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Option 2 is the same as Rule 4C.5.3.2(d)(iii) which requires landscaping along 
the Bruning boundary to be in place prior to development of that land. 

7.0 Issue 4- Perimeter Landscaping Width 

Comments have been made about the necessity for the current width of 
10m of landscaping around the whole of the perimeter of the Industrial 
Zone and whether there are acceptable alternatives. In answering such a 
question, it is important to be clear as to what is the purpose of the 
landscaping. Is it to provide amenity, or to screen, or both? The justification 
for the difference is that landscaping for screening is about restricting views 
of the particular activity and frequently involves the planting of dense, tall 
tree species. Amenity landscaping is about a pleasant outlook and generally 
involves a variety of plants of different sizes, heights, textures etc. These 
two purposes of landscaping will also have different width requirements. 

Other factors that will affect what landscaping is required are the ground 
contours, and whether a solid fence is provided instead of, or part of, the 
landscaping. 

A. Omokoroa Road 

This part of Omokoroa Road is the entrance to Omokoroa. It is critical to 
have high quality landscaping along this section of road. To achieve this 
effectively it needs to meet the amenity and screening criteria referred to 
above. Because the land is flat in the vicinity, the full 10m width is required. 
For unknown reasons this was not applied to the initial development and 
consequently Council has worked with the adjoining landowner to retrofit in 
terms of width of the landscaping and quality of the planting to ensure the 
community's expectations are met. 

B. State Highway 2 

The purpose of this landscaping is to screen the Industrial Zone from traffic 
on the State Highway. The nature of the landscaping needs to be dense and 
tall. Shelter belt species such as Cryptomeria have been suggested as they 
meet those criteria, grow reasonably quickly, and are a common feature of 
the general landscape of the District, as shelterbelts are used extensively in 
the horticulture industry. This may allow the reduction of the width of the 
landscaping. From a maintenance perspective (including provision of land 
for such) it would be preferable to have a species that did not require 
trimming . The choice of landscaping would be dealt with as part of the 
resource consent process to develop this area. 

The slope in the Bruning southern corner drops away significantly. At the 
lowest point it has a contour of 22m which compares to a likely industrial 
land development level behind of 30m. This means it is unlikely that the 
proposed landscaping will be effective in screening any industrial 
development. The Zone boundary should be redrawn across that corner in a 
more practical location. 
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C. Existing ROW 

Landscaping adjoining the ROW is primarily for screening but also for 
amenity. 

The District Plan contains the following rules: buildings must be 3m from 
the boundary; a height plane also applies such that, for example, a 10m 
high building must be 8m from the boundary. 

From the ROW, the industrial land slopes down. Development of land in the 
vicinity of the ROW is likely to involve earthworks so that the finished level 
of the industrial land will be substantially lower than the ROW. This means 
that the landscaping does not need to be as high or possibly as wide. If a 
solid fence is provided on the industrial boundary it may also be possible to 
reduce the landscape width. These matters would need to be addressed at 
subdivision consent when final contours and development levels are set. 

D. Adjoining Residences 

Landscaping for the adjoining residences of Priest and Smith, and any future 
residences on Smith, are for the purposes of screening and amenity. For 
these reasons the 10m is retained in the District Plan and both owners have 
expressed that this is their preference. 

Discussion 

Existing Rules 4C.5.3.1(b) and 4C.S.3.2(d) provide the controls for 
landscaping at Omokoroa. As with other rules, an application can be made 
to vary from these provisions. In considering such requests Council must 
have regard to those provisions, the Objectives and Policies of the District 
Plan, and whether any parties may be affected. In the latter regard, this 
may involve the affected parties consent. Each is assessed on a case by 
case basis and the current provisions of the RMA and District Plan are 
considered to be adequate. A change to the District Plan is not required to 
address this issue. 

8.0 Issue 5 - Industrial Zone Interface with adjoining 

properties 

The zoning provisions for this particular industrial area are those for the 
standard Industrial Zone in the District Plan. Concern has been expressed 
by the adjoining neighbours that this is not appropriate so close to rural
residential properties. They point to the fact that initial discussions about 
the zone was to make it "light industrial/business", and they had a level of 
comfort with that, but this got altered through the Plan Change 69 
notification process. 

Some would like to see the Industrial Zone deleted. The need for 
employment land was heavily canvassed through the Plan Change 69 
process, and the justifications are still valid, notably the quantum of land 
required and the lack of alternative locations. The Crapps have indicated 
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that they would oppose the removal of the zoning, however they have 
indicated they would not be opposed to reviewing the controls that would 
apply along the boundary to the SE. 

