS AND COBBLESSTEPS / TERRACES TACTILE PAVING  

NATURAL STONE PAVING FLAG PAVING 

6.3.7 Hard landscaping 
Various types of hard landscaping will be used throughout the town centre; providing durabil-

ity to pedestrian routes, aesthetic to public spaces, and traffic calming where needed. Some 
examples of commercial paving types are shown below. Specifications will be dictated by lo-

cation and use. A condition of resource consent is proposed, which will allow council to assess 

hard-landscaping elements as part of future building consents.  

image reference: Marshalls UK - COMMERCIAL PAVING SLABS & FLAGSTONES & GOOGLE
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6.3.8 Gully Landscape Concept 
Inspired by Victoria on the river, 
Hamilton
• Provides terraced seating for market area - users 

can enjoy vista north-west over native bush and 

beyond.

• Connect into a larger pedestrian loop around 

greater town centre, and adajcent future urban site.

 

• Enhance native species within the gully, and 

mitigate invasive species. 
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Figure 21: Cross Section, through laneway and glazed atrium Figure 22: Cross Section, through laneway and glazed atrium

Figure 23: Cross Section, through multi-purpose outdoor space

6.3.9 Laneway & Multi-Purpose Outdoor Space
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6.3.10 Terraces, Landscape Concept 
Medium density residential will be provided in the form of terraces on the periphery of the town centre. Land-

scaping will be used to enhance the amenity of the private spaces and soften the boundaries with the public 

realm. This will be achieved through garden areas, shared surfaces across ROW, and low boundary fences, 

to create a quality urban design outcome with the Western Boulevard, the school site, and the internal lane-

way that services these terraces.

Figure 24: Medium Density, terrace examples - source pinterest 
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6.3.11 Apartment & Town House, Typical Floor Plan Layout
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6.3.12 Future School Boundary
The Ministry of Education has recently purchased land to the south of the town centre.  The 

development plans for the school are not yet known, however ensuring there are connections and 

passive surveillance along this boundary has been a key principle for the town centre design.

The town centre plan context plan also demonstrated how a future road connection could be 

established along the western boundary of the school site, which would connect the western area 

of the town centre through to Prole Road. Once prole road is urbanised there will be strong vehicle, 

pedestrian and cycle connectivity.

Figure 25: Example of footpridge over swale, source: google images, DC Sturctures Studio

Figure 26: Cross section through school boundary
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6.3.13 Omokoroa Road Boundary
The town centre boundary to Omokoroa Road interfaces with a 2m wide cycle route which forms part of 

the Omokoroa Road cycleway, and a 4m wide landscape strip running parallel to this, creating amenity 

and a natural buffer between the vehicle carriageway and the town centre. This landscaping strip is 
required under the district plan and will link into the existing planting in front of Kaimai Views SHA.

As you move further into the centre there is a service lane, providing access to the retail strip that 

sleeves the eastern side of the supermarket. This will include smaller tenancies, such as takeaways and 

other convenience retail activities, where vehicles and pedestrians can stop in briefly. A cross section of 
this boundary is shown below.  

Figure 27: Example of convenience retail strip, proposed along Omokoroa Road: source google

Figure 28: Cross-section with retail sleeve, ROW and interface to Omokoroa Road
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Figure 29: Boundary with Kaimai Views 

6.3.14 Kaimai Views SHA Boundary
The boundary to Kaimai Views SHA is an important one, as it provides a local neighbourhood link 

for both vehicles and pedestrians from the residential area into the town centre. Some filling at 
this boundary of the site will allow an at grade connection, providing an extension of the existing 

termination of Sentinel Drive as shown in the aerial below. This connection will be traffic calmed 
through the use of road grades, narrower carriageway and landscaping. 
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6.3.15 Kaimai Views SHA Boundary

Figure 30: Kaim Views Boundary, building N (Western Elevation) Figure 31: Kaimai Views Boundary, childcare (Western Elevation)

Page 27



 

Omokoroa Town Centre Plant Species 
 

 Species Maturity 
height 

Spacing  Tolerance Maintenance 

 

Libertia 
peregrinans 
New Zealand 
Iris 

30-60cm 45-60cm Wet/dry 
tolerant,  
Coastally 
hardy, partial 
to full sun 

Low 

 

Carex 
Testacea 
NZ Hair Sedge 

30-60cm 45-60cm Wind hardy, 
frost tolerant, 
coastally 
hardy, wet/dry 
tolerant 

Low 

 

Phormium 
tenax 
Purpureum  
NZ Flax  

100-
150cm 

150cm Wet/dry 
tolerant, hardy 

Low 

 

Muehlenbecki
a astonii 
Mingimingi/to
roraro 

1-2m 100cm Tolerates dry 
conditions and 
wind 

Versatile 
ground cover 
and/or 
hedging 

 

Hebe odora 
Boxwood hebe 

1m  1m Well drained 
conditions, full 
sun or part 
shade, coastal 
tolerant 
 
 
 
 

Trim after 
flowering 

 

Metrosideros 
excelsa 
Maori Princess 
Pohutukawa 

5-8m  Hardy to most 
soil types, 
Wind hardy, 
full sun 

Conical 
upright form 
with a straight 
trunk, can be 
trimmed to 
shape 

7.0  Planting & Species 
Native species are preferred plant species for the streetscape and reserve areas. Native plants 

will be enhanced within the gully reserve, including additional planting of large native Podocarps 

and removal of invasive species. 

A variety of native and exotic street trees and specimen trees are propsoed throguhout. These 

have been choosen for their aesthtic, tolerance for an urban environment, and relatvely low main-

tenance requriements.  

The following exert from the Omokoroa Built Environmental Strategy (2008) will also be taken into 

consideration when specifying shrubs and trees. It highlights a number of tree species that are of 

interest to the local community. 

Omokoroa Built Environment Strategy

• Trees pruned up to a minimum 2.5 metres above street level

• 600mm max height of bed planting

• Tree spacings no further than 15m apart

• Planting clusters on roundabouts

Figure 32: Exerts from Omokoroa Built Environment Strategy (2008)
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Alectryon 
excelsus 
Titoki, NZ Oak 

7m 4m Dry tolerant, 
moderate 
minds, mild 
frosts, semi 
shade to full 
sun, evergreen 

Trim to 
desired height 

 

Knightia 
excelsa 
Rewrewa, 
Honeysuckle 

7-10m  Moderate free 
draining soils, 
Wind hardy, 
Frost tolerant, 
semi shade to 
full sun 

Can be 
trimmed, 
narrow and 
well-contained 

 

Cordyline 
australis 
Cabbage Tree 

6m 2m All climates,  
Wind hardy, 
semi-shade to 
full sun 

Can be shaped 
and contained 
to desired 
height 

 

Pseudopanax 
crassifolius 
Horoeka, 
Lancewood 

5m  Wet and dry 
tolerant, Wind 
hardy, Frost 
hardy,  
 
 
 
 
 

Compact form, 
ideal for 
coastal 
environments 

Fraxinus 
augustifolia 
Claret ash 

10m 6m Wind Hardy, 
full sun, 
Deciduous  

Popular 
avenue tree 
species in NZ 

Hymenosporu
m flavum 
Australian 
Frangipani 

6-10m  Wet/dry 
tolerant, wind 
tolerant, full 
sun to part 
shade, 
Evergreen 

Fast growing, 
popular street 
tree in 
Tauranga CBD 

 

Liriodendron 
tulipifera 
‘Fastigiatum’ 
Upright Tulip 
Tree 

10+m  Wet/dry 
tolerant, Wind 
resistant, 
deciduous 

Tall and 
narrow 

 

Magnolia 
grandiflora  
Southern 
magnolia 

6m  Wet/dry 
tolerant, full 
sun to part 
shade, 
Evergreen 

Trimmed to 
hedge size if 
desired 

 

Dacrycarpus 
dacrydioides 
Kahikatea, 
White Pine 

8m – 30m   Wet and moist 
soils, Wind & 
frost hardy, 
Full and semi-
shade 

Requires 
damp 
conditions 

 

Vitex lucens 
Puriri 

10-20m  Free draining 
soil, semi-
shade to full 
sun 

Source of food 
for birdlife 

 

Phormium 
tenanx 
Harakeke  
NZ flax  

2-3m 2m All climates,  
Wind hardy, 
semi-shade to 
full sun 

Low 
maintenance 
erosion 
control 
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Dacydium 
cupressinum 
Rimu 

20-30m  Lowland 
forests 

Canopy tree 

 

Podocarpus 
totara 
Totara 

15m+  Grows in most 
conditions, 
Frost tender 
when young 

 

 

Laurelia 
novae-
zelandiae 
Pukatea 

10m+  Wet sites Slow growing 
native 

 

Cyathea 
dealbata 
Silver Fern, 
Ponga 

4m  Wet/dry 
tolerant, 
Coastal and 
lowland 
habitat.  

