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Resource Consent RC11997L – Omokoroa Town Centre 

Dear Anna, 

We write in response to Councils further information requests 18th June 2020 and second further 

information request 29 July 2020.  We have formatted this response to answer each question and 

appended technical documents in Attachments 1 through to 23. 

The safety audit has a close out procedure which requires a design team response and then a 

respond from Council, which we will aim to complete in the next week or two depending on Council 

staff availability. 

We recommend an open-door approach to discussing issues or answer any points of clarification 

sought with respect to this response and or the application documentation.   

 
S92 Request for Further Information 18 June 2020 

 
1. Please provide details of community and stakeholder engagement in developing the proposed 

“Master Plan” and how the “Master Plan” ties into the community’s aspirations to the look 
and feel of a Town Centre. 
 

The following stakeholder engagement has occurred. 

• Submission letter to WBOPDC in response to preliminary structure plan 2 February 2018. 

• Meeting Craig Lemon/ Phillip Martelli 22 March 2019. 

• Meeting Craig Lemon/ Phillip Martelli 23 July 2019. 

• Two meetings with WBOPDC CEO and Senior Management Team’ 19 Sept 2019 18th 
November 2019. 

• Various meetings with WBOPDC staff during 2019 (Phillip Martelli and Blaise Williams). 

• Teleconference with Council staff and RPS, Council’s urban designers 30 January 2020. 

•  Council Feedback on draft Town Centre Concept Plan via email from Phillip Martelli 26 
February 2020.  

• Town Centre Concept Received from WBOPDC 26 February 2020. 

• Meeting with Omokoroa Residents and Ratepayers Association Executive Committee. 

• Presentation to the Omokoroa Residents & Ratepayers Association - Community Meeting 
24 June 2020 (In attendance more than 200 people). 
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• Public Open Day at Settler’s Hall Omokoroa 4 July 2020 

• Hui with Pirirakau (9 June 2020, 7 July 2020, 17 July 2020) and draft MoU formulated. 

• One hui with Ngati Taka 12 June 2020 

• Meeting held with MoE’s Tony Bodger and their consultants Property Group 18 June 2020 

• Meeting with Classic Builders (Kaimai Views developer) 10 July 2020. 

• Meeting with Wayne Wright Best Start Educare 8 June 2020. 

• Meeting with BGT retirement home developer 12 June 2020. 

• Meeting with Sabre Construction 29 July 2020. 

• Meeting with Abbeyfield representatives 27 July 2020. 

• Discussions with NZTA staff July 2020. 

• Meeting with Steve & Chantal Ling – Fresh Choice Omokoroa 11 June 2020. 

• Meeting with several Kaimai Views residents 13 July 2020. 

• Social Media engagement via Facebook. 

• Meeting with Council staff 9 September 2020. 
 
A summary of the feedback is attached (Attachment 2).  Most of the feedback is supportive of the 
town centre with some concerned about specific design elements that we will comment on below 
where relevant. 

 
 

2. Please provide a full and detailed assessment of Financial Contributions payable in accordance 
with the provisions of Chapter 11 of the District Plan. 

 
We have undertaken a full and detailed assessment of the financial contributions (Attachment 3) 
based on the anticipated activities as proposed by the town centre plan. It is considered that 
financial contributions should be applied at the time of building consent as this is when the 
capacity is taken up in the infrastructure network or community assets such as reserves. Given 
this, we have prepared the financial contributions assessment. consistent with the District Plan 
and other Commercial activity resource consents we have been involved with. 

 
3. Please provide details on any proposed staging and timing of the development.  

Note: Council will not leave it to the building consent stage to manage development and if 
staging is required then Council would require an outline of staging and how each stage would 
be developed in terms of infrastructure and engineering design. This would allow suitable 
conditions for development and engineering requirements at consenting stage and avoid the 
need for further variations (time and cost). 
 
Please find attached a staging plan for the development (Attachment 4).  The staging has been 
developed in the likely sequence the development will be constructed.  The staging provides 
for all key infrastructure to be established in Stage 1.  A summary of each stage is as follows. 
 
Stage 1  
 
Stage 1 includes the following: 

• Bulk earthworks and associated boundary works. 

• Establishment of super Lots 1, 2, 3 and roads 501, 502, 503, 504. 

• Establishment of pump station Lot 101. 

• Stormwater easements A, B and C and stormwater discharge in Lot 102. 

• Cancellation of existing drainage easements in favour of Council. 
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• Road 502 will have a hammerhead turnaround until Lot 2 buildings are complete at 
which point the road linking lot 502 to 503 would be established. 

• Road 501 will include traffic calming into Kaimai Views retaining two way access. 

• Road 503 intersection with Omokoroa Road. 
 
Stage 2 
 
Stage 2 includes the following: 

• Establishment of lot 5 and associated access and infrastructure. 

•  
Stage 3 

  
 Stage 3 includes the following: 

• Establishment of Lot 4 and associated access and infrastructure. 

• Development and vesting of Lot 102 Drainage Reserve 
 

 
Stage 4 

• Establishment of Lot 6 and associated access and infrastructure. 
 
 

4. Due to the nature and scale of the earthworks and site development, and the significant and 
high rate of known and undiscovered archaeological sites in Omokoroa, there is a likelihood of 
discovery during site works. An Archaeological Assessment has been provided. However, the 
Council requires evidence of engagement and consultation with relevant Tangata Whenua 
(Pirirakau Hapu (Ms Julie Shepherd) and Ngati Taka Hapu (Mr Bob Leef)) which has not been 
provided with the application. 
 
Both Pirirakau and Ngati Taka have been consulted. Notes of consultation are attached 
(Attachment 5). Pirirakau have made a submission on the resource consent application. 
Liaison with hapu will be ongoing during the construction phase of the project.  A Heritage 
New Zealand authority will be applied for in advance of the earthworks commencing to enable 
subsurface archaeology to be recorded. 
 

5. Please provide details and assessment of the proposed use of the Civic building and plaza.  
Note: If not already done so, it is suggested that you engage with Council’s Strategic Property 
Manager as to the size and suitability of the proposed building, location and market place/ 
green space area. 
 
The civic building was a placeholder (preliminary building design) as there is a need for the 
civic building when the population increases.  Community consultation has identified the need 
for an information centre, library, public toilets and another hall with suitable technology to 
hold public meetings. Further discussions with Council’s Strategic Property Manager have 
revealed a desire for Council to have offices within the civic building and a hall that can be 
used for multi-purpose activities and public gatherings.  The GFA requirements identified by 
Council have been included in the latest plan set as follows.  This included 1000m2 GFA of 
office space.  This is achievable in the proposed building footprint. 
 
Civic building Description – Approximate Areas 
  

• Council Office space      
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(including public enquiries & information)  1000m2 

• Entry foyer & public reception space  200 m2 

• Break out Rooms & spaces    100 m2 

• Toilets      100 m2 

• Central cores (stairs and lift)   100 m2 

• Hall / Multi-purpose space    400 m2 
 

TOTAL GFA       1,900m2 Approx 
 
The detailed design phase of the civic building provides a further opportunity to refine the 
internal layout of the building and any special requirements for anticipated users. 
 
Key urban design outcomes associated with the civic building include active edges to the 
street, the walkway and also the marketplace area.  At grade access to the buildings will be 
achievable from the street and also the marketplace. Office windows will provide passive 
surveillance to the adjacent car park to the west of the building and the marketplace. 
 

6. The application discusses an ‘intimate space’. Its purpose appears to provide for markets and 
civic activities. What assessments have been undertaken to ensure the size and location is fit 
for purpose? 
 
We have looked at several small spaces used for gatherings around the Bay of Plenty and 
elsewhere.  Our project team are well travelled and also can draw on their overseas 
experience while living abroad or traveling. A comparative assessment of other examples is 
attached (Attachment 6), which identifies that spaces ranging from around 800m2 to 1600m2 
are the ideal size to promote a vibrant marketplace. 
 
During recent meetings, Council staff expressed a desire for the marketplace area to be 
increased in size from approximately 800m2 to provide for gatherings of 400 people or more.  
The minimum size to accommodate 400 people safely is 400m2 or 1m2 per person, although 
Council staff have advised a larger area is desirable.  The buildings around the marketplace 
have been redesigned to achieve a market square of approximately 1400m2.  This will be of a 
sufficient size for some cafes and restaurants to have permanent alfresco dining set ups, 
enable street art, bicycle parking and the like. This also provides flexibility to use the space as 
a farmer’s market area.  The pedestrian lane ways to the marketplace still provide for more 
intimate urban spaces.  
 
Regarding the location, the marketplace overlooks the gully, which will be enhanced by 
landscaping.  At the edge of the gully it is proposed to create some terracing where people 
can sit and enjoy the outlook into the gully but also back into the town. 
 
The adjoining network of pedestrianised streets will help make this a true pedestrian friendly 
area with a mix of retail shops, cafés and first floor offices. 
 
Access to the marketplace is via four pedestrian access routes of which two are accessible 
pathways. The gully walkway will also connect Kaimai Views via an off-road walkway that will 
enter the marketplace area. 
 

7. Buildings “l”, “J” & “K” are in close proximity to each other and close off the Civic market space 
from the internal roads. Have alternative options or layouts been considered for this area, 
which could open up the civic marketplace area more to the internal roads? 
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Yes, the buildings I, J and K are located close to one another to create a more intimate space 
rather than a car focused town design.  While saying that, the at grade car park to the west of 
the civic building may also be temporarily closed off and used for a market day.  The 
pedestrian ways range between 6m and 8m wide, which will allow light service vehicle access 
to the buildings outside normal retail hours. 
 