8.1 Option 1- Status Quo- No change to Industrial Zone Provisions 

Costs • Impact on neighbours 

Benefits • Less restrictions on industrial activities 

Effectiveness/ • Not effective in addressing affects on neighbours 
Efficiency • Efficient in that it provides flexibility for industrial activities . 

However this is likely to create inefficiencies as monitoring 
and enforcement of performance standards is likely to 
become an issue. 

Risks of Acting/ • N/A 
Not Acting if there is 
uncertain or insufficient 
information about the 
subject matter 

8.2 Option 2- Modify Industrial Zone Provisions 

Modify provisions relating to building height, yards, noise, and types of 
activities that would be permitted adjacent to the boundary. 

Costs • Restrictions on industrial act ivit ies 

Benefits • Reduced impact on neighbours 

Effectiveness/ • Effective in addressing neighbours concerns . 
Efficiency • Efficient in that although there may be some restriction on 

the activities, there is still scope for a wide range 
activities. 

Risks of Acting/ • N/A 
Not Acting if there is 
uncertain or insufficient 
information about the 
subject matter 

8.3 Preferred Option 

The preferred option is Option 2 Modify Industrial Zone provisions. 

The most effective way to control noise in sensitive areas such as this is to 
specify the types of activities that should be excluded. Otherwise there will 
be uncertainty as to whether certain activities can comply, with likely 
ongoing monitoring and enforcement issues. Activities that could be 
excluded are : 

• Industry 
• Transport and rural contractors' depots 
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These exclusions are consistent with the existing District Plan provisions for 
the Omokoroa Light Industry Zone, and still leaves a wide range of activities 
that can be undertaken as a Permitted Activity. It is proposed, therefore, to 
apply the Light Industrial provisions to the first SOm (excluding the 
landscape strip) from the Smith boundary. 

In addition to the Light Industrial notation (which has the above exclusions), 
the following activity performance standards are proposed to be modified 
and applied: 

1. Building height. Reduce from 20m to 9m (consistent with other 
sensitive Industrial Zones). 

2. Yard (distance from boundary). Increase from 3m to Sm, with the 
ability to remain at 3m if a solid fence is provided. 

3. Noise. Current provisions are: 

• Residential, Rural-Residential, Future Urban, Rural and Lifestyle Zones 

• Industrial and Commercial 

The Industrial and Commercial noise limits are measured at the dwelling or 
at 20m inside the adjoining zone, whichever is the lesser. 

The particular concern with noise is the intermittent loud "bangs". In this 
regard the noise limit for Lmax should be reduced to the same as for 
Residential, Rural-Residential, Future Urban, Rural and Lifestyle Zones in the 
first table i.e. reduce from 70dBA to 65dBA. 

Three other matters have been raised but no action proposed: 

1. Height and daylighting. No change because the height plane rule of 
measuring from "2m above ground level and an angle of 45°" provides 
sufficient control in conjunction with the proposed reduced height of 
9m. 

2. Lighting is not considered to be an issue because the "light spill" is 
measured according to how the recipient zone receives it, not the zone 
that creates it. Also the landscaping provisions should mitigate this. 
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3. Dust and odour are controlled by the Regional Council through the 
Regional Air Plan . Adding the exclusions referred to in '3' above would 
effectively remove those activities that may cause odour problems. 

8.4 Reasons 

The proposed changes of delineating a Light Industry Zone, modifying 
building height, yard requirements and noise provisions will address effects 
on neighbours. Notwithstanding that they will place some restrict ions on any 
development within the first 50m of the zone, the restrictions are 
considered to be minor as they still leave considerable flexibility to the types 
of activities that can be located there. 

9.0 Issue 6 - Industrial Zone Internal Roads 

The structure plan shows the main spine road that comes off Omokoroa 
Road. It does not show other roads that will be required to enable the Zone 
to be subdivided in a sensible manner. This is in particular through the 
Priest land to Bruning, or to ensure suitable access to the lots that have 
al ready been subdivided off Crapp and that currently use a temporary 
access directly off Omokoroa Road adjoining the ROW. 

9.1 Option 1- Status Quo- Show Spine road only 

Costs • Does not provide for efficient linkage to all existing 
properties. 

Benefits • None . 

Effectiveness/ • Not effective or efficient in providing 
Efficiency development of the Zone. 
Risks of Acting/ N/A 
Not Acting if there is 
uncertain or 
insufficient 
information about 
the subject matter 

9.2 Option 2- Show spine road and lateral roads 

Costs • None 

Benefits • Gives certainty to all landowners as 
connections will be. 