 

 

Nikau Palm 
Rhopalostylis 
sapida 

Up to 
15m tall 

 natural range 
is coastal and 
lowland forest 

 

7.1 Street Tree
 
Street trees within the town centre to be planted in accordance with the planting guide for 

street trees in town centre environments, as per Tauyranga Ciy Council guideliens below. 

Figure 33: Tree pits for town centre. 
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7.1 Rain Gardens
Rain gardens within selected tree pits along the main street will be used to capture, filter 
and reticulate stromwater to mains. Stormwater Bioretention Filtration System by Storm-

water360 is the proposed system. Information on this is detailed below. Filterra system 

have been approved and vested in several Council’s, including Auckland. 

Figure 34: Stormwater bio-retention filtration system
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Urban Design Qualities Commentary
Context

Quality urban design sees buildings, places 
and spaces not as isolated elements but as 
part of the whole town or city. For example, a 
building is connected to its street, the street 
to its neighbourhood, the neighbourhood to 
its city, and the city to its region. Urban design 
has a strong spatial dimension and    rela-
tionships between buildings, places, spaces, 
activities and networks. It also recognises that 
towns and cities are part of a constantly evolv-
ing relationship between people, land, culture 
and the wider environment.

Context has driven the proposed uses within the 

masterplan. The lack of commercial activities 

within Omokoroa has identified the need for the 
proposed offices, retail and bars/restaurant activ-

ities to service the growing community. Individual 

tenancies will be market driven so building design 

provides for flexibility and adaptibility. Also, the 
future residential component will offer a unique 
townhouse/apartment product that will contribute 

positively to the local residential market. 

Character

Quality urban design reflects and enhances the 
distinctive character and culture of our urban 
environment, and recognises that character 
is dynamic and evolving, not static. It ensures 
new buildings and spaces are unique, are ap-
propriate to their location and compliment their 
historic identity, adding value to our towns and 
cities by increasing tourism, investment and 
community pride.

The vision for the site is to establish a town 

centre to service the Omokoroa peninsular. The 

masterplan design has an emphasis on pedestri-

an connectivity and quality public realm. 

The indicative building heights and locations in 

the masterplan respond to the topography of 

the site, and the associated activities for each 

building. Additional height will be used to express 

certain buildings to create land marks within the 

town centre. 

Landscaping will be used throughout the site to 

enhance amenity and help break up the hard 

landscaping elements and car parking asphalt. 

This will also help to integrate the site with the 

suburban character in the surrounding area. 

 

8.0  NZ Urban Design Protocol Assessment
The NZ Urban Design Protocol identifies some key principles which need to be considered when designing new urban areas, in-

cluding Greenfield areas.  These are expressed as key urban design qualities including context, character, choice, connections, 
creativity, custodianship, collaboration. The following section assesses the proposal against each one of these.

Urban Design Qualities Commentary
Connections

Good connections enhance choice, sup-
port social cohesion, make places lively 
and safe, and facilitate contact among 
people. Quality urban design recognizes 
how all networks - streets, railways, walk-
ing and cycling routes, services, infra-
structure, and communication networks 
- connect and support healthy neighbor-
hoods, towns and cities. Places with good 
connections between activities and with 
careful placement of facilities benefit from 
reduced travel times and lower environ-
mental impacts. Where physical layouts 
and activity patterns are easily under-
stood, residents and visitors can navigate 
around the city easily.

The masterplan is designed to have strong 

connections to the surrounding context, 

as illustrated by the Movement Network 

diagram. Clear pedestrian and cycle links 

through to Sentinel Avenue and Omokoroa 

Road, as well as routes through to the 

recreational area along the stream bank 

are provided for. Strategically, there is 

provision for a route connecting the site to 

Prole Road and creating connection to the 

future urban zone adjacent to the site.This 

is a likely cycle route that may eventually 

connect to a Katikati trail.

Regarding vehicle access, the main access 

point will be provided at the roundabout 

on Omokoroa Road at consent stage, 

with provision for a secondary reciprocal 

access connecting with Sentinel Avenue, 

which would include a bus route. 

Creativity

Quality urban design encourages creative 
and innovative approaches. Creativity 
adds richness and diversity, and turns a 
functional place into a memorable place. 
Creativity facilitates new ways of thinking, 
and willingness to think through problems 
afresh, to experiment and rewrite rules, to 
harness new technology, and to visual-
ise new futures. Creative urban design 
supports a dynamic urban cultural life and 
fosters strong urban identities.

The urban design approach to the cen-

tre draws from a numbers of European 

precedents which put pedestrians first over 
cars, to create a vibrant public realm for 

shops/retail/services and green spaces for 

meeting people and passive recreation.

Creativity will be expressed through these 

public spaces, architecture and street art. 

Key buildings will have more scale and be 

more architecturally prominent to create 

focal points within the centre. 
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Custodianship

Quality urban design reduces the envi-
ronmental impacts of our towns and cities 
through environmentally sustainable and 
responsive design solutions. Custodi-
anship recognises the lifetime costs of 
buildings and infrastructure, and aims to 
hand on places to the next generation 
in as good or better condition. Steward-
ship of our towns includes the concept of 
kaitiakitanga. It creates enjoyable, safe 
public spaces, a quality environment that 
is cared for, and a sense of ownership and 
responsibility in all residents and visitors

The masterplan has been prepared in col-

laboration with a project team consisting of 

technical consultants and planners, as well 

as taking into consideration the strategic 

vision for Omokoroa as a self sufficient 
community. 

Key to this is creating a quality destination 

and good range of services that meet the 

needs of the local community. 

There is also a strong emphasis on 

sustainability, with alternative modes 

of transport being encouraged over car 

dependence, particularly for the local 

community. Consideration of infrastructure 

requirements have also been a key to the 

proposal, and there is potential for low 

impact stormwater design to be employed.

 

Collaboration

Towns and cities are designed incremen-
tally as we make decisions on individual 
projects. Quality urban design requires 
good communication and co-ordinated 
actions from all decision-makers: central 
government, local government, profes-
sionals, transport operators, developers 
and users. To improve our urban design 
capability we need integrated training, 
adequately funded research and shared 
examples of best practice.

The Omokoroa Community Plan and 

Structure plan which identifies the needs 
of the community has been a guiding doc-

ument, along with the relevant objectives 

and policies of the District Plan. 

As recognised by Council and the project 

team, there has been a strong demand for 

commercial land uses in Omokoroa to ser-

vice the  substantial growth that the area is 

experiencing. The proposal is aligned with 

this need, and therefore aligned with the 

needs of the community. 

Ongoing consultation and collaboration is 

key to this project going forward. 

      

Urban Design Qualities Commentary
Choice

Quality urban design fosters diversity and 
offers people choice in the urban form of our 
towns and cities, and choice in densities, 
building types, transport options, and activities. 
Flexible and adaptable design provides for un-
foreseen uses, and creates resilient and robust 
towns and cities.

There will be a variety of choices for people vis-

iting the town centre, both in terms of the public 

realm and in the variety of land uses/tenancies 

provided. 