Feedback from community consultation varied significantly in terms of issues and 
expectations.  However, there was a strong theme that they were interested in a small-town 
centre feel rather than a conventional mall and car orientated design. 
 
Alternative road alignments have been considered by the project team including creating a 
ring road that would touch the top of the gully reserve area.  However, it was considered that 
this would adversely impact on pedestrianizing this part of the town centre and negatively 
impact on the interface with the landscaped gully area, which is identified by the District Plan 
as an important amenity feature. 

 
8. What consideration has been given to medium-density town-housing adjacent to the Kaimai 

Views subdivision in order to create a transition into the site? 
 
A mixed-use building with a residential interface with Kaimai Views has been proposed.  A 
freestanding, duplex or terraced town house typology is an option, but it was considered 
important to have the opportunity for some retail activity on road (Lot 503) on the northern 
side of the proposed supermarket to activate this street frontage. 
 
Building N has been redesigned to establish an L-shaped building to create an appropriate 
buffer between the commercial and residential areas and  helps the transition to the Kaimai 
Views subdivision.  The scale of building L helps promote legibility to the northern edge of the 
town centre without adversely affecting residential amenity values of the residential 
properties in Kaimai Views. 
 

9. Please provide plans (including concept drawings and elevations) showing the proposed 
residential buildings at “H” – “G” on the Master Plan. 

 
The proposed residential buildings have been shown on the masterplan and architectural plan 
set (Attachment 1).  Preliminary landscape design in the Design Guidelines document also 
shows how the units will interface with the town centre streets and the street that serves the 
residential dwellings. 
 
Key elements are as follows: 

• Vehicle access and parking to the rear of the units facing the commercial street, 
therefore improving the amenity of the commercial area. 

• Living areas and glazing to promote passive surveillance of the commercial street but 
also the lane way to the rear. 

• Low level fencing facing the commercial street. 

• Landscaping to theme the residential apartments. 

• Ability for single or two storey design depending on price point for units. 
 
To ensure the urban design outcomes of the master plan are achieved the following resource 
consent condition is recommended: 
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• That prior to building consents being granted for the residential units G and H 
house plans and elevations shall be submitted to Council along with a landscape plan 
to demonstrate the apartments have a modulated design, provide passive surveillance 
to the commercial street, have outdoor living areas using the northern aspect of each 
site and have fencing not exceeding 1.2m facing the commercial street. 

 
10. Please show all building yard setbacks to the external boundaries and on the relevant plans. 

 
The plan set has been updated with yard setbacks shown.  Note the Kaimai Views subdivision 
is still zoned Commercial at the interface with the Omokoroa Town Centre.  We have applied 
a Residential yard setback to this boundary to recognise its established use at the request of 
the applicant.  We assume the zoning will be tidied up in Council’s next review of the District 
Plan. 
 
Adopting the residential yard setback maintains amenity values and building separation 
anticipated by the District Plan between Commercial and Residential activities. 
 

11. Please also provide updated cross-sections showing the relationship of the buildings “N” and 
“O” to the residential dwellings to the north in order to assess the change in amenity and visual 
effects from the residential area. 

 
Cross-sections have been provided for buildings N and O showing compliance with the 
permitted activity standards that apply to the Commercial zone (See Page 26 of the Urban 
Design Guidelines document – Attachment 9).  This cross section has assumed the Kaimai 
Views land is zoned residential. 
 
 

12. Please provide further detail and design of the landscaping and streetscape of the town houses 
at buildings “H” – “G”, the Urban Design Statement only provides brief details/plans of ‘private 
landscaping’. This should include general entry/treatment/landscaping discussion or design 
details for the dwelling frontages and discussion around fencing to the road/ school site and 
service land. 
 
First Principles have prepared some floor plans for town house typologies G and H, which may 
also form the basis of apartment layouts for Building N (Attachment 1).  The landscaping 
design for these units was included in the Urban Design Statement document submitted with 
the application. 
 
The urban design outcomes sought are: 
 

• Passive surveillance of the commercial street and also the residential street. 

• Garaging and car parking accessed off the residential street rather than the 
commercial street therefore maintaining a higher level of amenity to the commercial 
street and public realm. 

• Low level fencing up to 1.2m. 

• Compact outdoor living areas. 
 
 

13. With regards to the proposed buildings there appears to be quite a variation between the 
concept photos and the architectural elevations/plans proposed. The concept photos shown 
would indicate a high level of design, variation and amenity, while it would appear the 
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architectural designs show more of a toned-down design which does not reflect the concept 
photos. Council require a high level of amenity and require more variety and architectural 
details to be reflected in the elevation/site drawings, particularly along the street facades as 
this will provide certainty as to how the site will be developed. Please demonstrate how this 
will be achieved. 

 
The design of the town centre and its architecture is conceptual, sufficient to understand how 
the town centre would function and what the urban design considerations have been to 
achieve positive urban design outcomes.  This is covered within the Urban Design Statement 
including landscape context, cross sections and concept images of focal points etc. The 
architectural drawings have not been fully rendered as this was not considered necessary for 
consideration of the environmental effects.  The Commercial zone has basic architectural 
performance standards such as bulk and location and verandas to provide covered pedestrian 
areas.  There are no detailed performance standards regarding architectural character. 
 
The community consultation undertaken by the applicant provided feedback seeking an 
appropriate scale and an architectural design that reflects Omokoroa.  As the character of the 
peninsula is changing with new subdivisions and housing, pinpointing the exact character is 
not easy. However, the District Plan guides the scale of development and how the commercial 
area will interface with the surrounding environment.  The SHA site development has reduced 
the scale of the commercial centre and the through road to Settlers Drive roundabout. 
 
The town centre design includes sleeving the supermarket with finer grain retail space that 
helps disguise this larger building and enable modulation along the main street and facing 
Omokoroa Road. This avoids inactive areas and also structures that are dominant or out of 
scale with the Omokoroa town centre feel. 
 
 

14. Please provide further assessment on the visual, amenity, noise, light and privacy effects of the 
proposed development from the directly adjoining properties (40 Sentinel Ave,  17, 19, 21, 23 
& 25 Wai Huri Place and 40,42 & 44 Traverse Lane) at the northern boundary, in particular the 
proposed childcare centre and building “N”. 

 
The design philosophy was to locate compatible activities adjacent to the residential area 
including the apartments and the childcare centre, rather than retail commercial activities 
that may have after hour loading or noise generating activities. This will assist in maintaining 
the residential amenity values of dwellings adjoining the town centre. 
 
In response to submissions, Building N has been redesigned into an L-shaped building that is 
set back from the Kaimai Views subdivision and creates an acoustic buffer between the 
supermarket service area and the Kaimai View Residential area. 
 
The childcare centre is located below the ground contour of Kaimai Views and the building 
can be designed in such a way as to locate the play area to the south and south west of the 
building creating a greater separation to Kaimai Views dwellings.  The building would then act 
as an acoustic buffer in addition to the boundary fencing which would be a typical close 
boarded acoustic fence. 

 
 

15. Please confirm the boundary treatment (fence/landscaping etc) along the northern boundary 
between Kaimai Views and the site. 
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The proposal includes setting the buildings back from the Kaimai Views boundary to meet the 
3m yard setbacks as if the Kaimai Views subdivision was zoned Residential.  It is in fact zoned 
Commercial and there is no boundary setback requirement. The boundary will be landscaped 
and fenced in accordance with the cross-section shown in the Urban Design Guidelines 
document (Attachment 8 - Figures 23 & 24). 
 
We note submissions from Kaimai Views residents are seeking setbacks beyond the permitted 
3m yard setback for Commercial/Residential zone interface 
 
Buildings N and O have been redesigned and repositioned to increase separation between the 
buildings and Kaimai Views. Building N is now located 15m from the Kaimai Views boundary 
and the childcare centre (Building O) 3m. This helps maintain privacy and assists in reducing 
noise from the childcare centre by using the building as a buffer from the playground. The 
revised town centre master plan shows this detail as does the landscape plan (Attachment 
10). 
 
 

16. Council require some formal requirements in order to ensure the design and character of the 
Town Centre as currently proposed is carried forward into future building consents and ‘super 
lot’ development’. Accordingly please provide a Design Guideline/Rules to be included as 
conditions of consent or consent notice which would give Council confidence that the high level 
of design and amenity sought in the resource consent will be achieved on site in the future. 
This would also need to include landscaping, active surveillance and crime prevention issues. 
 
The applicant has developed the town centre masterplan and architectural design to a level 
that provides a clear picture of the urban design and built form outcomes.  The urban design 
statement discussed matters such as active edges and pedestrian areas. 
 
At Council’s request we have prepared a Design Guidelines document so that each building 
consent can be tested against the outcomes anticipated by the masterplan and also the 
Commercial zone. These are additional to the master plan design and are included in 
Attachment 8. 
 
 

17. The application does not include any information on how the “Master Plan” will be 
implemented. There are guidelines, but how does Council, the community and future 
developers/ businesses ensure that development occurs as presented in the Master Plan and 
discussed guidelines? 
 

• The town centre masterplan can be referenced in a condition of resource consent.  
We recommend the words “generally in accordance with…” be included in the 
condition as detailed design will likely result in minor changes to building layout and 
consequential changes to landscaping and car parking etc. 

 

• In addition to a condition cross referencing the masterplan, specific conditions can 
apply to reflect the urban design outcomes sought by the masterplan to ensure these 
are not overlooked at time of building consent.  A range of conditions have been 
developed to achieve this and are attached (Draft Conditions – Attachment 9). 
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• The Commercial zone permitted activity performance standards can also be imposed 
as conditions of resource consent, except where the permitted activity standards are 
exceeded as outlined in this resource consent application. These standards along with 
the plans showing urban design outcomes will provide sufficient direction to ensure 
the development of the town centre has good urban design outcomes and manages 
boundary effects appropriately. 

