
FREQUENTLY ASKED QUESTIONS

1. Why does Omokoroa need to keep growing?
Omokoroa was earmarked for growth as far back as the 1970s. It grew in various stages up to 
the 1990s when pollution from septic tanks into the harbour halted this. Following months of 
consultation with the community, and to make it affordable to put in a wastewater system to 
address the pollution problems, it was decided to develop a scheme that would cater for the 
long term growth of the whole peninsula, rather than solely address the existing problems. 
The greater economy of scale by doing this made it cheaper for existing residents to resolve 
their septic tank issues.  In 2007 the peninsula’s wastewater was reticulated and septic tanks 
were disestablished.  At that time planning was put in place to urbanise the area between 
the Country Estate and the railway. This was Stage 1 of Omokoroa’s urban planning. Stage 
2 occurred in 2010 and zoned the residential areas south of the railway that are now under 
development (Kaimai Views, Harbour Ridge, and Te Awanui Waters), and the industrial area 
around where Omokoroa General Carriers are.

In 2016 Central Government introduced the National Policy Statement on Urban Development 
Capacity.  This requires high growth areas in New Zealand, such as the Western Bay and 
Tauranga, to have at least 10 years supply (plus a margin of 20%) of zoned, serviced and ready 
to build on residential land. At that time Omokoroa had nine years supply, which is why Stage 3 
is required to comply with that legislation. 

2. The New Zealand Transport Agency (NZTA) needs to fix the State Highway 
intersection and State Highway 2 to Tauranga before allowing more growth 
in Omokoroa.
The State Highway, including the intersection with Omokoroa Road, is the responsibility of the 
New Zealand Transport Agency (NZTA). Council does not have any authority in the funding of 
the Highway.
 
At the time that the growth planning was being undertaken for Omokoroa (early 2000’s), NZTA 
got planning consents for two projects: the Tauranga Northern Link (TNL – Tauranga to Te Puna 
new 4 lane highway) and Te Puna to Omokoroa 4 laning (including Omokoroa intersection). 
Indications at that time were that the road upgrading would be needed by 2015. Based on that 
information, Council committed to providing infrastructure to cater for the expected growth 
at Omokoroa, particularly wastewater and stormwater. Subsequently Central Government 
changed their funding priorities and the State Highway upgrades did not occur. 

From a Council and community perspective, growth is needed to fund the infrastructure that 
has already been installed in Omokoroa. If growth does not occur (as happened through the 
Global Financial Crisis in 2008) the shortfall in funding falls back on the ratepayers and will 
cause property rates to increase. 

Council has been very upfront with Central Government, emphasising that there are transport 
challenges that cannot be put to one side. Council will continue to vigorously advocate for the 
need to construct the Tauranga Northern Link now, along with the upgrade of the Omokoroa 
Rd intersection.
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3. There is still lots of land that can be developed on the northern side of 
the railway line and the three developments on the south side. Why is more 
land being opened up between the railway line and State Highway 2?

As stated in the answer to question one above, the National Policy Statement on Urban 
Development Capacity requires that high growth areas in New Zealand must have at least 10 
years supply of zoned, serviced and ready to build on residential land. Omokoroa has nine years 
supply, which is why we are working on Stage 3 now.

4. Why is there so much industrial land proposed at Omokoroa, and why is 
it at the entrance to the peninsula?

In 2004 the SmartGrowth strategy was adopted by the Councils in the western Bay of Plenty 
sub-region (covering Western Bay of Plenty District and Tauranga City). The core principle of 
SmartGrowth is to encourage growth based on live, learn, work and play.  This means that within 
a growth area such as Omokoroa, adequate land should be available for industrial and other 
activities that will be providing for the needs of the area, and local employment opportunities 
for those that live there.  

Council understands that these activities could impact on the look of the entrance to the 
peninsula. That is why strong rules are already included in the District Plan to develop a 10m 
wide landscape strip along the outer boundary of the Industrial Zone to screen these activities.

It is preferable that industrial activities are located as close as possible to the State Highway 
to limit heavy vehicle movements to mainly the entrance, and not all along Omokoroa Road or 
residential side roads. 