Connected outdoor spaces will provide for a 

range of uses, including passive recreation and 

the potential location of a playground near the 

childcare centre. Seating areas will be included 

along the edge of the stream and throughout the 

commercial centre. Outdoor courtyard areas for 

restaurants/cafes/bars will engage pedestrians 

passing on the street or nearby recreational area 

to create a social environment. Shared spaces 

merging the pedestrian and vehicle environment 

will create a more user-friendly experience. 

While buildings will be designed for different 
commercial activities they will be spatially and 

structurally designed to create resilience and 

variety for the commercial centre.  
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9.0 Commercial Zone Design Rules 

Commercial Rule Commentary
Verandah
19.4.1 General
(a) Building height, setback, alignment and 
design
(i) All buildings shall be provided with a 
veranda not less than 2m wide, 3m above 
street level, 0.3m back from the kerb line 
and not more than 0.4m thick;

The Masterplan has identified key pedestrian 
streets where verandahs are considered neces-

sary.  This is shown on the Active and Important 

Building Façade Plan.  Not all buildings will 

have verandahs such as the residential units, 

childcare centre, and the Civic building may be 

setback from the front boundary of the street.

The proposed development internalises active 

frontages and places residential activities to the 

northern and north western boundaries.  Given 

the proposed mix of activities the provision of 

verandah’s has been included on most of the 

commercial buildings within the site facing the 

village green areas. As the verandah’s do not 

cover the surrounding street network the pro-

posal does not comply with this standard.

19.4.1(a) (vii) Continuous retail frontage 
– 
Development in the Commercial Zone shall 
be constructed up to the road boundary 
except for vehicle access up to 6m wide 
per site.  

Each building shall have clear windows on 
the ground floor that must cover at least 
50% of the building’s frontage to a main 
street and at least 25% for all other streets 
and public areas, such as walkways and 
public parking areas.  

Does not comply.

The economic analysis has made reference to 

a target commercial GFA that can be supported 

by the ultimate catchment for the Omokoroa 

Town centre.  As a consequence, the main 

commercial streets have the continuous retail 

frontage.  The residential buildings will not have 

a continuous retail frontage or canopy and the 

civic building is set back slightly from the street 

as it will have some hard-landscaped areas 

surrounding the building.

19.5(b)(i) (length of buildings)

No building shall exceed 50m in length 
across any continuous dimension and the 
commercial development is to provide a 
minimum 200m² pedestrian court/plaza to 
act as a point of focus and physical con-
gregation within the centre

All buildings will comply with this design stan-

dard.

A 290m2 plaza area (approx) is provided ad-

jacent to Building F and will form a prominent 

focal point.

19.5(d) Covered walkways 

Covered walkways of at least 3m in width 
are to be provided along the frontage of all 
buildings and a network of uncovered walk-
ways/cycleways to connect the commercial 
area to the car parking, light industrial, 
reserves and residential lands.  The un-
covered walkways are to be a minimum of 
1.5m wide constructed of asphalt, exposed 
aggregate or similar materials.

The main pedestrian street of the town centre, 

plaza area and convenience retail area will all 

have covered walkway areas as will the super-

market and underground car park.

Parts of the town centre area have been select-

ed for civic use or medium density residential 

apartments where covered walkways are not 

considered appropriate or necessary.

19.5(e) Amenity planting 

Amenity planting and fencing at 1.8m 
high of service yards shall be provided 
incorporating a minimum width of 4m of 
vegetative planting achieving 4m in height.  
The Omokoroa Road boundary is also to 
be screen planted, with trees at a minimum 
height of 1.2m at the time of planting, to a 
minimum depth of 4m achieving a mini-
mum 4m in height.

Will comply

The amenity planting parallel to Omokoroa 

Road will comply with the 4m width and 4m 

height for specimen trees. A totally screened 

landscape is not proposed as this will reduce 

passive surveillance of Omokoroa Road and the 

town centre, particularly the convenience retail 

area.

Detailed landscape plans will be prepared for 

each building at time of building consent.

19.5(f) Lighting  

Lights within the Zone are to be no higher 
than 5m and be either standard or bollard 
design

Will comply

A lighting plan will be prepared at time of devel-

opment work approval for public roads, private 

roads, buildings and reserve areas.

13.4(e) Fences and Walls (relevant to 
residential terraces (buildings H & G) 

(ii) Front boundary:
Any fences or walls within the 4m front 
yard or on the front boundary shall not 
exceed 1.2m in height unless the portion of 
the wall or fence that is between 1.2m and
2.0m in height has a visual permeability of 
at least 60%.

Although this rule relates to the residential zone,  

it can be applied to the residential terraces, 

buildings H & G. This will ensure that solid 

fences facing the street are kept to 1.2m height, 

and will allow a good urban design relation-

ship between the front yards and public realm, 

facilitaitng passive surveillance and activiation 

of this edge. 
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10.0 Precedent Study

3. Shared public spaces 

2. Tree lined streets with a variety of paving treatments and 
permeable surfaces to passively manage stormwater runoff

4. Shared surfaces for integrated uses and to breakdown the division 
between car park and public realm areas

1. Programming spaces to create identity and to be used  by the community
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5. Nightime economy - market place and plaza area

6. Recreational spaces (child care centre) 
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2000m2

9.0 Matakana market - example of market day vibrancy 10.0 Public Art
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To determine the acceptability of a proposal, it should 
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judgment by the assessing planner/ urban designer is 
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11.0 DESIGN GUIDELINES FLOW CHART

Figure 35: Design Guidlines Flow Chart 
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1.0 Applicant and Property Details 

The details of the applicant and the site are as follows: 

To: Western Bay of Plenty District Council  

Applicant’s Name: Jace Investments Limited 

Site Address: 404 Omokoroa Road, Omokoroa  

Legal Description:  Lot 1 Deposited Plan 307535 

Site Area:    7.9099ha (Commercial zone 5.3 hectares) 

District Plan Zoning:   Commercial Zone   

Designations / Limitations:  Subject to Omokoroa Structure Plan Appendix 7 District Plan 

Land Subject to Road Designation for Roundabout 
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2.0 Introduction 
 

This landscape and visual assessment has been completed to satisfy point 22 of Councils Section 92 

request. Received 18th June 2020.   

22. Please provide a Landscape and Visual Assessment by a suitably qualified professional in this 
field, which assesses the potential landscape and visual effects of the development from 
surrounding Omokoroa area and impacts on potential viewshafts. 

 
The need for a landscape and visual assessment is triggered primarily due to height encroachments 

above the 11m height limit, associated with buildings (A, B, C, D, N, J, M).  An assessment of landscape 

and visual effects on adjoining residential areas, including Kaimai Views to the north, Harbour Ridge 

and Te Awanui Waters on eastern side of Omokoroa Road, has been undertaken.  

The District Plan includes specific objectives, policy and rules that seek various environmental 

outcomes, some of which relate to urban design and landscape outcomes.  The following are 

particularly relevant to this landscape and visual assessment in assessing both the visual change to the 

landscape and also understanding the built form outcomes sought by the District Plan for the 

Omokoroa Town Centre. 

• A landscape strip along the Omokoroa Road boundary; 

• Orientation of the Town Centre towards the gully reserve area 

• The establishment of a Piazza area within the town centre for people to congregate. 

• Street Trees and hard and soft landscaping elements to break up hard landscaping and car 

parking; 

• Modulated buildings avoiding long linear unbroken facades; 

• Appropriate boundary treatments with adjoining land, and consideration of effects on amenity 

values.  

• A legible town centre guided by bulk and location standards. 

The master plan is consistent with these design outcomes, which also contribute to the overall 

landscape values of the town centre and interface with the surrounding environment. 

There have been changes to the planned built environment resulting from the approval of the 

Omokoroa Special Housing Area (Kaimai Views subdivision).  This has effectively changed the planned 

land use from Industrial and Commercial activities to residential adjacent to the northern boundary 

of the site. 

A Ministry of Environment designation for a new school site adjoins the southern boundary of the 

application site.  The designation did not include any firm development plans but it is anticipated the 

school will have several buildings, playground and sports field areas. 