 
18. Please provide details on rubbish collection, loading zones and service areas as none appear 

to be proposed. 
 
The rubbish will be housed within storage areas in each building and collection will be via the 
available network or roads and accessways over car parks and the like.  The pedestrian areas 
are able to be used for service delivery of goods during off peak hours or after usual business 
hours 9am to 5pm. A refuse and loading location plan is attached (Attachment 21), which 
provides an indicative outline of how refuge and refuge storage and collection would operate. 

 
 

19. Please provide details and locations of public facilities (toilets/ etc). 
 

The civic building is anticipated to be a public building.  It is possible to have public toilets in 
this building.  This would be agreed with Council during the detailed design of the building. 
Alternatively, a standalone toilet building could be established within the town centre. 
 
In addition to public toilets, restaurants and cafes need provide access to toilets to meet the 
requirements of the Building Code. 
 
 

20. Given the need for the supermarket delivery trucks to utilise/ cross the High Street roundabout, 
will deliveries be limited to certain hours of the day to avoid traffic conflict? Has this been 
discussed as practicable with the supermarket operators? 

 
The applicant has discussed the opportunity to locate a supermarket in the Town Centre with 
a supermarket operator and discussions are ongoing.  Our design team include First Principles 
Architects who have designed supermarkets in the past and also Dr Lee Beatie, our Urban 
design peer reviewer, who is on the Auckland Urban Design panel and has assessed many 
commercial proposals including supermarkets.  Stantec have also advised on transportation 
matters and heavy goods vehicle accessibility. 
 
The delivery trucks have been considered in both the road layout and roundabout radii.  The 
centre edge of the roundabout would be designed to be mountable with a grassed or 
vegetated core. 
 
There is an opportunity to have slip lane from Omokoroa Road to enable trucks to access the 
service area for unloading without driving through the town centre.  This could be used by 
light vehicles accessing the convenience retail area too.  This wasn’t originally promoted due 
to the non-complying activity classification and also the limited distance between the two 
roundabouts (Flounders and Kaimai Views). Discussions with Council staff have identified the 
benefits of avoiding heavy vehicles using the high street for access.  The master plan has been 
amended to provide for this and a northern intersection to allow for south bound vehicles to 
right turn into the town centre. 
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21. Please provide a further assessment of effects on the increased traffic flows through Kaimai 

Views (Sentinel/Settler Avenues). 
 

The traffic flows through Kaimai Views for residents heading north further up the peninsula 
has been considered.  Traffic calming is proposed at the gateway from the town centre to the 
Kaimai Views subdivision.  An intersection enabling south bound vehicles on Omokoroa Road 
to right turn into the town centre adjacent to the supermarket site will greatly reduce the 
likelihood of shoppers driving through Kaimai Views. As this is the most convenient and direct 
route for users of the town centre it is anticipated through traffic to Kaimai Views will be 
mostly limited to residents of that subdivision. 
 
Stantec have considered this issue in the Transportation assessment and recommended traffic 
calming at the gateway to Kaimai Views.   
 
 

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. 

 
A landscape and visual assessment has been prepared by Tom Watts of Momentum Planning 
and Design, that considers the landscape requirements of the District Plan, boundary 
treatments, street planting, gully area landscape enhancement, the piazza area and the 
marketplace (Attachment 10). 
 

Economic Feasibility 
23. Please provide further detail on the impact the Tralee St development will have on the GFA 

requirements of the town centre application? 
 

Response from RCG below. 

The answer would be yes, to some extent. The relevant part of my report is page 18 (section 
6.3). I’ve quoted below and bolded some parts for emphasis: 

 
“As noted in section 3.1, additional retail has been consented for the last undeveloped site in 
the Tralee Street area – 4,244 sqm of ground floor space, although this includes medical and 
perhaps other non-retail uses. This is, potentially, a lot of extra retail space in this area, and 
we do have some doubts about its viability. However, the space has been consented and is 
now considered part of the ‘existing environment’ for our purposes. 
 
The extent of development that has occurred around Tralee Street so far, or which has been 
consented, arguably means a longer timeframe to develop the main Omokoroa town centre. 
This is a simple commercial reality; the early establishment of a supermarket at Tralee St is 
likely to delay the establishment of a second supermarket in the town centre, if only by a short 
while. RPS also make this point, noting that “The role and function of the future town centre 
will be reinforced if the Tralee Street centre is limited to the current size. Further 
development of the Tralee Street centre will likely delay the timing and scale of the planned 
town centre”. 
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Even so, 404 Omokoroa Road is a superior commercial location to the Tralee Street area, 
with access to a larger catchment. Over time, we expect it to a larger and more varied (in 
terms of its range of uses) centre than Tralee Street. It is a more logical location for a town 
centre, and this is reflected in strategic planning documents.” 

 
I’ve also noted on page 22 that: 
 
“The consented development at 97-137 Hamurana Rd could add up to 4,244 sqm of ground 
floor commercial space (with a mix of medical, retail, F&B and offices), although the final 
outcomes might be more modest – this offering is spread across several buildings, so if 
demand is weaker in this location, some stages might be reconsidered for other uses”. [John 
Pokinghorne, Retail Economist and Associate Director of RCG) 
 
Our view is as the land at 404 Omokoroa Road is already zoned Commercial there is no 

requirement for an economic analysis on the effects of the Tralee Street Commercial Area. 

 

24. Response from the commercial sector has not been supplied about the proposal. Has the 
location of the supermarket been ‘truth tested’ with supermarket owners to determine bulk 
and location factors?. Has this been considered and how will this affect the design and 
feasibility of the proposal? 

 
There are no performance standards under the District Plan to consult with the commercial 
sector, retailers or other third parties.  
 
Jace Investments have a long-term ownership view for the town centre.  They have been 
approached by several businesses wishing to establish in the centre. 
 
Discussions have occurred with a supermarket chain and the building has been sized 
accordingly.  There is scope to expand the supermarket above the ground floor retail on the 
high street, which could increase the GFA to approximately 4500m2.  There is therefore 
flexibility to enable a supermarket to establish and grow with the community. 
 

 
Record of Title: 

 
25. The existing title has two existing easements “C” and “B” with another, (“A”) extending from 

“B” into a neighboring property. These are in favour of Council for 'drainage' (assumed to be 
stormwater).  It is not stated in the application how these will be managed (cancelled, replaced 
etc) in regards the proposed development. Is there existing pipework to be redirected? 

 
A copy of these easements is attached (Attachment 11).  It is considered that these easements 
will be redundant when the road stormwater system is developed. The easements would 
remain until the Stage 1 subdivision and associated stormwater infrastructure is designed and 
developed. 
 
Suggested condition: 
 
That the existing drainage easements and stormwater overland flow paths are considered, 
and alternate pathways designed by an appropriately qualified and experienced engineer as 
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part of the Stage 1 subdivision development works.  The existing easements B and C will be 
redundant and shall be cancelled when the Stage 1 development works for stormwater have 
been completed. New easements will be established in general accordance with the proposed 
subdivision scheme plan. 

 
 
Subdivision Scheme Plan: 
 

26. The subdivision scheme plan does not have a Title, please amend. 
 

Please find attached an updated subdivision scheme Plan with a title (Attachment 4). 
 

27. All of the easements that may be required are not shown on the scheme plan(see points below 
67-83). Please amend as necessary. 

 
Scheme plan has been updated (Attachment 4). 
 

28. The easement schedule on the subdivision plan should say “benefited/burdened”. Please 
clarify/ update. 

 
Scheme plan has been updated (Attachment 4). 
 
 

29. The easement schedule is a little strange in that the servient tenements are the roads lot 
No’s, not to vest in favour Western Bay District Council. Please clarify. 

 
Scheme plan has been updated (Attachment 4). The roads will vest in Council as local purpose 
reserve road. 
 
 

30. The staging and supporting infrastructure required for each stage is not clearly demonstrated. 
Please address. 

 
See description of Staging in attached Staging document (Attachment 4 - See response to 
question 3).  Scheme plans have been prepared for each stage of the subdivision including 
necessary easements for infrastructure and roading. 
 

31. Those roads to be vested should be clearly identified on the scheme plan of subdivision. Please 
address. 

 
Scheme plan has been updated (Attachment 4). 
 

 
Ground and Geotechnical: 
 

32. There are no drawings to demonstrate the extent of the 50,000m³ earthworks. Earthworks are 
not permitted as indicated in the AEE, they area a non-complying activity under Rule 4A.5 of 
the District Plan. Accordingly, please provide drawings and details. 
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Please find attached the cut to fill model prepared by Lysaght Consultants (Attachment 12). 
This needs to be read in conjunction with the First Principles cross sections. The earthwork 
model will be refined during detailed design of the roads and infrastructure. 
 
 

33. Earthworks details (cut to fill, cross-sections) are also required to ascertain the effects of 
proposed finished levels/ retaining walls in context with proposed building heights and the 
surrounding areas. They also inform environmental impact considerations. Please provide/ 
clarify. 

 
Retaining wall locations and indicative heights are shown on the Lysaght Plans reference 
204509-0250-EW (Attachment 14). Detailed design may result in changes to the retaining wall 
heights and locations, but the general design philosophy is to minimise the use of retaining 
walls and use the buildings and underground car parking areas for contour changes. 
 