Effectiveness I • Effective and efficient because of certainty . 
Efficiency 
Risks of Acting/ N/A 
Not Acting if there is 
uncertain or 
insufficient 
information about 
the subject matter 
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9.3 Preferred Option 

The preferred option is Option 2 Show spine road and lateral roads 

9.4 Reasons 

The current structure plan leaves the landowners to negotiate with each 
other and Council as to where the internal roads should be located. To avoid 
this complexity and uncertainty these lateral roads need to be shown on the 
structure plan. 

Associated with this is that the spine road does not need to go all the way 
to the Crapp/Smith boundary. To efficiently service the Industrial Zone it 
only needs to go as far as the vicinity of the entrance to the Priest house 
site. Depending on the outcome of the other access options, the remainder 
of the road reserve should be either retained for the use of those accesses 
or, if not required, used for landscaping purposes. 

10.0 Recommended Changes to the District Plan 

4C.1.3.2(b) Noise limits for activities in Industrial and Commercial 
Zones 

Attach the following clause to "At all other times": 

"For the Omokoroa Light Industrial Zone the Lmax is 65dBA." 

4C.S.3.2 Screening in Industrial and Commercial Zones 

(d) Omokoroa Industrial Zone 

Replace (ii) with: 
"Lots adjoining the spine road leading east off the first intersection along 
Omokoroa Road from the State Highway shall provide landscaping in 
accordance with 4C.5.3.1(a)(ii) and (iii), and 4C.5.3.l(b)." 

Insert new: 
"(iii) Use or development of Lot 2 DP 483735 or Lots 1 and 2 DPS 68390 

shall only occur after landscaping planting described in (i) above has 
been planted." 

And consequentially renumber existing (iii) as (iv). 

21.4.1 (a) Height and daylighting 

Insert before Te Puna Business Park: 

" - Omokoroa Light Industry Zone - 9m" 
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21.4.1(b) Yards 

Add to the end of the "Except that" the following new clause: 

" Omokoroa Light Industry Zone: 

Minimum Sm reduced to 3m with the provision of a solid fence 
(as measured from the internal boundary of the landscape 
strip)". 

District Plan Maps 

Replace the District Plan Maps U65 and U66 with the following: 
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Appendix 1: Castings for Selected ROW Options 

Summary 

Two options were subjected to an engineering analysis in order to compare the 
costs of construction . The details of these are contained in Appendix 3, and 
summarised in the table below. A land value of $60m 2 is used as this is the figure 
that Council has used with various property transactions for similar land in the 
locality. 

Option 3: New ROW Off the end of the spine road, along the Crapp side of 
the boundary 

Description Value($) 
Construction cost: along boundary 174,500 

boundary to spine road 79,000 
Additional land cost over and above required landscaping 66,000 
(220mx5mx$60) 
Subtotal 319,500 
Saving: decommission exist ing ROW- within Industrial Zone only as 32,760 
remainder has minimal rural value (91mx6mx$60) 
Subtotal 286,740 
Opportunity: existing ROW land used for landscaping - releases 10m of 110,400 
Industrial land (184mx10mx$60) 
TOTAL 176,340 

Option 6: Move entrance for the existing ROW to Industrial Zone boundary 

Description 
Construction cost 
Land cost - n/a as has no Industrial value and minimal rural value 
Saving: decommission existing ROW within Industrial Zone 
(91mx6mx$60) 
Subtotal 
Opportunity: if landscaping along whole ROW reduced to 5m - releases 
5m of Industrial land (333mx5mx$60) 
TOTAL 
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Detailed Costing of Selected ROW Options 

Memo to: 
Date: 
Council Reference: 
Location: 
Subject: 

1. Background 

Phillip Martelli 
13th November 2016 
Ref:2942-20 
467 Omokoroa Road,Omokoroa 
Omokoroa Industrial Zone ROW Access 

As requested I have undertaken a review of the Options 1 and 4 for the re
routing the existing ROW used by the rural zoned allotments located at the 
rear of the Industrial Zoned land. Four options are detailed on the 
Omokoroa Industrial zone review plan which are included in Attachment A 
but only two options are considered in this assessment. 

2. Code of practice requirements and Assumption: 

The design would need to comply with the following Council's Development 
Code of Practice requirements: 

a) No of rural allotments served = 4 (Lot lDP 75640, Lot 1DP454121, 
Lot 2 71505 and Lot 2 DPS 67654). 

b) Existing ROW formation is not to be upgraded. 
c) Proposed new ROW is to be sealed to a minimum 3.Sm wide width 

in accordance with Council's standard drawing No W439. 
d) Maximum grade is 20% but preferred maximum is 16.7%. 
e) Adjoining cut batter kerb and channelling will be considered 

to reduce excavations and to prevent scour. 
f) A minimum pavement depth of 200mm. 
g) Passing bay to be provided at 150m intervals. 
h) Storm water culverts installed and allowed to dispose to the 

downstream catchments without any detentions but scour 
protection shall be provided as required. 

i) Access to Omokoroa Road will need to comply with the intersection 
separation requirements of Council's standard drawing No W414 
the sight distance requirements of W415 and the formation 
standards of Section 4.11.2 and drawing number W437. 