The town centre plan has considered these established and planned land uses and ensured that bulk 

and location effects of large commercial buildings adjacent to the neighbouring sites is avoided. 
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3.0 Landscape and Visual Assessment  

3.1 Methodology for Assessment 

Site visits have been undertaken including the surrounding visual catchment and identified 

potentially affected viewing audiences. 

The landscape and visual assessment provides a framework for assessing and identifying the nature 

and significance of potential landscape and visual effects.  

The landscape and visual assessment includes the identification of potential effects on the receiving 

environment, taking into consideration the existing and planned character of the surrounding 

context, both natural and urban. For this assessment it is appropriate to consider the permitted 

baseline.  

The assessment of landscape and visual effects are separate, although linked procedures. The 

existing landscape and its visual context contribute to the existing environment against which any 

effects can be assessed in a landscape and visual effects assessments. The effects can be defined and 

differentiated by the following definitions (Quality Planning, 2020). 

Physical landscape effects derive from changes in the physical landscape, which may give 

rise to changes in its character and how this is experienced. This may in turn affect the 

perceived value ascribed to the landscape. 

Visual landscape effects relate to the changes that arise in the composition of available 

views as a result of changes to the landscape, to people’s responses to the changes, and to 

the overall effects with respect to visual amenity.1 

Landscape and visual effects are assessed by first understanding the existing context, associated 

viewing audience and permitted baseline. This will establish a baseline which the proposal can be 

determined against. This assessment also highlights any mitigation techniques that have been 

incorporated into the design.  

This assessment has been undertaken taking into consideration Quality Planning Landscape 

Guidance Note and the NZILA Guidelines for Landscape Assessment, which utilises a 7-point rating 

scale to assess effects – described in table 1 below. Design guidelines from the Auckland Design 

Manual have also been considered with respect to building form, separation of buildings, achieving 

human scale. This is also included within the urban design guidelines. There is some crossover 

between these two documents.  

Table 1 - NZILA/ Boffa Miskell, 7 Point rating scale with associated definitions.  

Very High Total loss to the characteristics  

High Major change to the characteristics or key attributes of the receiving 
environment  

Moderate - High A moderate – high level of effect on the character or key attributes of 
the receiving environment  

Moderate  A moderate level of effect on the character or key attributes of the 
receiving environment  

 
1 http://www.qualityplanning.org.nz/index.php/planning-tools/land/landscape/landscape-assessment 
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Moderate - Low  A moderate – low level of effect on the character or key attributes of 
the receiving environment 

Low A low level of effect on the character or key attributes of the receiving 
environment  

Very Low   Very low or no modification to key elements/ features/ characteristics 
of the baseline available views  

 

4.0 Site and Context 
 

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 currently planted out as a kiwifruit orchard and contains one 

residential dwelling located near the boundary adjacent to Omokoroa Road.  

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 west to east having a total 

contour change of approximately 12 metres at the base of the gully to 32 metres at the highest point 

on the eastern boundary adjoining Omokoroa Road (see Figure 2). 

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, 

which is zoned Future Urban. The site compromises approximately half of the Stage 2 Commercial 

Zone allocated to the Omokoroa urban growth area. The remaining balance of the Stage 2 

Commercial Zone is consented for a Special Housing Area containing 242 dwellings north of the site. 

Properties located to the west of the site are zoned Future Urban to accommodate a projected total 

population of 12,500 residents living in Omokoroa by the year 2026. This projection maybe 

optimistic given development rates.  

The existing commercial activity in Omokoroa includes a small neighbourhood shopping area at the 

northern extent of the Omokoroa peninsular on the corner of Hamurana and McDonnell St. This 

comprises a few small tenancies, including cafe, dairy and takeaway store. Future commercial 

activity is largely focused within 3.9 hectares of commercial zoned land on the corner of Tralee 

Street and Omokoroa Road, approx. 2km's north of the subject site. This includes an existing 

FreshChoice supermarket, medical facilities and liquor store. The adjacent vacant land is subject to a 

resource consent for a mixed-use development.   

The 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.  

4.1 Visual Catchment  

The recognised visual catchment for the development is those surrounding areas with views into the 

site. This includes Kaimai Views residential subdivision to the north and Te Awanui Waters and 

Harbour Ridge subdivisions to the east. Other key locations include viewshafts along Omokoroa 

Road from the north and south. Access into the adjacent orchards were not accessible to assess the 

existing view shaft towards the site. However, it is understood that existing shelter belts and mature 

trees within the gully along these boundaries screen any views of the application site.    
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Figure 3 below shows the location of where photographs have been taken from. Photographs on the 

following pages capture the natural and built character features from these locations. An ‘Apple 

IPhone 6 was used to take photographs, which has a 29mm lens’.   

 

Figure 1: Context Plan showing locations where photos have been taken from. Locations were chosen 

based on accessibility and to be generally representative of the views from dwellings and typical 

public viewing points.  
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Photo 1: Photo looking north towards site, from berm on south eastern side of Omokoroa 

Road/Flounders Lane.  

 

Photo 2: Photo looking north-west towards site from the south side of Flounder Drive.   
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Photo 3: Photo looking west towards site from footpath at end of Anglers Way.  

 

Photo 4: Photo looking south-west towards site from footpath at end of Anglers Way.  
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Photo 5: Photo looking south from Sentinel Kaimai Views. 

 

Table 2: Summary of existing environment   

Photo No.  Description of Existing View Shaft  

1 Existing view towards site shows Omokoroa Road in the foreground and shelter belts/ 
mature trees along eastern boundary. 

2 Existing view shows roading and landscaping within foreground and shelter belts/ mature 
trees in background along eastern boundary of site. 

3 Existing views shows empty lots in foreground, shelter belts and mature tees within subject 
site and Kaimai Mountain range in background.   

4 Existing view looking southwest towards site, shows Omokoroa Road within foreground. 
Roof profiles of residential properties within Kaimai Views development. Shelter belts along 
site boundary, and mature trees within gully system. Long views show glimpses of Kaimai 
Views. 

5 Existing view towards site show roading, associated landscaping and residential dwellings 
within foreground and boundary tree planting. Within site, orchard shelter belts, mature 
trees and cloth wind breaks are shown.   
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5.0 Landscape Effects  

5.1 Existing Landscape  

The site is currently planted and operating as a kiwifruit orchard. A residential dwelling is located 

near the main entrance to the property from Omokoroa Road. 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 12 metres at the stream to 32 metres 

at the highest point on the eastern boundary adjoining Omokoroa Road. 

The landscape character of the orchard consists of an undulating landform, divided into kiwifruit 

blocks by large shelter belts, which obscure the site from surrounding areas. A mix of native and 

exotic mature trees are potted throughout the site and gully system. Overall, the landscape 

character is typical of a kiwifruit orchard within Bay of Plenty.  

 

Photo 6. Drone photo looking west over orchard showing nature of existing landscape character.  
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Photo 7. Drone photo looking southwest over orchard showing nature of existing landscape 

character.  

 

5.2 Change in landscape effects  

5.2.1 Physical Landscape Effects 

Although the land use change is anticipated, it is still relevant to assess and comment on the change 

in landform and vegetation, and ultimately landscape character change as a result of the town 

centre development. 

With the exception of the gully system, the commercial zoned land will be cleared of the existing 

kiwifruit and shelter belts and re contoured to accommodate the landform specified in the civil 

engineering documentation.  To establish the proposed landform material will need to be imported 

and placed to raise the ground contour in some areas and cut the ground contour in other areas.  Fill 

depths vary across the site and are shown on the Lysaght Consultant cross sectional drawings and 

the First Principles Architects cross sections through the site (See Appendix 4 and 5).  This is 

necessary to establish road grades, buildings platforms, services and overland flow paths.  There will 

be a significant change to the landscape to clear the land and prepare it for urban development. 

Using the NZILA 7 point rating scale system, the change in landscape effects from the vegetated 

horticultural character to and urbanised town centre, would be considered moderate to high. 