 

34. The geotechnical assessment report does not provide the categorisation of the Geo-
Professional associated with the production of the report. The report cannot be accepted 
without confirmation it was produced and certified by the appropriate category of Geo-
Professional. Please provide this certification. 

 
CMW have updated their report with this information (Attachment 14). 
 

35. Please provide Council’s standard form 'Cert 10b' (Subdivision Consent). 
 

CMW’s report has been updated with a 10b form. 
 

36. Provision of Council’s standard form 'Cert 10c' cannot be provided for the Land Use Consent 
because the subdivision has not be completed. No reference to this has been provided to clearly 
demonstrate an understanding of this. Please address this situation. 

 
The land use consent and subdivision will be implemented in tandem.  Super lots will be 
created for each development stage. A GCR will be prepared post earthworks that will address 
ground conditions and suitability for end use. 
 
 

Retaining Structure: 
 

37. It appears that retaining walls are required. These have not been displayed on drawings to 
demonstrate the extent, height range and impact of these walls. This information informs the 
need for other compliance mechanisms such as Building Consents. Please clarify. 

 
The retaining walls have been addressed in response to question 33 above (Attachment 13). 
Future building consents will be necessary for the retaining walls and will be subject to 
detailed design. 
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Transportation Network: 
 

38. No identification of the “position” or technical qualifications of the persons who generated the 
report has been provided. Please provide an updated and qualified report. 
 
Stantec have updated their transportation assessment and included a response to the 
transportation questions (Attachment 15). 
 

39. There are no typical road or private access cross-sections to demonstrate compliance including 
for street trees, lighting etc.  Please provide. 

 
Stantec have commented on the road cross sections. Please see their report Attachment 15 
Road cross sections are also shown in the Urban Design Guidelines document (Attachments 8 
and 17). 
 

40. A major roundabout is proposed on Omokoroa Road. It is unclear as to whether this was on 
our structure plan (TIA item 5.1 para 3 “the designated roundabout”)? I only see a “T” or cross-
roads intersection shown on the structure plan. Please clarify. 

 
Yes, this is a roundabout designated that forms part of the Omokoroa Stage 2 Commercial 
Structure Plan. Project Number O-07-2 Roundabout Construction: single lane [Plan update 22 
January 2016]. Stantec have also made reference to this. 
 

41. Section 5.4.1 of the TIA sates “as noted in the structure plan”. This is not clear where that is, 
what this means and what part of the structure plan exactly it is referring to. Please clarify. 

 
Item O-07-02 of structure plan as per Question 40. 
 

42. Statements such as “It is considered that sight lines will be able to be achieved through detailed 
design” are not acceptable. A concept safety audit of all internal roads, carparking and 
intersections proposed is required. 

 
The master plan and vehicle entrances have been located to generally meet the requirements 
of the Infrastructure Development Code including grade and sight lines, except for the 
northern portion of Road 2 and the entrance into Kaimai Views where road grades exceed 5% 
grade.   A concept safety audit is being completed (Attachment 16). The close out procedure 
in the safety audit will be followed, which includes a response from the applicant’s design 
team and also from WBOPDC roading department. 
 

43. Please advise if the transitioning and traffic calming of the road connection from the Town 
Centre to the Sentinel Road and Kaimai Views will be independently safety audited at both the 
conceptual and design stages. 

 
Yes, the safety audit will cover both the conceptual design and later the detailed design when 
that is completed. 
 
The masterplan has been updated with some traffic calming detail adjacent to Kaimai Views 
(this is not a detailed design).  Despite some submitters seeking that the road connection to 
Kaimai Views be closed off to vehicles, it is considered a complete closure to vehicles would 
have adverse urban design effects as connectivity is reduced to and from Kaimai Views 
subdivision.  The traffic calming proposed shows a change in paving surface, a narrower road 
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width, landscaping and judder bars or raised platform.  The purpose of this traffic calming is 
to make the route through Kaimai Views to the town centre less attractive for visitors. 
 
 

44. Please demonstrate and confirm if the gradients of the accessways will be less than 1 in 4.5 
and will meet the Council’s Development Code requirements? 

 
It is assumed that this information request relates to private accessways and entranceways 
into car park areas.  All accessways will have a grade flatter than 1 in 4.5.  This can be added 
as a condition of resource consent by referencing compliance with NZS 2890.1.   
 

45. Does the Town Centre development expect to utilise the Omokoroa Road land designation for 
part of the Town Centre proposal? 

 
Yes, to construct the roundabout, retaining walls, and batters.  Building D and E are located 
within the roundabout designated area.  As the extent of the Commercial area has changed 
with the MoE purchasing 412 Omokoroa Road for education purposes and Kaimai Views 
subdivision being developed for an SHA, there is no need to have the roundabout covering 
the whole designated area.  The balance land has been used efficiently to establish a legible 
gateway to the town centre. 
 

46. A left turn out onto Omokoroa Rd (lot 503) and a separate major roundabout are proposed. 
Any new intersection with Council’s road network requires a concept stage safety audit. Please 
provide. 

 
A concept safety audit has been completed by independent suitably qualified transportation 
engineers (Attachment 16).   
 
 

47. Main entrance - This street appears relatively steep for vehicles leaving the town centre, 
especially as there is likely to be queuing. Please advise the gradient? 
 
Long sections for all roads and transitions to Omokoroa Road and internal roundabouts have 
been designed.  These are shown on the Lysaght Drawings Ref 204609-0300 series 
(Attachment 17).  The main entrance has appropriate transition grades and the road does not 
exceed 5% grade.  These design parameters have been considered by Stantec and 
commentary included in the Section 92 response to transportation matters. 
 

48. Section 5.4.1 of the TIA discusses the lowering/ relocation of speed limits and it appears some 
design aspects may be dependent on this. This is proposed to be agreed with Council with that 
agreement deferred to engineering design stage. Council would need to review a concept 
safety audit to decide if this would be acceptable or not prior to granting resource consent. 
There are also other procedures involved with relocation of speed limits. Please clarify. 

 
Design is not dependent on speed changes but is recommended and expected to be likely with 
future development at Omokoroa including the new Omokoroa School.  Council’s interactive 
map associated with the recent road speed bylaw review indicated the gazetted speed for 
Omokoroa Road was 60km/h north of Prole Road and proposed to reduce further to 50km/h.  
The 80km/h road sign is inconsistent with the gazetted road speed (See interactive map that 
Council consulted on). We have assumed a 60km/h road speed will be applied but Stantec has 
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confirmed no road speed changes are necessary taking into account the existing road speed 
sign locations. 
 
The local roads within the town centre are recommended to be 30 km/h posted road speed 
as is now common in many town centre areas. 
 

49. It is proposed to link to Kaimai Views. The report does not acknowledge the fact that Kaimai 
Views is an established, occupied medium density development (with narrow roads). The 
effects of allowing traffic (flow) from this commercial development could have detrimental 
effects. Please address. 
 
The Sentinel Ave connection is described in the Stantec Report at 2.2.3 and effects discussed 
at 5.5.  The town centre design includes a northern access to Omokoroa Road to provide a 
convenient route to access Omokoroa Road easily when exiting the town centre.  A south 
bound right turn bay into the same intersection is proposed to provide the most direct route 
to the supermarket entrance.   
 
Traffic calming is proposed on the road connection to Kaimai Views to reduce traffic speed 
and discourage traffic using the Kaimai Views subdivision for access to and from the town 
centre. Retaining vehicle connectivity was considered important from Council’s urban 
designer (Meeting 9 September). 
 

50. The TIA refers to a potential mid-block pedestrian crossing/ refuge on Omokoroa Road 180m 
north of Flounder Drive: 

• a) Given the high number of traffic movements on Omokoroa Road, please confirm if you 
will investigate further options of connecting the Town Centre and Neil Group subdivision 
via an underground or overhead facility? 

• b) Please provide more detail to assess the sight distances. 

• c) How does this work with proposed speed limits? 

• d) In addition, additional crossing facilities and cyclists have not been considered. Please 
address. 
 

This connection was intended to link to Council existing pedestrian footpath which terminates 
without any crossing.  This linkage is not essential to the development as crossings of Omokoroa 
Road will be incorporated into the proposed and existing intersections (Flounders Av/Sentinel). 
These connections will also link to the footpath/cycleway on Omokoroa Road and at the 
entrances to the town centre.  
We also understand Council is looking to urbanise Omokoroa Road including kerb and channel 
between Prole Road and the Railway bridge and that a pedestrian refuge may be established as 
par to these works. 
 
The speed limit issue has been discussed above in Question 48 as we understand the gazetted 
road speed is 60km/h. 
 
The cycleway on Omokoroa Road will connect to the town centre via 3 crossing points that will 
be designed to provide for pedestrians and cyclists. 

 
 

51. Please undertake an assessment of traffic flows form the Town Centre to Prole Road to 
demonstrate the impact of traffic flows on the Town Centre and Prole Road and the 
Omokoroa/Prole Road intersection. 
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Stantec have assessed the Omokoroa Stage 2 structure plan and confirmed that the proposal 
is consistent with it. They have also discussed the opportunity for a connection west of the 
town centre that could connect to Prole Road.  This detail forms part of the Omokoroa Stage 
3 structure plan area. Provision for a connection is made within the Masterplan Plan design.  
See also Stantec commentary Attachment 15.  
 
A request to Council to provide the traffic model for Omokoroa was made at the 9th September 
meeting but at the time of writing no modelling data has been provided. 

 
 

52. Note: The application is somewhat dependant on the re-location and lowering of speed limits 
on Omokoroa Road. This is subject to an often protracted process to be enforceable. The 
applicant should have pre-consulted with Council for agreement in principal to use these 
controls. 

