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EXECUTIVE SUMMARY 
 
This report provides an independent urban design peer-review of the Omokoroa 
Urban Design Statement prepared by Momentum Planning and Design Limited for 
the development of a new mixed-use commercial town centre at 404 Omokoroa 
Road, Omokoroa.   
 
The key conclusions of this peer-review of Urban Design Statement and the overall 
proposal are that: 
 

 The proposed layout, scale and intensity of overall development logically 
respond to the site’s opportunities and constraints and the new town centre 
will positively contribute to, and successfully integrate with the surrounding 
Omokoroa area;   

 The new town centre will provide a strong focal point for the local 
Omokoroa community (and wider rural catchment) by creating an attractive 
place for people to visit, engage, work and live, which provides a high level 
of public and private amenity;   

 The new town centre provides a true mix of land use activities with a wide 
range of retail options, a supermarket, food and beverage options, 
commercial services, office space, motel, public open space and civic 
amenities.  This is supported by a range of different housing types, options 
and residential unit sizes; 

 There is clear hierarchy of movement, encouraging active and pedestrian 
options which could reduce travel demand and actively encourage public 
transport and active travel options to, within and from the site; 

 The proposal creates a quality public realm experience, with strong public 
open and civic spaces;  

 It creates a positive relationship with the Omokoroa Road edge, the 
adjacent Kaimai residential subdivision and the proposed new school; 

 The development is of an appropriate scale, form and height for its context 
in a commercial zone;      

 The proposal has a solid building bulk, massing and height strategy 
creating buildings that are designed to be easily distinguishable from one 
another, are visually interesting, and will create the feeling of a vibrant town 
centre. 

 
I have undertaken a peer-review of the applicant’s UDS and undertaken my own 
analysis of the proposal and support the outcomes described in the UDS for the 
reasons I have discussed above.   
 
In my view, this a strong urban design proposition and as a result, I support consent 
being granted on urban design grounds  

mailto:l.beattie@auckland.ac.nz
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1.0 Introduction  

 
This report outlines an independent urban design peer review assessment of the Omokoroa Town 
Centre Urban Design Statement prepared by Momentum Planning and Design Limited for the 
development of a new mixed-use town centre at 404 Omokoroa Road, Omokoroa.   
 
I understand that the Urban Design Statement (UDS) supports a resource consent application by Jace 
Investment Limited to establish a mixed-use commercial town centre comprising a wider range of land 
use including retail spaces, supermarket, commercial services, hotel, cafes/restaurants, bars, civic and 
public space, and office space at 404 Omokoroa Road, Omokoroa. 
 
In undertaking this review, it is my understanding that the site is zoned Commercial Use under the 
operative Western Bay of Plenty District Council’s District Plan (District Plan) and that the site forms 
part of the Omokoroa Stage 2 Structure Plan Area, where a Commercial Area Masterplan is required 
for development in a commercial zoned area.  I have considered these District Plan provisions, including 
Part 19.5 (Development of a Commercial Area Master Plan for the Commercial Zone – Omokoroa Stage 
2 Structure Plan Area).   
 
This peer-review should be read in conjunction with: 
 

• The application and the AEE prepared by Richard Coles of Momentum Planning and 
Design Limited, including its planning assessment, which covers the relevant district 
planning matters ;  

• Omokoroa Town Centre Masterplan Design Guidelines (May 2020) Statement prepared 
by Tom Watts of Momentum Planning and Design Limited; and 

• The plans and drawing by First Principles architects and interiors “Omokoroa Town 
Centre: Jace Investments LTD” dated 8 May 2020.     

 
 

2.0 Scope and Involvement  
 
I have been engaged to provide an independent peer-review of the UDS by Tom Watts of Momentum 
Planning and Design Limited.  In my view, this UDS provides an in-depth and relevant urban design 
assessment of the current proposal.   
 
In undertaking this peer-review, I have: 
 

1. Undertaken a site visit to gain an understanding of the site, its locality and wider 
surrounding context and characteristics; 

 
2. Undertaken in-depth discussions with Richard Coles and Tom Watts (the applicant’s 

planner and urban designer) considering the relevant urban planning and urban design 
considerations and opportunities for the site’s development;   

 
3. Been involved in a number of positive internal design review meetings discussing the 

design concepts and philosophy with Graham Price and the architectural team at First 
Principles, leading to a number of changes to the overall proposal, ensuring a strong and 
positive urban design outcome for the site (and its relationship to the wider urban fabric) 
are achieved;   

 
4. Undertaken a review of the final version of the UDS;  

 
5. Considered the relevant District Plan urban design matters for the Commercial Zone; and  

 
6. The New Zealand Urban Design Protocol.  

 
The drawings relied on for the peer-review were prepared by First Principles architects and 
interiors referred to as “Omokoroa Town Centre: Jace Investments LTD” dated 8 May 2020.  
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3.0 Urban Design Issues Considered  
 