However, taking into account the Commercial development and activities of the Commercial zone at 

Omokoroa, this level of landscape change is anticipated as an outcome of the District Plan. 
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5.2.2  Visual Landscape Effects 

Visual Landscape effects relate to the change in landscape character resulting from the proposal on 

the application site.  The key view shafts are identified in Section 4.1 and shown on Figure 1.  This 

includes views from Omokoroa Road, the Kaimai Views subdivision, Harbour Ridge and Te Awanui 

Waters subdivisions, which look west and south across the site towards the Kaimai ranges. 

As discussed under Physical landscape effects (Section 6.2.1) there will be a complete removal of the 

shelter belts so the views will open up and increase the visual connection to the Kaimai Ranges.  The 

degree of change to view shafts will depend on the elevation of the viewing location, so the 

improved view will be less pronounced the higher the elevation from sites within adjacent and 

nearby residential subdivisions.  Ultimately, commercial buildings will be established on the land as 

proposed, which will partially obscure some of these views.  However, the height of buildings 

immediately adjacent to Omokoroa Road include two storey facades for the town centre entrance 

adjacent to Flounder Avenue, reducing to a single storey façade along the supermarket building 

(Building M) and the two-storey façade of Building N.  There will also be clear view shafts down 

proposed road corridors, so overall there will be improved view shafts from most viewing audiences 

near the site.  In particular, Kaimai Views residents will enjoy wider views to the Kaimai Ranges as 

Building O is single storey and building N is set back from the boundary with Kaimai Views. Refer to 

masterplan in figure 2 below for reference.   

With reference to the above analysis, the architectural and engineering cross sections within 

appendixes 4 and 5, highlight the change in landform across the site, relative to the gully system, 

Omokoroa Road, Kaimai Views and Ministry of Education site.    

 

Figure 2: Omokoroa Town Centre Masterplan 
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The development of the gully reserve area with weed control, removal of bamboo and landscaping 

this area with native vegetation will provide a higher amenity of the gully area, which is most visible 

from Kaimai Views residents living adjacent to the drainage reserve. 

Associated with the change in land use will be the normal urban effects of commercial activities 

including signage, cars, people on streets and visibility of the town centre at night when it is lit up. 

The effects of lighting and glare are controlled through standards within the District Plan, which are 

anticipated. 

Overall, the visual landscape effects are considered to be positive, improving view shafts to distant 

Kaimai Views with the removal of the existing 10-12m high shelter belt trees, improving the 

landscaping of the gully area and maintaining an appropriate urban form. Visual effects associated 

with encroachments above the permitted 11m height limit are assessed in Section 6, using the NZILA 

7-point ranking system. 

 

6.0 Specific Assessment of Height Encroachments 

6.1 Proposed Finished Ground Contours 

The site slopes from Omokoroa Road to the gully area which ultimately provides the overland 

flowpath to the established stormwater ponds for the sub-catchment that includes the town centre 

site.  Care has been taken to establish a landform model that will provide for road connections, 

services and buildings, while still achieving suitable grades for pedestrians.  This has been achieved 

by cutting and filling the existing ground contour, which has been previously modified to establish 

the kiwifruit orchard. The proposed finished ground contours resulting from these earthworks will 

establish an approved new ground level as part of the subdivision process.  For completeness, the 

landscape and visual effects have considered the height of buildings in relation to both the existing 

ground contours and the proposed finished contours. 

6.2 Assessment of Height Encroachments  

The effects of encroachments above existing and proposed ground level are considered below. 

Subdivision forms part of the application, therefore on completion of the subdivision the ground 

level will be measured from the modified ground level resulting from the subdivision as per the 

District Plan definition of ground level. 

“Ground Level” means the finished level of the ground at the time of the completion of the 

most recent subdivision in which additional lots were created, except that where no such 

subdivision has occurred, ground level shall be deemed to be the existing level of the ground. 

Council may require a survey to determine existing ground levels. 

For completeness, encroachments above existing ground level are also included in table below so 

the effects of the ground level change and proposed buildings can be considered. 
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Figure 3: Rolling plane showing encroachments through 11m height limit – modified ground level (FP 

sheet 2.1.15A). 

 

Refer to architectural plan set, specifically sheets 2.1.15B and 2.1.15D, for modelling of 

encroachments above natural ground level.  

A summary of the building encroachments through the height plain above existing and proposed 

ground level are as follows. 

 

Table 3 - Assessment of Height Encroachments 

Summary of Building Encroachments  

Building 
Reference 

Height 
Encroachment 
above 11m max 
height from 
existing ground 

Height Encroachment 
above 11m max 
height above 
proposed ground 

Comment 

Building A 3020mm, 4150mm 
and 4890mm 

Areas of roof 
protruding through 
height plane, between 
205mm and 660mm 

Nearest sensitive zone is 
residential properties on opposite 
side of Omokoroa road – these 
properties sit at a higher RL level 
of 36m or more.  The Omokoroa 
road corridor is 37m wide.  Given 
these two points the effects are 
considered to be less than minor. 
 

Buildings B & 
C 
 
 
 

1120mm, 
1500mm, 
3040mm, 
3120mm, and 
4060mm 

No intrusion to 
proposed ground level 

Effects internalised within the 
development and therefore less 
than minor. 
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Summary of Building Encroachments  

Building 
Reference 

Height 
Encroachment 
above 11m max 
height from 
existing ground 

Height Encroachment 
above 11m max 
height above 
proposed ground 

Comment 

Building D 620mm and 
2420mm 

Isolated area of upper 
floor and roof, 
protruding through 
height plane, up to 
2420mm. 
  

The encroachment is separated 
from sensitive zones by a 
considerable distance (35m plus). 
Encroachment is minor and 
restricted to a small area of roof. 
Effects less than minor.  

Building I Areas of roof 
protruding through 
height plane, 
between 2054mm 
and 4450mm, 
predominantly on 
northern facade 
adjacent to 
marketplace 
 

No intrusion to 
proposed ground level 

Minor encroachment no adverse 
effects. Landscape effects are 
internalised within development.  

Building J Areas of roof 
protruding through 
height plane, 
between 3230mm 
and 4380mm 
 

Isolated area of roof, 
protruding through 
height plane, up to 
790mm. 
 

Minor encroachment no adverse 
effects. Internalised within 
development. 

Building K Areas of upper 
floor and roof 
protruding 
between 330mm 
and 3720mm.  
 

No intrusion to 
proposed ground level 

Building is located towards the 
centre of the site on a lower 
contour 59m south of Kaimai 
Views. 

Building L 
 
 
 

No intrusion No intrusion to 
proposed ground level 

Height complies. 

Building M 
 
 

Areas of roof 
protruding 
between 760mm 
and 3800mm. 

Areas of roof 
protruding between 
580mm and 1960mm.  

Minor encroachment due to 
modulated roof line on western 
side of building and architectural 
features to provide legibility.  
Effects are considered less than 
minor. 

Building N Between 830mm 
and 2320mm on 
north eastern 
corner, and 
2200mm on south-
western corner.   
 

Between 470mm and 
1310mm on north 
eastern corner, and 
850mm and 1650mm 
on south-western 
corner.   
  

Building N is located on south of 
Kaimai Views subdivision.  Building 
designed in ‘L’ shape so that 
majority of bulk is setback from 
boundary. Effects are considered 
to be minor. 
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Summary of Building Encroachments  

Building 
Reference 

Height 
Encroachment 
above 11m max 
height from 
existing ground 

Height Encroachment 
above 11m max 
height above 
proposed ground 

Comment 

 

 

6.3 Rating Scale  

The following 7-point rating scale has been adopted from the NZILA – Best Practice Guide for 

Landscape Assessment and Sustainable Management. Definitions of rating scale are repeated in 

table 4 below, with subsequent assessment.  

Table 4 - NZILA/ Boffa Miskell, 7 Point rating scale with associated definitions.  