 

• See S92 response to 48 above. 
 

53. The tracking curves provided (internal to the site) show service vehicle crossing centrelines at 
intersections and on bends. The TIA states that this is acceptable but doesn’t say why it is 
acceptable. Please demonstrate 
 
Tracking of semi-trailer with occasional visits typically in off peak periods are considered 
acceptable on low volume local roads.  To provide for semi-trailer tracking requires wide 
intersections with associated lower amenity for other road users. The radius curves of key 
intersections have been amended to reduce the extent of the truck tracking across the 
centreline of the streets.  As these are low speed environments of 30km/h Stantec has 
confirmed that this is an acceptable outcome.  
 
In addition, a slip lane has been provide from Omokoroa Road to enable large delivery trucks 
to access the convenience retail lane and the supermarket service area.  The road grades have 
been designed to enable a truck to access the northern intersection which provides for a left 
turn out onto Omokoroa Road. 
 
 
 

54. The AEE states the internal roundabout will be mountable to enable tracking for supermarket 
delivery trucks, however the architectural plans (sheet4.0.50) shows vegetation within the 
roundabout. Please confirm the design of the roundabout and amend the architectural plans 
to match. 

 
The internal roundabout has been designed with input from Stantec including a partially 
mountable centre island.  Discussions with Council staff have suggested creating a slip lane off 
Omokoroa Road to enable heavy goods vehicles to access the supermarket service area 
without driving down the High Street.  Our project team agreed with this suggestion and a slip 
lane has been added to the masterplan design.  This reduces the need for the roundabout to 
be mountable, but this will be retained for the benefit of other trucks and servcie vehicles. 
The balance of the roundabout can be grassed or planted in low level shrubs. 
 
See also commentary from Stantec (Attachment 15). 
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55. There are no supporting tracking curves to demonstrate compliance for on-site parking and 
manoeuvring areas; only over the ‘main’ roads. The tracking curves in appendix B are difficult 
to follow with regard to the overall context. Please update with clearer demonstration of 
compliance. 

 
The car parking and manoeuvring will be designed in general compliance with NZS 2890.1. 
Areas that are non-compliant will be safety audited during detailed design and amended if the 
design results in unacceptable traffic safety outcomes. 
 
Stantec has updated the Tracking curve drawings with a location image (Attachment 15). 
 
 

56. Please confirm that all vehicle crossings will be designed and safety audited by an independent 
Engineer to comply with the Council’s Development Code and AS/NZS2890.1-2004 safety 
standards. 

 
We agree and recommend that this be a condition of resource consent. If compliance with 
NZS 2890.1 is not achievable the audit will address whether the departure is acceptable, or a 
design change is necessary. 
 

57. Please demonstrate that the internal car parking layout has been independently audited by a 
Traffic Engineer to meet the appropriate functions, design standards and safety guidelines. 

 
This has been prepared by First Principles Architects and reviewed by Stantec as our appointed 
traffic engineers. 
 
 

58. The standard of the streets from the main entrance to the supermarket service area are not 
clear. Information is required to show that those streets can handle large vehicles. Please 
demonstrate. 
 
See Stantec response to Questions 54 and 58 (Attachment 15). 
 

59. The service yard of the supermarket appears relatively tight and on a street 
corner/intersection. Limited details are provided. As the supermarket is the key tenant and will 
likely generate most of the traffic, assurance is needed that it will work for both the 
supermarket and the public. More details are required on vehicle movements and tracking 
curves in and out of the supermarket service area, and vehicle movements along the road 
between the supermarket and Omokoroa Rd. 
 
The loading area and access to it have been increased in size in the masterplan.  Please see 
Stantec commentary (Attachment 15). 
 

60. The application is somewhat dependant on the installation of “no stopping lines”. We assume 
this to be internal to the site only? Please advise.  
 Note: This is subject to an often-protracted process to be enforceable. The applicant should 
have pre-consulted with Council for agreement in principal to use this control. 
 
See Stantec response to Question 60 (Attachment 15). 
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61. The drawings supplied do not demonstrate how the proposed one and two way traffic flows 
will work within the site or beyond. Council will require an overall drawing showing the basic 
flows (in terms of direction only), including through Sentinal and Settler Avenues. 

 
The masterplan has been updated. The only one-way section of road is adjacent to the 
supermarket service area. All other roads are two way. 

 
The master plan has been updated with directional arrows to show traffic flows. 
 

62. It appears that the Traffic Impact Assessment does not report on the expected traffic flows 
(volumes) through Sentinel/Settler Avenues. Please provide an analysis of this. 
 
The masterplan has been updated with the northern entrance having a right turn into the 
town centre to provide for convenient access to the supermarket area.  This measure and 
traffic calming on the entrance to Sentinel Avenue will help limit through traffic via Kaimai 
Views to Omokoroa Road. 
 
Stantec have additional comments regarding the use of Kaimai Views by users of the 
Commercial area (Attachment 15). 
 

63. The parking proposals require further clarification as outlined below: 
a)  The Stantec TIA: 

• Section 9.4.2 Assessed Parking Demand:   

• Total Expected Parking Demand = 759 spaces at peak 

• Section 9.4.3 Proposed Parking Supply 

• 594  off street +  107 on street  = 701  

• b) The First Principles Drawing “Masterplan – Parking Plan”. 

• This drawing has a table showing 567 off street + 107 on street  =   674, so doesn’t 
match the TIA. Please review and validate the figures across the plans, TIA and AEE for 
correctness. Also, some spaces (6) are shown in the “Area of site does not from part of 
this application” which is confusing. Are they being counted or not? In addition, we can 
only count 81 on street parks, not the 107 claimed 

  
The car parking numbers have been adjusted with minor revisions to the masterplan to 
respond to S92 matters but also to address issues raised by some residents at the public 
meetings. 
 
The revised number of car parks is shown on the First Principle drawings as 689.  
 
We suggest the following condition be include in the resource consent to monitor the effects 
of car parking in the town centre.  If necessary, there is additional space within the future 
urban zoned area of the site to provide some additional car parking to make up any shortfall. 
 
Proposed Condition 
 
That biannually after the consent has been effect for 6 years and pursuant to S128 RMA or 
equivalent, the applicant shall complete a car park survey to monitor the performance with 
respect to the supply of car parks within the town centre. If the car parking is shown to be 
inadequate for the peak demand then an independent traffic engineer will assess and confirm 
the number of additional car parks needed. These will be provided within 12 months of the 
assessment confirming additional car parks area required.  This report will be submitted to 
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Council for comment and confirmation of the necessary additional car parks, if any area 
required. 

 
 

64. The town centre carparks along the school boundary are likely to be taken up by school 
employees and students. Is this intended? Has this been factored into the carparking 
calculations? If not how is that conflict to be managed? 
 
These car parks are not expected to be used by the school on a regular basis but are 

conveniently located should they be needed for overspill or events. 

See also Stantec commentary (Attachment 15). 

 
65. We are unsure of where in the TIA the proposed manoeuvring easement D is discussed. Please 

identify. 
 

Easement D was not discussed in the traffic assessment, but Stantec have now commented 
on it confirming its function as a temporary turning area until the road connection further 
west has been finalised. Stantec have confirmed that there is sufficient space in the road 
corridor and easement to establish a turning head suitable for a bus being a 12.5m radius 
 

66. Will the site layout be reviewed by an independent Traffic Engineer so they are fully compliant 
with the Council’s Development Code and other recognised standards and guidelines? 

 
The site layout is being audited by Harrison Transportation and Bruce Robinson (Attachment 
16).  When the audit is received it will be circulated to Council. 
 
We also propose the following condition in respect of this comment: 
 
Proposed Condition 
 
That the detailed design of the road, intersection, entrances and car parking areas will be reviewed by 
a suitably qualified independent traffic engineer by way of an audit that will accompany design 
drawings to be submitted to Council for Development Works Approval. 

 
 

Stormwater: 
 

67. It is proposed to vest the mainline “3-waters” systems in Council. The drawings show some of 
the wastewater and stormwater lines extending into the super lots but there are no 
easements. Therefore, are mixed public/ private systems proposed? If so where are the 
demarcation points and how is it proposed to manage the private systems on a long term 
basis? The report does not: 

• Clearly identify the infrastructure to be vested in Council ownership. 

• Comment on easements related for the infrastructure 
 

The preliminary 3 waters design and layout is included in the Lysaght report and easements 
are included in the Proposed subdivision scheme plan (Attachment 3).  Each stage scheme 
plan (also Attachment 4) also shows how these will be established, which requires most 
reticulation to be completed at Stage 1. 
and will be established, which requires most reticulation to be completed at Stage 1. 
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68. There are no long-sections for wastewater or stormwater to demonstrate compliance. This 

also informs the setting of easement widths. Please provide. 
 

Lysaght Consultants have prepared a finished landform model and located the services in 
logical places (Attachment 22).  The pump station is located so all buildings can achieve a 
gravity connection.  Stormwater infrastructure has been located logically within the finished 
landform to provide reticulation towards the gully area. 
 
A full 3D design of the infrastructure has not been completed at this time but can be 
completed at time of detailed engineering design. It is anticipated Council’s standard 
condition of consent will be applied and that easement widths can be assessed and 
established once the detailed design has been completed. 

 
 

69. Cl 4.2 of the Services Report states that the overland flow from “SHA-B” enters at the gully 
from the north. How will this be achieved? Please provide map(s) indicating the route and any 
works (e.g. Open channel along Omokoroa Rd) required to achieve it and sufficient detail of 
how it will be managed up and into the gullies. 