5. What is the process for developing the Stage 3 Structure Plan? 

Developing the preferred option will take to the end of this year.  Once this has been signed off by 
Council a detailed plan will be developed that will be more specific about where infrastructure 
and activities will be located such as walkways, secondary roads, town centre layout, water 
and wastewater lines, stormwater ponds etc. We will bring the preferred option back to the 
community early next year.  Once approved by Council, the Resource Management Act process 
for the formal Plan Change to the District Plan will start.  This is the process where the land 
is rezoned from its current status of Future Urban to the new zonings as per the preferred 
option, and will include all the rules that go with it.  The Plan Change process will take at least 
10 months and is subject to possible appeals lodged with Environment Court which can take a 
further 12 months.  This means that the entire process might take more than 2 years.

6. When will property owners in Stage 3 be able to subdivide their land?  

As part of the Plan Change process, Council will look at the most cost effective way to provide 
the necessary services to the area. This may result in a staged approach and will be decided 
when a preferred option has been finalised. It is likely that the Prole Road area will be first 
followed by the Francis Road catchment. The Francis Road catchment is dependant upon 
Francis Road being realigned to Omokoroa Road.
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7. All this growth will cost a lot of money.  How will it be paid for? 

Council’s approach is that, as much as possible, growth pays for growth. This means that the 
new development pays for the infrastructure it will need, not existing ratepayers. 

8. Most developers are just trying to squeeze in as many sections as possible 
and this has a negative effect on the character of Omokoroa.  What is 
Council doing to stop this happening? 

The Omokoroa community told Council what they appreciate about Omokoroa and what they 
don’t like at the first Open Day in November 2017.  Council is currently working on new District 
Plan rules that will be included in the Plan Change process to ensure quality development.  We 
will bring the proposed rule changes back to the community in 2019.  

9. Why does the active reserve need to be so large with the changing trends 
for recreation, and with schools also providing sports fields?

The changes in recreation patterns have been taken into account in deciding on the size of the 
reserve. If the schools were isolated from each other and from the reserve, then more land would 
be required than what is shown in the options.

10. Why do we need another shopping centre on the peninsula? Isn’t Tralee 
Street enough?

Studies show the need for two commercial centres on the peninsula: Tralee Street to service 
the area north of the railway; and one south of the railway to serve the area between the 
SH2 and the railway. It is expected that locating the latter nearer to SH2 will be attractive to 
the surrounding hinterland and also to passing traffic. Because of this larger catchment, this 
commercial area is likely to grow to be the larger centre over time.

11. What will the density of housing be?

Through SmartGrowth, housing has to meet a minimum density of 15 dwellings per hectare. 
This equates to an average section size of 500m². Under the new District Plan rules that will 
accompany the structure plan, Council will be looking to ensure a variety of section sizes and 
types of housing are provided. This will include small and large sections, one and two bedroom 
houses, duplexes and town/terrace housing, as well as traditional stand alone houses.

12. When will the schools be built? 

The Ministry of Education is looking at a number of options to cater for the projected population 
growth in the Omokoroa area as part of this structure planning process. Timing of any land 
acquisition and school establishment will be determined by projected demand and the Ministry’s 
funding priorities. 



13. When will Omokoroa Road be finished?

The stretch from the railway to SH2 will be finished by Christmas. The section from Western 
Avenue to Tralee Street is currently being investigated and will be undertaken over the next 
couple of years.

14. When will the new road to service the industrial area beside Omokoroa 
General Carriers be built?

The new road is currently being designed, and it is intended to construct the road before next 
winter.

15. What will happen to the Francis Road/SH2 intersection?

The current access to Francis Road from SH2 will be closed and Francis Road re-aligned to 
provide access from Omokoroa Road (opposite the new road beside Omokoroa General 
Carriers). The existing entrance to the service station from SH2 will remain, but it will not be 
possible to get to the service station from Francis Road, or vice versa. It is proposed to retain 
a link for emergency purposes to only be used if the main Omokoroa Road access to SH2 
is blocked. The timing for this is unknown but is likely to be done when the Omokoroa Road 
intersection with SH2 is upgraded.

16. What about pedestrian/cycle crossings over the railway line?

Two bridge crossings for pedestrians and cyclists were put on the plans as part of the Stage 2 
Structure Plan to provide connectivity between the two parts of the peninsula. There will also be 
access along the esplanade reserves on each side of the peninsula. A walkway/cycleway is to be 
constructed on the Lynley Park side of the existing Omokoroa Road bridge in the next 2 years.

The plans for the various walkways on the northern side of the railway were revised a few 
years ago and while some internal walkways were removed, the community wanted the 
railway crossings to remain. One of the factors is that the cost to be paid through the financial 
contributions was only $244 per section subdivided, and this was considered a small price to pay 
for what will become important linkages.