Very High Total loss to the characteristics  

High Major change to the characteristics or key attributes of the receiving 
environment  

Moderate - High A moderate – high level of effect on the character or key attributes of 
the receiving environment  

Moderate  A moderate level of effect on the character or key attributes of the 
receiving environment  

Moderate - Low  A moderate – low level of effect on the character or key attributes of 
the receiving environment 

Low A low level of effect on the character or key attributes of the receiving 
environment  

Very Low   Very low or no modification to key elements/ features/ characteristics 
of the baseline available views  

 

Assessment 

Using the NZILA best practice rating scale. The visual assessment concludes that in the context of the 

commercial zoning and associated 11m building height limit, the encroachments will have a low-

level effect on the receiving environment.   

This is due to encroachments being internalised within the development away from the sensitive 

boundaries and nature of the landform which sits below Omokoroa Road, therefore reducing the 

dominance of built form.  

This also ensures view shafts to the Kaimai ranges are maintained from the residential properties on 

the eastern side of Omokoroa Road, will not be affected.  

6.4 Bulk and Dominance Effects 

To understand bulk and dominance effects on the surrounding context, particularly residential 

amenity, an objective comparison between the permitted baseline and proposed development needs 

to be assessed. This has been achieved by the above assessment, which takes into consideration the 

commercial zone height limit, and any encroachments above this limit.    
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The height limit that applies to Omokoroa Commercial zone provides for buildings up to 11m in height 

and predominantly 2 storeys.  This contrasts with the residential maximum height limit of 8m.  The 

plan therefore anticipates the town centre to be prominent as a landmark and also to use the 

Commercial land resource efficiently. 

First Principles drawings 2.1.15D and 2.1.15E show the proposed buildings above the existing ground 

level and also the proposed finished ground level following bulk earthworks for the development.  Due 

to the rolling contour of the land at Omokoroa it is anticipated that earthworks are necessary to create 

urban land that can be practically developed. 

As shown by the rolling plain images (FP Drawings 2.1.15D and 2.1.15E), the projections through the 

11m permitted rolling height plain above existing ground level will have minor effects due to the site 

being approximately 4 meters below the residential land to the East and North of the site and the 

proposed buildings being setback from all the site boundaries.  The effects of the height 

encroachments, due to their location and separation from more sensitive zones are largely 

internalised within the site or separated by sufficient distance to mitigate the effects.  

Feedback from community meetings confirmed an appropriate scale of buildings was sought so not to 

dominate the landscape or the adjacent residential subdivision of Kaimai Views2. Building N was 

subsequently redesigned and repositioned to increase the separation between the building and the 

boundary with Kaimai Views.  This can be seen from the First Principles Overshadowing Cross section, 

sheet no. 2.1.15C. Note the First Principles drawings do not include fencing or mitigation proposed, 

which features in the mitigation section below. 

Overall, the bulk and dominance effects are considered to be acceptable and anticipated by the 

District Plan. 

6.5 Mitigation of Bulk and Dominance Effects  

The finished ground contours establish a shallow amphitheatre on which the town centre will be built.  

Contour change and building modulation will help reduce any dominance effects, while recognising 

the town centre needs to be legible and have some visual presence. The following design elements 

are environmental outcomes sought by the District Plan and also help to further mitigate bulk and 

dominance effects of the proposed buildings. 

Visually broken building facades of a human scale – the architectural design has recognised the need 

to establish a modulated building form with some buildings having propriety over others in terms of 

the bulk and scale. Length of retail is broken up through articulation of facades and materiality, which 

helps to establish a finer grain of massing (See First Principles plan set for detailed elevations and 

perspectives). 

Muted Natural or Recessive Colours – This is a detailed design element that will be applied at time of 

detailed architectural design.  A colour palette can be restricted to certain colours, however applying 

conditions of consent to limit the reflectivity of various paint colours may be a suitable condition of 

resource consent. 

Permeable Masterplan Design 

 
2  
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The masterplan provides for pedestrian linkages and laneways to focal points within the town centre.  

This helps maintain a human scale and avoids buildings closing off public spaces outside normal retail 

hours.  Creating visual permeability from views from Omokoroa Road helps limit the length of 

buildings and provides variance to the facades and active retail frontages.  This is particularly 

important around the marketplace area, which will also be a dining and hospitality precinct. 

6.6 Conclusion Bulk and Dominance Effects 

Taking into account the natural contours of the site and proposed finished contours, building 

location and scale, architectural features to minimise dominance effects and proposed landscaping 

throughout the town centre, the potential bulk and dominance effects are considered to be low 

when taking into account the permitted baseline and design outcomes sought by the District Plan. 

Table 5 - NZILA/ Boffa Miskell, 7 Point rating scale with associated definitions.  

Very High Total loss to the characteristics  

High Major change to the characteristics or key attributes of the receiving 
environment  

Moderate - High A moderate – high level of effect on the character or key attributes of 
the receiving environment  

Moderate  A moderate level of effect on the character or key attributes of the 
receiving environment  

Moderate - Low  A moderate – low level of effect on the character or key attributes of 
the receiving environment 

Low A low level of effect on the character or key attributes of the receiving 
environment  

Very Low   Very low or no modification to key elements/ features/ characteristics 
of the baseline available views  

 

 

7.0 Proposed Landscape Mitigation 
 

Landscaping is key to the town centre design as it not only provides amenity for visitors to the 

centre, it also helps to soften and break up the urban environment through incorporation of trees 

and shrubs, which in turn provides visual amenity to surrounding developments that overlook the 

town centre. 

This is particularly important on the boundaries to Omokoroa Road and the Kaimai Views residential 

development to the north. The landscaping proposed is illustrated in the Landscape Masterplan 

below (Figure 2 and  Appendix 1). Key principles of the landscape strategy are expanded on below. 

It is recognised that there is landscape outcomes within the District Plan, as it relates to Omokoroa 

Road and the commercial zone. This is also brought through into the ‘Omokoroa Built Environmental 

Strategy’, which references preferred species for the peninsular.  

The landscape outcomes of the District Plan and guidelines are recognised within the landscape 

mitigation proposed.  
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7.1 Parks, Reserves and Gully System 

A network of urban parks, reserves and green corridors are proposed through and around the edges 

of the town centre encouraging biodiversity and amenity. 

Improving the existing native landscape within the existing gully system through weed control and 

new plantings is proposed. There are a number of existing native species within this area which will 

be saved and enhanced with additional planting, while invasive species such as bamboo will be 

removed. 

This reserve area will be the primary landscape feature within the town centre and signposts will 

clearly show these pedestrian routes to direct people there. This will provide for passive recreation 

and also assist in the permeability of the town centre area for pedestrians and cyclists. People will be 

able to meander around pathways at the top of the grassed embankment and relax on the terraces 

that look north over the native landscape area. 

While providing important amenity to the centre, the gully reserve provides an important function for 

stormwater management where overland flowpaths from the town centre and upper catchment will 

flow to the established stormwater ponds. This is also covered in detail within the civil engineering 

services report. 
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Figure 4: Landscape Masterplan 
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7.2 Boundary/ Edge Treatments 

Future School Boundary  

The Ministry of Education has recently purchased land to the south of the town centre. The 

development plans for the school are not yet known, however ensuring there are connections and 

passive surveillance from the commercial buildings along this boundary has been a key principle for 

the town centre design. Landscaping of this interface will assist in both the amenity and legibility of 

this connection. 

 

Figure 5: School Boundary Cross Section  

 

Omokoroa Road Boundary 

The western boundary of Omokoroa Road is expected to be landscaped as an outcome of the 

Structure Plan design statement in S19.5 of the District Plan.  The walkway/cycleway established 

along this side of the road will adjoin a landscape strip that has been identified in the Landscape 

masterplan as specimen trees and low level planting to maintain visibility for vehicles but also as a 

CPTED outcome. 