 
Lysaght Consultants have shown overland flow path routes on Drawing Ref 204509-0100-GA 
to make this clear. The site does need to convey an upstream overland flow, though not from 
SHA-B. The screenshot below (Figure 1) of the catchment plan included in the Lysaght 
servicing report submitted with the application, shows that overland flow from the “Neil 
Group Subdivision” site and a portion of the “Goldstones Subdivision” site will flow through 
the town centre (Denoted as “Catchment C1a”). Those flows will be passed overland through 
the site as shown on drawing 204509-0100-GA. The catchment marked “SHA Area B” (Part of 
Kaimai Views, designed by Lysaght) flows overland into the pond immediately north of it, and 
not into the Town Centre site. 
 

 
Figure 1 - Overland flow paths and Stormwater Sub Catchments 
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Further, it is understood that there may be spring fed overland flow paths within the site. 
Those are to be identified in detail during subsequent geotechnical investigations, and 
reticulated form the site using subsoil drainage or by draining them into the proposed 
stormwater network.  
 

 
70. Cl 4.3 of the Services Report notes that the gully floor is likely to require protection. How will 

this be provided? 
 

Lysaght Consultants have advised that discharge into the gully will be made via energy 
dissipation bubble up chambers with scruffy domes (or similar) to minimise the velocity of the 
runoff as it enters the gully. Further, the gully floor is to be rock armoured to prevent erosion 
of its base and sides. The details of that rock armouring are to be confirmed during detailed 
design, but it is likely in the order of a 300mm thick blanket of d50=200mm rock riprap on a 
geofabric fixed to the ground in accordance with the manufacturer’s specifications. 
 

71. The drawings and plans show the town centre sloping down toward the gully, with a slope of 
1:20. How will the stormwater be addressed to manage the effects of runoff along footpaths 
and walkways, and the roads?  Confirm what Low Impact Design (LID) measures will be used 
for the Town Centre Development to meet the Comprehensive Stormwater Consent (CSC) 
requirements? 

 
 

Lysaght consultants have advised that 1:20 is a shallow grade that requires no special 

treatment to “manage the effects of runoff along footpaths and walkways, and the roads”. 

Low Impact design measures are proposed for stormwater treatment in the town centre.  

These may consist of Stormwater360 Filterra Tree Pits or similar proprietary treatment 

systems in order to minimise the footprint of the LID features. Rain gardens may also be 

appropriate for use in the piazza and market areas, pending confirmation of the detailed 

design of those spaces. 

It is worth noting that the site flows into a large wet pond designed to provide the necessary 

stormwater treatment for the site. 

 
72. Please confirm the type of species and the extent of planting in the overland flow paths and 

the gullies. 
 

Pirirakau have recommended that native species endemic to the area are proposed where 
possible for street trees and planting the gully area.  Jace Investments are supportive of this 
idea and will consult with Pirirakau during the detailed landscape design. A draft list of 
appropriate trees species has been developed by Momentum Planning and Design and is 
included in OTC Design Guidelines (Attachment 8) 
 
Condition: The consent holder shall consult with Pirirakau during the preparation of detailed landscape 
design of the gully area to confirm the availability of locally sourced native tree species. 

 
 

73. The combined services drawing 204509-0100-GA does not clearly demonstrate compliance for 
location of stormwater within the public or private access. In addition, there are no typical 
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road, private access cross-sections to demonstrate compliance either. Please advise how this 
will be achieved. 
 
Lysaght has now provided cross section drawings demonstrating the intended location of the 
stormwater drainage in the road corridor (204509-0310-RD). Stormwater has generally been 
located within the carriageway, and beneath the road centre line wherever feasible. 
 
 

 
Wastewater: 
 

74. It is proposed to vest the mainline “3 waters” systems in Council. The drawings show some of 
the wastewater and stormwater lines extending into the super lots but there are no 
easements. So therefore, are mixed public/private systems proposed? If so where are the 
demarcation points and how is it proposed to manage the private systems on a long term 
basis? The report does not: 

• Clearly identify the infrastructure to be vested in Council ownership. 

• Comment on easements related for the infrastructure 
 

The Lysaghts 3 waters design shows the extent of public infrastructure which will be vested in 
Council.  Easements have been shown on the scheme plan to provide Council access to these 
services. 

 
75. We note that the wastewater will be pumped to WWMH4050. Confirmation is required on the 

existing pipeline from WWMH4950 to the WW Pump station and its capacity to accommodate 
the additional wastewater from the Town Centre development and the surrounding catchment 
areas? 

 
Lysaght has analysed the wastewater network for capacity between WWMH4050 and the 
wastewater pump station, and considers that the network has sufficient capacity for the site 
to be connected with the contributing catchment at its present level of development 
(Appended to this letter are the associated calculations – Attachment 18). However, once the 
Neil Group and Goldstones (as per Figure 1 above) are fully developed, the calculations would 
suggest that the existing 225mm mains between the Kaimai Views roundabout and the first 
375mm mains will need to be upgraded to 300mm. 
 

76. No mention has been made on wastewater compliance with the Council’s Trade Waste 
Bylaws.  Confirmation is required if the wastewater systems within the Town Centre 
Development will be installed to satisfy the levels of treatment and the Council’s Trade Waste 
Bylaws. 

 
Yes, pre-treatments of wastewater such as grease traps will be used depending on the 
proposed commercial activity.  This can be dealt with at time of building consent.  An advice 
note is recommended to cover this matter off. 
 

77. The combined services drawing 204509-0100-GA does not clearly demonstrate compliance for 
location of wastewater within the public or private access. In addition, there are no typical 
road, private access cross-sections to demonstrate compliance either. 
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Lysaght have now prepared a typical cross section drawing showing how the wastewater will 
generally fit within the road corridors (refer to drawing 204509-0310-RD). Generally, the 
wastewater is located beneath the footpaths. 
 
 

Water Supply: 
 

78. No information is present regarding the servicing of Water Supply for either individual lots 
and/or ‘units’ in regards metering – private vs public. Please advise how this will be achieved. 

 
Residential town houses will be individually metered.  The apartments in building N will likely 
have a body corporate and this detail can be considered at time of future unit title subdivision 
of Building N.  For commercial buildings we would anticipate individual meters, but the 
applicant will happily accept a condition specifying water metering. 
 

79. Section 6.2 of the Services Report - This section refers to Water Demand Assessment, which 
has been calculated at 11.9 l/sec peak demand, based on allowances as per Council’s 
Development code. There is no further supporting information to estimate site specific water 
requirements over and above the code requirements. The application does not provide any 
modelling evidence that this demand will or will not impact on levels of service to the existing 
customer base. 
 
At this time, we have no better information available to determine peak water demand other 
than the code guided per-hectare calculation method, as the exact nature of the end users 
within the development remain unknown. Given the zoning of the site, we have assumed that 
the network is equipped to provide the necessary peak demand for the commercial centre 
without compromising the supply to the existing customer base. The applicant proposes that 
Lysaght Consultants works with WBOPDC engineers to carry out the necessary modelling of 
the area, and to identify whether any off-site upgrades are required. 
 
 

80. Section 6.3 of the Services Report - This section refers to a proposed water main to be 
constructed along the road frontage of the development property, and states;  

• The diameter of this main will need to be confirmed at a later stage. 

• The application does not provide any network modelling exercise data to 
determine if further upgrades are required beyond the parameters of the 
development. 

 
 
Lysaght Consultants has assumed that Council have modelled and constructed the water main 
taking into account the likely water demand from activities that could establish in the 
operative Commercial zone. As per Item 75, Lysaght will try to obtain design data for the 
existing network to confirm that allowance has been made for the development. 

 
81. Section 6.5 of the Services Report - This section refers to fire-fighting considerations from SNZ 

PAS 4509-2008 and the appended drawing. It states the proposed larger buildings fire-fighting 
requirements will fall within higher Fire Hazard Categories. There is no supporting information 
to show how these requirements will be achieved, such as on-site storage facilities. 

 
The network upgrades presented are considered sufficient to provide standard hydrant 
coverage for the site, sufficient to provide a firefighting supply to all FW1 and FW2 fire water 
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classifications. A fire engineer will be engaged during detailed design, once the details of the 
building occupancy are better understood, to prepare a design for on-site storage facilities (or 
similar) sufficient to provide fire-fighting coverage to structures FW3 and above. This will be 
addressed at time of future building consents. 
 
 

82. The combined services drawing 204509-0100-GA does not clearly demonstrate compliance for 
location of water supply within the public or private access. In addition there are no typical 
road, private access cross-sections to demonstrate compliance either. 

 
Lysaght have now prepared a typical cross section drawing showing how the water will 
generally fit within the road corridors (refer to drawing 204509-0310-RD). Generally, 
watermains are to be located in a standard common services trench in the berm. 
 

 
Power and Phone: 
 

 
83. The Telecommunications information from Chorus is relatively generic. The proposal does not 

speak to placement of street furniture & cabinetry, or how this will be handled within the 
footprint of the proposal. Please advise. 
 
Telecommunications street furniture and cabinetry will be addressed at time of detailed 
design.  These are normally located within the road reserve.   
 
 

84. Powerco information has not been provided. It would be expected that a development the size 
of this would draw a lot of power consumption. This could include a potential substation as 
well as street furniture & cabinetry. Therefore, the development has not demonstrated that it 
is serviceable. Please advise. 
 
Powerco consultation is attached (Attachment 19). 
 

85. The combined services drawing 204509-0100-GA does not clearly demonstrate compliance for 
location of power and telecom within the public or private access. In addition, there are no 
typical road, private access cross-sections to demonstrate compliance either. Please provide 
relevant cross-sections. 