3. District Plan 

The requirements of Council's District Plan have been reviewed in respect 
to any proposed access to Omokoroa Road and that assessment is as 
follows: 

f) Section 48.4.1 records the subject section of Omokoroa Road as being 
a Secondary Arterial Road . 

g) Further assessment will be required in respect to any proposed access 
to Omokoroa Road to review compliance with Council's District Plan 
requirements. 

Omokoroa Industrial Zone Review January 2018 A3076477 
Page 27 of 32 



34

4. Options Considered 

a) Option 1. 

Provide access from the existing rural allotments along the southern 
side of the Industrial Zoned land to the future industrial road located on 
the eastern side of the Omokoroa General Carriers property. The access 
would cross over the southern end of Lot 2 438897 which is owned by P 
and L Crapp. 

b) Option 4. 

Provide access from the existing rural allotments will follow the existing 
ROW alignment until just before the proposed 2 commercials on Pt Lot 
~ DP 72370 where th.e proposed ROW alignment divert towards the 
east over Pt Lot 3 DP 72370 and will follow the proposed landscape 
strip to be created on the eastern side of the proposed Commercial 
allotment. The proposed ROW will then connect to Omokoroa Road just 
west of the existing Prole Road intersection. Pt Lot 3 DP 72370 is 
owned by P and L Crapp. 

Council approved the subdivision of Pt Lot 3 DP 72370 to create 2 
commercial allotments, Council reference SIBI11833 on the 22 March 
2016. The applicant intends to submit a variation to relocate the ROW 
formation to adjoining Omokoroa Road and to undertake earthworks to 
the embankment within Lot 1 I 2 and adjoining the existing driveway 
over Lot 3. Those potential earthwork works have been plotted on 
drawing number Omok IZR-038 enclosed in 8ttachment B. Any future 
design of the ROW would need to suit the earthworks undertaken and 
the alignment of the driveway serving the existing dwelling owned by P 
and L Crapp. 

5. Option Assessment: 

a) Option 1. 

This option provides a direct link to the future road proposed to serve 
the industrial Zoned land. The length of the ROW access which would 
need to be formed I upgraded is in the order of 220m. The existing 
topographical alignment has been reviewed and the maximum design 
grade in the order of 12.75%. No major earthworks will be required. It 
is proposed to seal the proposed ROW. 

b) Option 4. 

Access would be gained from the existing ROW and then will divert 
towards the east over proposed Lot 3 of SIBI 11833 and will rise at a 
grade in the order of 19% to the top of the ridge where the proposed 
ROW would need to cross over the existing driveway serving the 
existing dwelling owned by P and L Crapp. The ROW would then 
traverse a side slope which is relately steep with grades in the order of 
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lv o 3h. A typical cross section has been provided which details the 
depth of cut required to construct the ROW formation across the 
sloping embankment. 

Retaining walls would be required to support the steep land above the 
cut batter. The cost of the geotechnical investigations, design works 
and to provide a PS4 would be in the order of $10,000. The cost of a 
retaining wall would be in the order of $1000 per lineal metre. The 
length of the wall would be in the order of 60m. 

The length of the ROW access which would need to be formed I 
upgraded is in the order of 138m. It is not proposed to seal the 
proposed ROW. 

The designs for these options are included in Attachment B. 

6. Option Costs 

The ball park costs (excluding GST) of the design, construction, 
project management and survey/legal costs for the ROW construction are 
as follows: 

a) Option 1 
ROW formation level to undulating. Length =220m, 

Design costs = $7500 Construction costs = $150,000 

Project management costs =$5000 Survey I legal costs = 12000 
Total = $174,500. 

b) Option 4 
ROW formation level to undulating. Length =138m, 
Design costs = $10,000 Construction costs = $137,000 
Project management costs = $7,500 Survey I legal costs = 15,000 
Retaining wall design, PM and PS4 = $10,000 Retaining wall 
Construction = $60,000 
Total = $239,500. 

Please note that no allowance has been made for land purchases or storm 
water pond detention costs. These values do not include GST. 

Please review the comments made above and please contact me if you have 
any questions. 

Yours faithfully 

Dallas Banks Development Engineer. 
Enclosed: a) Omokoroa Industrial Zone Review Plan 

b) Options 1 and 4 drawings 
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Attachment A: Omokoroa Industrial Zone review plan 
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Attachment B: Option One Drawing 
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Option Four Drawing 
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