As you move further into the centre there is a service lane, providing access to the retail strip that 

sleeves the eastern side of the supermarket. This will include smaller tenancies, housing uses such as 

takeaways, where vehicles and pedestrians can stop in briefly. A cross section of this boundary is 

shown in Figure 4 below. 
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Figure 6: Omokoroa Road Cross Section  

 

Kaimai Views SHA Boundary 

The boundary to Kaimai Views SHA is an important one. Sentinel Avenue provides a local 

neighbourhood connection for both vehicles and pedestrians from the residential area into the town 

centre. Some filling at this boundary of the site will allow an at grade connection, providing an 

extension of the existing termination of Sentinel Drive. As shown in the section below, there is a 15m 

setback between the boundary to Kaimai views and building N. This setback will include some car 

parking, a driveway and a landscaping strip along the boundary edge to provide a natural buffer to 

residential neighbours.  

 

Figure 7: Kaimai Views Boundary (apartments) 
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Figure 8: Kaimai Views Boundary (childcare) 

 

 

Private Landscaping and Boundary Treatment 

Private landscaping for the terraces (Residential Buildings G & H) will include front gardens along the 

spine road that runs west from the central round about. Gardens will include a small lawn area and 

low hedging/shrubs to the street edge. Any fencing will be limited to 1.2m in height.  This will help 

soften this residential edge and create amenity for people within the adjacent public realm. This 

landscape treatment is shown on the supporting landscape concept plan on following page.  

Other private landscaping incudes the apartment complex, which will have a communal landscaping 

space within the internal courtyard of building N as shown on masterplan. Landscape detail of this will 

follow through in detailed design, but is expected to have grassed areas and seating for the benefit of 

the residents. 

Private landscaping associated with any tenancies will mainly be related to shrubs along boundary 

edges and in between car parks areas, to help soften the predominantly hard landscaping elements. 
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Figure 9: Private landscaping  

 

 

8.0 Statutory Assessment  
Relevant Landscape provisions of the Western Bay of Plenty District Plan are listed and assessed 

below.  This is in response to the Boffa Miskell landscape peer review3, but was also included in the 

application AEE. 

Policy Comment 
6.6.1.3 
(a) The extent to which the development will maintain, 
enhance, or avoid adverse effects on, the integrity of 
the landform and skyline profile. Factors that will be 
considered include: 

 

(i) Reflectivity standards relating to the colour 
and finish of buildings/structures (see British 
Standard BS 5252); 

This is a detailed design element that will be 
applied at time of detailed architectural 
design.  A colour palette will be restricted to 
certain colours with muted or recessive 
colours. 
 

(ii) The height of buildings/structures taking 
into account the surrounding landscape; 

 The majority of the built form stays within 
the 11m commercial height limit, with the 
exception of some height encroachments due 
to contour change.   
 

 
3 Boffa Miskell Landscape Peer Review 21 December 2020. 
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Encroachments are internalised within the 
development and are assessed to have very 
low visual effects, taking into considering the 
commercial context and anticipated built 
form of the Omokoroa town centre.  

(iii) Whether building form or works positively 
respond to the natural landform contour; 

The proposed landform and building 
platforms integrate into the landscape 
through a stepped arrangement as they 
follow the contour down from Omokoroa 
Road. This ensures built form stays 
predominantly within the 11m rolling plane 
across the existing natural ground level. The 
built form therefore responds positively to 
the landform. 
 

(iv) The extent of landform modification and 
whether the finished landform appears 
natural; 

The earthworks model developed by LCL has 
been designed to meet IDC requirements for 
road gradients, facilitate a connection into 
Kaimai views and support the variety of 
buildings and uses across the town centre 
development.  
 
The finished landform maintains the gentle 
sloping relationship from Omokoroa Road, 
down into the gully system, which will have a 
natural appearance and have a contour that 
maintains the stormwater flow paths towards 
the gully.  
    

(v) The ability to mitigate effects through 
landscape planting using native plant species 
within a timeframe not exceeding five years; 

As described within section 7 of this report, 
landscaping and trees are proposed 
throughout development, to soften and break 
up the urban environment and provide visual 
amenity for users of the centre and 
surrounding developments that overlook the 
town centre. The applicant has had 
discussions with Pirirakau who have a native 
plant nursery of species endemic to the area, 
which will be used where possible. 
 

(vi) The guidelines identified in the ‘WBOPDC 
Landscape Review – Assessment of Landscape 
Management Requirements for the Tauranga 
Harbour Margins and Wairoa River Valley’ by 
Boffa Miskell (October 2008). In particular, 
the management objectives and descriptions 
of landform elements on pages 32 and 35 and 
recommended planning methods for rural 
areas (plains/river flats, rolling hills/slops, 
scarp/cliff and plateau) on page 36. 

 

This is not considered applicable to the site as 
the site sits outside all identified amenity 
and/or outstanding landscape areas.  
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Section 19 
➢ Significant Issues 

- 19.1.4 
 
4. The adverse effects on visual amenity 
resulting from large and/or badly designed 
buildings/structures and including potential 
adverse effects from lighting and 
inappropriate signage.  
 

The building designs provides different scales 
of retail and office space to accommodate a 
variety of businesses, and create architectural 
interest throughout the centre. Modulation of 
the built form assists in disguising the larger 
buildings. Lighting and signage will be 
permitted as per the Commercial zone 
standards. Conditions regarding reflectivity 
and colour area appropriate. 
 
 

➢ Objectives 
- 19.2.1.11 

The development of town centres that compliment 
adopted documents compiled with the respective 
communities such as town centre plans and 
comprehensive development plans. 

 

Currently there is no town centre plan in 
place for Omokoroa.  
 
The town centre masterplan has been 
developed in line with District Plan objectives 
and Policies for the Commercial Zone, and 
consideration of the Omokoroa Structure 
Plan. 
  

- Policy - 19.2.2.11 
11. Apply height limits that are appropriate for the 
location of the Commercial Zone especially in relation 
to smaller communities such as Maketu, Pukehina and 
Paengaroa where large commercial 
buildings/structures could detract from the amenity of 
the area. 

 

The Omokoroa commercial zone has a 11m 
height limit.  Some buildings exceed this 
height as a result of contour change across 
the site and modifications to the landform.  
These encroachments remain very close to 
the maximum height when measured from 
the proposed finished landform. 

 

- Policy - 19.2.2.14 
14. Ensure that development in Commercial Zones is 
designed and constructed to be consistent with the 
New Zealand Urban Design Protocol and National 
Guidelines for Crime Prevention through 
Environmental Design. 

The town centre masterplan has been 
assessed against the New Zealand Urban 
Design Protocol – refer to urban design 
report.   
 
The principles of CPTED are also assessed in 
this document.  

 
- Policy - 19.2.2.15 

Commercial development within the Omokoroa Stage 
2 Structure Plan area shall be comprehensively 
designed to include:  
 
(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 car parking 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.  

All these matters have been built into the town 
centre design. 
 
As per town centre masterplan, a mix of 
commercial uses are proposed, including 
retail shops, eateries, supermarket, civic 
building and childcare, among others.  
 
A second connection on to Omokoroa Road, 
provides for a more permeable and well 
connected site. It also avoids large trucks 
needing to navigate the main street.   
 
Consideration of how the site sits within the 
landscape has also been completed (See 
Urban Design report - Landscape Framework 
Plan P 12).    
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(h) The provision of residential accommodation to 
promote vibrancy in the commercial area. 

 

 
The town centre marketplace is designed with 
outlook over the gully system, providing 
amenity to users. 
 
Medium density residential accommodation 
is focused around the fringes of the centre to 
promote vibrancy.  
  

19.4.1 Building Height 
 

The site requires bulk earthworks to provide 
for appropriate road grades and transition 
areas to flatter car parking and/or access to 
buildings.  Three storey buildings are 
proposed at the gateway to Omokoroa Town 
Centre and also Building N.  These 3 storey 
areas are established using the change in 
contour.  While it is possible to establish 3 
storey buildings within 11 meters this may 
not account for changes to the natural 
contour.  Measurements of the Masterplan 
model show various encroachments through 
the 11m maximum height plain. 