 
These detailed design aspects will be addressed at time of detailed engineering design. 
Electricity cables will however be installed in a common services trench in the berm of public 
roads. Transformers and street furniture will be placed throughout the site as necessary, the 
details of which are to be confirmed during detailed design. 
 
Road cross sections prepared by Lysaght Consultants are included in Attachment 17.  See also 
cross sections in the Design Guidelines document (Attachment 8). 
 

 
Landscaping: 

 
86. No detailed landscaping drawings have been provided to demonstrate how amenity will be 

included into the project. Council’s Omokoroa street tree rules must also be considered. 
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A landscape masterplan has been prepared for the town centre (Attachment 10). The Urban 
Design Guidelines also identify landscape outcomes and identifies areas for different 
landscape treatments (Attachment 8).   

 
Rule 19.5(e) of the District Plan provides standards for the Omokoroa Town centre as it 
interfaces Omokoroa Road requiring the screening of service yards and also screen planting 
the Omokoroa frontage along its whole length. The Urban Design Guidelines show the 
Planting Location Plan which identifies different treatments for different parts of the town 
centre.  Along the Omokoroa Road frontage it is important to maintain vehicle driver sight 
lines therefore a mixture of specimen trees with low level shrubs is proposed (See Pages 27-
19 and 31 Urban Design Guidelines). 
 
The Omokoroa Built Environment Strategy 2008 identifies standards for road street trees in 
terms of spacing, height, pruning, and location.  These standards have been referenced in the 
Urban Design Guideline document. 
 
 

Financial Contributions: 
 

87. A specific assessment of water use to determine the level of financial contributions has not 
been supplied 
 

88. A specific assessment of wastewater use to determine the level of financial contributions has 
not been supplied 
 

89. A specific assessment of stormwater to determine the level of financial contributions has not 
been supplied 

 
 
In response to S92 matters 87 through to 89, a spreadsheet calculation of financial 
contributions is Attached (Attachment 3).  This is also covered in S92 Question 2 above. 
 
 

Draft Conditions 
90. In order to assist in the pre-hearing planning, and without prejudice, prior to the hearing, it is 

recommended that the applicant consider furnishing a draft set of conditions which the 
applicant considers relevant and appropriate for the proposed development. 

 
Draft conditions for land use and subdivision have been prepared by the applicant and we expect 
these to be refined and amended as consideration of the application progresses (Attachment 9). 
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Second Council Further Information Request 29 July 2020 

  
1. Continued focus on roading network, including heavy vehicles utilising the main internal road 
system’s roundabout. Please provide further information and consideration around:  
 

a. pedestrian and cycle-links through the development, particularly from Kaimai Views to the 
proposed adjacent school site; and  

 

b. promotion of shared space, traffic calming opportunities; and  

 

c. removal of carparking from the main street to encourage safe pedestrian/ cycle 
dominance; and  

 

d. Also consideration to ebike and mobility scooters and reduction of car dominance.  
 
Pedestrian and cycle links are from the existing dual-purpose pedestrian and cycle walkway links into 
the site as per the masterplan design. The town centre will have several areas where bike parks are 
located.  These will be determined at time of detailed design of each stage of the development. 
 
The masterplan design has adopted a narrower road reserve width that the IDC requirement for 
Commercial areas to maintain a low speed traffic environment that is more pedestrian friendly.  
Pedestrian crossing with island refuges are also proposed to enable safe pedestrian access 
throughout the town centre. 
 
There is an opportunity to design the main street as a shared vehicle and pedestrian environment.  
Achieving this level of quality streetscape is expensive as it normally involves cobbling of the road 
surfaces, but Jace Investments Ltd would consider this if Council is also willing to cost share in this 
investment. 
 
The main street includes parallel car parking and also street trees to assist in greening the main 
street and slowing traffic speed.  Having no on streetcar parks for the main street has not been 
considered, but if Council were to support a reduction in car parking numbers overall then this is a 
possible outcome. The applicant is open to further discussion with Council regarding this matter in 
advance of the hearing. 
 
The upsurge of the use of E-bikes and the completion of the Tauranga to Omokoroa cycleway is 
likely to see an increase in E-bike traffic.  The masterplan will provide for E-bikes to be parked in 
bicycle parks and the dual-purpose walkway cycleway leading to the town centre means that it will 
be a destination for riders.  The cycleways, dual purpose walkway/cycleways, low posted speed limit 
in the town centre roads adequately provide for E-bike users. 
 
The main street has been designed to comply with the road grades for commercial centres in the IDC 
and provides a relatively flat grade of between 1 in 20 to 1in 100, which will be suitable for 
wheelchairs and mobility scooters. Accessibly routes are also provided to the marketplace for 
wheelchairs.  Mobility scooters will be able to access external pathways to the marketplace from the 
main street. 
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2. Please provide further detail on the sustainable building/ environmental design elements and low-
impact urban design and further consideration of District Plan objectives 12.2.1.3, 12.2.1.7 & policy 
12.2.2.8.  
 

The objectives and policies are listed below. 
 
Objective 12.2.1.3 Infrastructure and services are designed and constructed to minimum standards which will 
result in improved environmental outcomes without significant additional cost to the community. 
 
Objective 12.2.1.7 Subdivision design and development that takes into account the principles of optimum 
energy efficiency and the benefits of renewable energy. 
 
Policy 12.2.2.8 Require the design and development of subdivision to reflect the principles of optimum energy 
efficiency and solar energy gain (in relation to the size and shape of each proposed lot, and the design and 
orientation of the subdivision as a whole) and generation of renewable energy such as solar water heating. 

 
The town centre and infrastructure proposed to service it take on board low impact design 
stormwater management while connecting to the down stream established stormwater ponds.  
Wastewater and water infrastructure have been located so they can meet the design standards of 
the development code but also service future urban land to the west. 
 
The orientation of the building is somewhat restricted by the road layout, but many are north facing 
or can be designed to make good use of solar access.  The architectural plans in many instances 
provide for good solar access to buildings. 
 
The marketplace is North west facing and will enable sun to access the marketplace for most of the 
day.  Building K has been designed to enable solar access to the inset courtyard area.  The piazza 
adjacent to Building F is north facing and should achieve sun all day, while the building will screen 
the predominant wind form the south west. 
 
For these reasons we consider the proposed town centre is consistent with the objectives and 
policies and makes good use of the site. 
 
3. To reduce the impact of traffic on Kaimai Views residents, has consideration been given to 
alternative options to further reduce or restrict a potential ‘rat-run’ of traffic through Sentinel 
Avenue and the already narrow carriageway? Please discuss. 
 
A right turn bay from Omokoroa Road has been added to the northern access to promote 
southbound traffic visiting the town centre to use this route rather than ‘rat running’ through Kaimai 
Views.  Traffic calming is proposed on the entrance from Kaimai Views into the town centre on 
Sentinel Avenue to provide for Kaimai Views residents but provide a deterrent for other Omokoroa 
residents. 
 
4. Please provide further details on the proposed recreation areas, including playground, mixed age 
groups’ (elderly/ teenagers) greenspace and family meeting/ hangout areas which will enhance and 
support the local community. 
 
The marketplace is the main focal point for the town centre that connects to the walkways from 
Kaimai Views in the gully reserve area.  It will be the main meeting place for larger gatherings.  There 
is an opportunity to create a grassed area or even a grassed embankment and seating, but this detail 
has not been completed.  
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We recommend a condition be included in the resource consent requiring a detailed design of the 
marketplace area and associated buildings within the Lot 5 area (currently proposed as Stage 3) be 
undertaken prior to buildings consent being submitted to Council.  
 
Condition: That a detailed landscape plan shall be prepared by a suitably qualified landscape architect and 
submitted to Council for approval for the marketplace area and will include, surface treatments, plantings, 
seating, public art, location of all structures that require a building consent, lighting, interfaces with adjacent 
walkways and signage. The landscape plan shall consider CPTED principles so to avoid landscape treatment 
resulting in unsafe areas. 

 
5. Please provide further options and analysis around Building “N” in relation to height, character & 
amenity and suitability of this scale of building at this location. Has a lower building height been 
considered to tie in better with the residential zone’s height restriction of 8.0m? 
 
Building N has been redesigned in response to submitter commentary regarding privacy.  The 
building is now 15m from the Kaimai Views boundary.  First Principles have updated their plan set 
with revised plans for Building N.  A three-storey design is still proposed as this makes best use of 
the land resource.  
 
6. CPTED – underground carpark and retail sleeve. Please provide a written assessment of CPTED 
principles on the carpark as it will be isolated from public surveillance.  
 
The CPTED principles with respect to the Retail Sleeve and Underground car parks is assessed below.   
 
Retail Sleeve 
 
The retail sleeve will include a mix of convenience retail activities. During hours of operations 
surveillance will be both informal from users and formal from CCTV. Surveillance is also provided from 
users of adjacent cycle way, and Omokoroa Road. Properties within development on opposite side of 
Omokoroa Road, are at an elevated height and therefore will have some views down towards the 
convenience retail area. This in combination with lighting will provide for a safe pedestrian 
environment.  
 
 
Underground Car parks 
 
Access to underground car parks will be determined by the operating hours of building above. E.g. 
supermarket. Car park will be inaccessible outside of these hours.   
While in operation, surveillance within car parks will be informal, from respective users and staff and 
formal from CCTV cameras.  
Multiple access points including stairs/ramp up to supermarket and vehicle access from the northern 
end provides people with two options when exiting and entering the underground car park and gives 
visibility to the street.  
Underground carpark areas will be lit to ensure visibility is optimal for a large underground car park 
area. 
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Maintaining the quality of the public realm is essential to creating a safe urban environment. This will 
be managed through a town centre maintenance scheme, which will be a mixed responsibility 
between Council for public assets and future property owners within the town centre.  It is likely a 
body corporate would be established where buildings and common areas are unit titled in the future. 
 