In essence, in my view the key urban design considerations relevant to the proposed development (in 
no order of significance) are: 
 

• The layout, scale and intensity of development should logically respond to the site’s 
opportunities and constraints and positively contribute to the development of this part of 
Omokoroa and actively integrate with surrounding environment; 
 

• The new town centre should provide a strong focal point for the local community, creating an 
attractive place for people to visit, engage, work and live, providing public and private amenity, 
reduced travel demand and actively encourage public transport and active travel options;  
 

• The development should provide a new town centre with a true mix of land use activities, to 
provide for the local needs of the existing and future residents in Omokoroa and the wider rural 
catchment; 
 

• The development should activate and improve the quality of the public street edge (both the 
streets in the development and at its edges) and positively contribute to the public realm 
generally;  
 

• The development should be of an appropriate scale, form and height to its context in its location 
within a commercial zone;  
 

• Establishing active edges to the public open spaces, including the proposed open space (gully) 
adjacent to new civic area to ensure these space effectively integrate into the wider open space 
network; and      
 

• Buildings should be designed to be easily distinguishable from one another, be visually 

interesting, and to create the feeling of a town centre. 
 
In my view all these matters have been addressed in the UDS and these elements have been carried 
through the overall design philosophy and final design of the proposed new town centre.  I agree with 
the UDS assessment of the New Zealand Urban Design Protocol including its relationship with 
character, context, connections, choice, creativity, collaboration and custodianship and how these have 
all been considered and given effect to as part of the proposed development.   
 
 

4.0  Design Response  
 
The details of the design response have been set out in the UDS and the detailed plan prepared by 
First Principles architects and interiors (Omokoroa Town Centre: Jace Investments LTD dated 8 May 
2020.)  The town centre design has evolved thought a number of significant design iterations, with 
changes being made in terms of: 
 

• The location and position in the internal roading and pedestrian network to improve 
the quality of pedestrian experience and encourage active travel options to, within and 
from the site; 

• Size and scale of the public and civic spaces and their relationship with the internal 
movement network;  

• Double sleeving the supermarket to create three active edges, with under-croft 
carparking to create a strong and positive street presence with the new High Street 
(main North/South Road);  

• Creating a strong pedestrian and cycling connection to the adjacent proposed school, 
also serving the wider residential catchment in Kaimai Views and beyond; 

• Improve the opportunities for public transport options to and from the new Town 
Centre; 

• Refining building bulk, massing, and positioning throughout the site to create a 
stronger urban design and public realm outcomes for the overall development; 
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• Focusing of the active edges towards the High Street (main North/South Road) to 
provide for an active and vibrant town centre; 

• Creating a stronger street presence and relationship with Omokoroa Road though the 
positioning and orientation of built form with the appropriate land use responses; 

• Creating a stronger gateway experience into the new town centre from Omokoroa 
Road; 

• Increasing the range of proposed housing typologies and options to enable a true 
cross section of the community to establish within the town centre;  

• Addressing the residential interface with Kaimai Views to ensure their residential 
amenity is not compromised;   

• The quality of overall building materiality and responses to the public realm; and  

• The use of building height to create definition and variety throughout the new town 
centre, to create buildings that are designed to be easily distinguishable from one 
another and are visually interesting.   

 
These changes have significantly strengthened the urban design and public realm outcomes for the 
proposal, especially in the way the proposal addressed its relationship with Omokoroa Road and the 
wider environment.  It has also significantly improved the quality of the public realm within the town 
centre and provides for a range of housing options to be achieved.   
 
In my view, the UDS sets a clear vision and set of objectives and principles which have guided the 
design philosophy and final design of the new town centre development.  These are supported by: 
 

• A strong land use strategy, which provides for a true mix of land uses which will meet 
the needs of the local and wider community through the provision of a wide range of 
retail options, supermarket, food and beverage options, commercial services, office 
space, motel and civic amenities.  This is supported by a range of different housing 
typological options, with a range of unit sizes;   

• A movement strategy with a clear hierarchy of movement, encouraging active and 
pedestrian movement options; 

• A building bulk, massing and height strategy to create definition and variety throughout 

the new town centre, with buildings that are designed to be easily distinguishable from 
one another and are visually interesting; and 

• A range of architectural responses to ensure variety in building design.     
 
Overall, I consider that the proposed new town centre will achieve a very high standard of urban design 
quality, and will contribute very positively with Omokoroa environment in accordance with the outcomes 
sought by the District Plan for the commercial zone. 
 
 

5.0 Conclusions  
 
I have undertaken a peer-review of the applicant’s UDS and undertaken my own analysis of the 
proposal and support the outcomes described in the UDS for the reasons I have discussed above.   
 
In my view, this a strong urban design proposition and as a result, I support consent being granted 
on urban design grounds. 

 
 
 