19.5(b)(i) No building shall exceed 50m in length 
across any continuous dimension and the commercial 
development is to provide a minimum 200m² 
pedestrian court/plaza to act as a point of focus and 
physical congregation within the centre 

Complies 
All buildings will comply with this design 
standard. A 240m2 plaza area is provided 
adjacent to Building F and will form a 
prominent focal point. 

19.5(b)(ii) For every square metre of ground floor 
retail there shall be an equivalent upper floor area 
provided for other Permitted or Controlled Activities 

Does not comply 
 
Not all buildings are 2 storey. Prominent 
buildings have been designed to be two or 
three stories to provide legibility to the town 
centre. 
 

19.5(b)(iii) A portion of the required car parking is to 
be provided along the commercial/reserve boundary 
to facilitate shared us 

Complies 
 
Car parking is located adjacent to the civic 
building (Building I) and will adjoin the 
stormwater reserve. 

19.5(b)(iv) Access to Omokoroa Road shall be by way 
of a roundabout as shown in the Structure Plan and 
from the controlled intersection from the Industrial 
Zone. 

Generally, complies 
 
Principal access is from the proposed 
structure plan roundabout at the primary 
gateway to the town centre.  As part of the 
commercial zone and the industrial zone 
adjacent to the Railway land has been 
superseded by the SHA, a second access is 
proposed to Omokoroa Road as an exit only 
from the Commercial area. This is to reduce 
traffic flow driving through the SHA. 
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19.5(e) Amenity planting and fencing at 1.8m high of 
service yards shall be provided incorporating a 
minimum width of 4m of vegetative planting achieving 
4m in height.  The Omokoroa Road boundary is also to 
be screen planted, with trees at a minimum height of 
1.2m at the time of planting, to a minimum depth of 
4m achieving a minimum 4m in height. 

Will comply 
 
The amenity planting parallel to Omokoroa 
Road will comply with the 4m width and 4m 
height for specimen trees. A totally screened 
landscape is not proposed as this will reduce 
passive surveillance of Omokoroa Road and 
the town centre, particularly the convenience 
retail area. 
 
Detailed landscape plans will be prepared for 
each building at time of building consent. 

19.5(g) Daylighting - Measured at the boundary, no 
part of any building /structure shall exceed a height 
equal to 2m plus the shortest horizontal distance 
between that part of the building /structure and the 
commercial/reserve boundary and the boundary with 
Omokoroa Road. 

Complies, refer to architectural plan set.  

19.5(h) Carparking is to provide maximum 
convenience for the public using commercial or reserve 
facilities.  Any such parking is to be screen planted 
along Omokoroa Road and all parking areas for more 
than ten cars are to include specimen trees to provide 
shade to 30% of the car parking areas in summer. 

Complies/Will Comply 

19.5 (i) The maximum coverage shall be 80% of land 
area 

Complies 

19.7.2 b (vi) 
Visual impacts of the proposal and, in particular, visual 
amenity when viewed from Omokoroa Road and the 
`adjoining reserve; 
 
 

As discussed in the L and V assessment, the 
nature of the views into the town centre are 
anticipated by the underlying commercial 
zone, therefore are considered appropriate. 

(vii) The overall design and appearance of 

buildings/structures including the extent to which 
building facades are visually broken up and 
sympathetic to a human scale. This may include 
variation in roof profiles and pitches, modulation of 
walling, and the use of layered roofing, walling, 
verandas, windows, structural supports and other 
building elements to give building facades a layered, 
three dimensional character. This may also include the 
use of extensive glazing at ground level to create 
strong visual interaction between the external and 
internal components of the commercial area and to 
further avoid walling appearing overly extensive and 
devoid of visual relief/variety; 
 

As described in the urban design report and 
AEE, the proposed buildings are of various 
scale and forms to provide for a mix of 
tenancies and create architectural interest. 
Modulation of form, use of glazing/materials 
and variation in roof forms, avoid unbroken 
facades and establish a finer grain to street.  

(viii) The extent to which proposed colours are muted, 
natural or recessive and are compatible with nearby 
residential development and reserves - particularly so 
in relation to walling next to service courts and along 
rear/side walls potentially exposed to 
residential/reserve areas; 
 

This is a detailed design element that will be 
applied at time of detailed architectural 
design.  A colour palette can be restricted to 
certain colours, however applying conditions 
of consent to limit the reflectivity of various 
paint colours may be a suitable condition of 
resource consent. 
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(x) The extent to which the proposal is consistent with 
objectives and policies of the District Plan; and with 
the activity performance standards listed in 19.4. 
 

A full objectives and policies assessment has 
been completed as part of the AEE (refer to 
page 42). This concludes that the town centre 
masterplan is in line with the objectives and 
policies of the District Plan. 
 

(xi) The extent to which planting and other measures 
provide for amenity and create safe environments. 

As illustrated in the landscape masterplan, 
landscape is used to provide amenity within 
town centre and break up the urban form and 
hard landscaping elements.  
 

19.7.4 - In considering an application for a 
Discretionary or Non-Complying Activity Council shall 
consider: 
 
(a) The extent of non compliance with the Permitted 
Activity performance standards and the actual and 
potential effects on the environment. 
 
(b) How well the development integrates with existing 
commercial development and its orientation to public 
space. 
 
(c) How the development meets the design outcomes 
of adopted town centre plans and the Built 
Environment Strategy. 
 
(f) The effect on the amenity values of adjoining 
residential and reserve land. 
 

All landscape and visual effects have been 
considered and are considered to be 
appropriate in the context of the underlying 
commercial zoning. Amenity effects on 
neighbouring residential areas are mitigated 
through appropriate boundary treatments, 
and landscaping – which enhances views into 
the centre.  
 
The town centre opens up into a large market 
space area, which has aspect over the gully 
system and future reserve land.  
 
The Built Environmental Strategy has been 
considered in the landscaping proposal, and 
appropriate trees from this have been 
adopted.   
 

 

Assessment against rating scale 

Taking into consideration the relevant landscape objectives and policies of the District Plan, the 

statutory assessment concludes that in the context of the commercial zoning, 11m building height, 

and taking into consideration the urban design outcomes of the town centre design and landscape 

mitigation and amenity planting proposed, effects on the receiving environment and surrounding 

context are low-level and anticipated.    

Table 6 - NZILA/ Boffa Miskell, 7 Point rating scale with associated definitions.  

Very High Total loss to the characteristics  

High Major change to the characteristics or key attributes of the receiving 
environment  

Moderate - High A moderate – high level of effect on the character or key attributes of 
the receiving environment  

Moderate  A moderate level of effect on the character or key attributes of the 
receiving environment  

Moderate - Low  A moderate – low level of effect on the character or key attributes of 
the receiving environment 
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Low A low level of effect on the character or key attributes of the receiving 
environment  

Very Low   Very low or no modification to key elements/ features/ characteristics 
of the baseline available views  

 

 

9.0 Conclusion 
 

In conclusion, the landscape and visual effects resulting from the proposed town centre commercial 

design and associated commercial and residential activities are considered to be low level and 

anticipated by the underlying commercial zone. Any landscape and visual effects resulting from height 

encroachments are also assessed as having low level effects and internalised within the development. 

This is due to the town centre generally sitting lower than the surrounding residential areas. 

Encroachments above the 11m permitted baseline building height will unlikely impact on key view 

shafts from surrounding context. Stepping of building height and separation from Kaimai Views 

subdivision also assists in avoiding dominance effects.  

The new town centre will achieve a very high standard of urban design quality and will contribute 

positively to the Omokoroa urban environment in accordance with the outcomes sought by the 

District Plan.  Landscaping is proposed along boundaries to soften the urban edges and create amenity 

for visitors to the town centre and contribute positively to the landscape character of distant views 

from the residential neighbourhood to the east.  
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Appendix 1 – Landscape Masterplan 
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Appendix 2 – Planting Location Plan 
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Appendix 3 – Lysaght, Landform Cross Sections 
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Appendix 4 – First Principles, Architectural Cross Sections 

 

 

 