 
7. Please provide an assessment on potential noise and amenity effects from the proposed 
supermarket service/ delivery yard on the proposed building “N” apartments and the adjoining 
dwellings at Kaimai views as noise is likely to travel down the eastern side of building “N”.  
 
An acoustic assessment has been completed by Earcon which confirms the noise level anticipated at 
the Kaimai Views boundary will comply with the District Plan noise limits as if Kaimai Views was 
zoned Residential, which we anticipate it will be in the future and consistent with the established 
residential environment (See Attachment 20). 
 
8. Has consideration been given to how to achieve connectivity from the town centre the eastern side 
of Omokoroa Road? The Urban Design Assessment shows pedestrian linkages out to Omokoroa 
Road; however, no discussion has been provided on how links to the nearby subdivisions of Harbour 
Ridge and Te Awanui Waters. Has there been discussion with Council staff how connectivity will be 
achieved across the future multi-lane Omokoroa Road? Please provide further discussion and details.  
 
Council has advised that urbanisation of this section of Omokoroa Road is underway. We have 
provided for connectivity to the dual-purpose walkway/cycleway.  A connection across Omokoroa 
Road seems logical and could be established by creation of an island refuge.  We anticipate this will 
be included in the urban works upgrade package as no capital works item has been identified in the 
Omokoroa Structure Plan (Stage 2 Area), which includes the town centre. 
 
9. Please provide a detailed assessment of effects on the residents in the Kaimai Views subdivision 
(ie. traffic through Sentinel Avenue), and those directly adjoin the Town Centre site (ie character and 
amenity, privacy, noise).  
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The environmental effects are consistent with activities able to be established in the Commercial 
zone as a permitted activity, assuming the town centre plan is approved. The character of the 
buildings is consistent with the Commercial zone outcomes.  Design guidelines have been 
established to test building consent applications against the outcomes of the town centre plan when 
building consent applications or detailed engineering design are presented to Council for approval. 
Noise has been assessed as compliant by Earcon (Attachment 20). 
 
 
10. Please provide an assessment on how the proposal fits within the proposed structure plan 
framework Council has been working on through community workshops and the identification of 
preferred options for a Town Centre location. Please also provide comments on the proposed 
Structure Planning framework which has previously indicated the site would change to Residential 
Zone.  
 
The commercial zoning of the site has been in place for over ten years.  The proposed structure plan 
framework which the Council has been developing is proposed only, lacks the detail necessary for a 
re-zoning and/or structure planning exercise, and is still subject to ongoing consultation.  As far as the 
applicant is aware, the Council has not prepared or notified a plan change or completed its duties of 
consultation on a ‘project of significance’ under the Local Government Act 2002.  As such, the 
proposed structure planning process is unlikely to be a relevant consideration to this resource consent 
application.   
 
Nevertheless, the applicant asked John Polkinghorne (RCG Economist) and Lee Beatie (Urban 
Designer) to provide commentary on the location of this proposed town centre, which confirms that 
it is in the appropriate location [See Appendix 5 and 10 of application documents]. Accordingly, to 
the extent that the application reflects the status quo, this proposal enables the delivery of the 
status quo for the Omokoroa Town Centre and enables Council to progress its wider structure 
planning framework with more certainty. 
 
11. Please provide details on how the development will integrate with the Council’s Public Art Policy.  
 
There are opportunities for public art to be established as part of building design, the piazza area, 
the pedestrian laneways, or the marketplace area.  It is anticipated that street art would be included 
in the Piazza Area and also the Marketplace. 
 
Preliminary discussions with Pirirakau has indicated that cultural representation of Pirirakau’s history 
is appropriate and they would welcome recognition through either gateway features or public art.  
We see this as a detailed design outcome that will need further consultation with Council, Pirirakau, 
the Omokoroa Arts representatives and others.  Jace Investments consider placemaking is an 
important outcome of the town centre, which will be addressed further during detailed design. The 
objectives of the Public Arts Policy can be met through this future design process including 
commissioning of art. 
 
12. While a civic space is proposed, please provide detail on integration with other community 
facilities, i.e. shared workspace, arts and cultural facilities, auditorium, movie theatre, swimming 
pool. 
 
Many of the buildings are two storeys with office space, which could be used as shared office space 
or for other activities such as a movie theatre.  Consultation with the MoE in early August revealed 
that the school is unlikely to build a swimming pool in the school so there is an opportunity to 
provide a public or private swimming pool in or adjacent to the town centre.  A swimming pool has 
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not been considered during the preparation of the town centre as these are often large buildings 
with limited active frontages.  Careful planning of a swimming pool or auditorium would be required, 
which could occur potentially opposite the civic building where the residential terraced housing is 
proposed (Buildings H or G).  The residential terrace housing could be relocate into the future urban 
area when that land is zoned. 
 
13. Please undertake consultation with and provide further feedback from “Power Co” and provide 
their confirmation on the capacity/ availability within the electricity distribution network for the 
development and any necessary upgrades. Please indicate on the scheme plan a suitable location for 
electricity distribution.  
 
Please find attached further feedback from Powerco (Attachment 19). 
 
14. It appears the intention is to construct the supermarket and sleeve retail in the first stage of the 
development. Please provide details on how traffic/ deliveries, noise, light-spill, loss of residential 
amenity effects to Kaimai Views’ residents will be mitigated until building “N” is constructed as a 
buffer. 
 
The proposed staging plan shows how town centre is likely to be developed.  A previously discussed 
earlier in this S92 response the child care centre and Building N (mixed use development) are 
proposed adjacent to the Kaimai Views building and provide a transition from true commercial retail 
activities to residential and education activities more compatible with Kaimai Views residential 
subdivision. 
 
The supermarket is separated from the Kaimai Views by 55m.  Conditions regarding glare and noise 
can be included in the resource consent. 
 
Landscaping and fencing along the boundary with Kaimai Views will assist in maintaining privacy and 
containing noise until Building N is constructed.  
 
15. The proposal will likely increase the vehicle movements through the intersection of Omokoroa 
Road and State Highway 2. The NZTA notes that the intersection is subject to capacity and safety 
constraints, which will be exacerbated by increased trip generation associated with further 
development within Omokoroa. Please provide an assessment of increases in trip generation, 
capacity and safety at the State Highway 2 intersection as a result of the proposed development 
which will drive the local rural/ Katikati community into Omokoroa. NZTA note that the NZ Upgrade 
Programme should remove this issue with a grade separated interchange at the intersection; 
however, there is still no project plan and no funding yet received. Please consult with NZTA further 
on this matter. 
 
Consultation with NZTA has indicated that the grade separate interchange is proposed after the TNL 
project to Loop Road is completed.  This is anticipated to be commenced on or about 2025. The lead 
in time for the town centre including detailed design and earthworks is likely to be 2 years 
(2022/23).  Assuming an anchor activity such as a supermarket was established first, this isn’t likely 
to be operational until late 2023 or early 2024.  This may reduce trips onto the state highway for 
residents who currently prefer a larger supermarket for weekly shops, the nearest being Bethlehem. 
Despite this our reasonable expectation was that Council would have considered the traffic 
generation from the original commercial area when that was zoned (made operative 2010). The 
commercial zone has reduced in area by more than half as a result of the Kaimai Views residential 
subdivision and 412 Omokoroa Road being purchased for education purposes. 
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16. Please provide further details on the planned childcare centre including building location, 
carparking, play areas, noise and an assessment of the activity on adjoin neighbours. 
 
The childcare centre will be a typical childcare centre operation similar to others in Omokoroa.  The 
childcare centre provides for 100 children and will require up to 15 staff.  Operating hours will be 
7am to 6pm.  The playground area is orientated to the south and west of the building, so the 
building and boundary acoustic noise fence will mitigate noise effects from the centre.  The building 
is a single storey building and will comply with the bulk and location standards of the zone as well as 
a 3m setback from the residential boundary where children will be excluded. Car parking will be 
provided adjacent to the childcare centre building as per the masterplan where 20 car parks will be 
marked for the use of the childcare centre. Signage  
 
17. NOTE: the applicant originally applied for a Land Use consent for Contaminated soil, which was 
returned. To date this application has not been resubmitted to Council  
 
The NESCS contaminated land resource consent application has been resubmitted. 
 
 
Attachments 
 

1. Omokoroa Town Centre – First Principles Plan Set 
2. Summary of Submission Points 
3. Financial Contributions Assessment 
4. Subdivision Scheme Plan and Staging Plans 
5. Iwi Consultation Notes 
6. Comparative Assessment of Marketplace/Public Focal Point 
7. Buildings Typologies G & H 
8. OTC Design Guidelines 
9. Draft Conditions 
10. Landscape and Visual Assessment (includes landscape masterplan) 
11. Existing Drainage Easements 
12. Earthworks Cut to Fill Plan 
13. Retaining Wall Plans 
14. Geotechncial Report Update 
15. Stantec response to S92 transportation questions 
16. Concept Safety Audit 
17. Roading Long Sections and Cross-sections 
18. Wastewater Capacity Calculations 
19. Powerco & Fibre Consultation 
20. Acoustic Assessment 
21. Refuse and Loading Bay Location Plan 
22. General Services Arrangement Plan 
23. Erosion & Sediment Control Plan 
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Yours sincerely. 

 

Richard Coles 

Director/Planner 

richard@mpad.co.nz 
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