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the Client.  
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1.0 Applicant and Property Details 

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

To: Western Bay of Plenty District Council  

Applicant’s Name: Jace Investments Limited 

Site Address: 404 Omokoroa Road, Omokoroa  

Legal Description:  Lot 1 Deposited Plan 307535 

Site Area:    7.9099ha (Commercial zone 5.3 hectares) 

District Plan Zoning:   Commercial Zone   

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

Land Subject to Road Designation for Roundabout 
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2.0 Introduction 
 

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

request. Received 18th June 2020.   

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

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

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

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

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

The Omokoroa Structure Plan  requires a town centre plan that achieves several design outcomes, 

including amenity landscaping, landscaped car parking areas set back from Omokoroa Road, buildings 

with muted natural or recessive colours, and an outlook towards the gully system (See Rule 

19.5(a)).Other specific standards are identified in Rule 19.5(b) including a maximum length of 

buildings, a plaza area of not less than 200m2, a two storey building design with first floors above 

retail, and shared use of car parking by locating car parks adjacent to the gully reserve boundary. 

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

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

the master plan are 

Landscaping throughout the town centre, selected specimen street trees, landscaped beds, and 

orientation of the marketplace towards the gully area. The latter  will be an enhanced green corridor 

with walking tracks.  

The town centre plan also includes hard landscaped areas including pedestrian walkways, plaza area 

and the marketplace.  These areas will be focal points for the town centre and help create a unique 

identity for Omokoroa. 

For completeness, the proposed buildings are assessed in relation to the surrounding context, taking 

into consideration the permitted baseline of the underlying Commercial zone. 

 

3.0 Landscape and Visual Assessment  

3.1 Methodology for Assessment 

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

potentially affected viewing audiences. 

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

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

environment, taking into consideration the existing character of the surrounding context, both 

natural and urban. For this assessment it is appropriate to consider the permitted baseline.  

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

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

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

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

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

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

perceived value ascribed to the landscape. 

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

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

the overall effects with respect to visual amenity.1 

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

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

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

incorporated into the design.  

This assessment has been undertaken taking into consideration Quality Planning Landscape 

Guidance Note and the NZILA Guidelines for Landscape Assessment. Design guidelines from the 

Auckland Design Manual have also been considered.  

 

4.0 Site and Context 
 

The subject site is located at 404 Omokoroa Road (Lot 1 Deposited Plan 307535) and has an overall 

area of 7.909 hectares. The site is currently planted out as a kiwifruit orchard and contains one 

residential dwelling located near the boundary adjacent to Omokoroa Road.  

The site is irregular in shape as the north and western boundaries of the site are bounded by a 

stream/gully system. The topography of the site gently contours from west to east, from 

approximately 12 metres at the stream to 32 metres at the highest point on the eastern boundary 

adjoining Omokoroa Road (see Figure 2). 

The site is subject to split zoning in the Western Bay of Plenty District Plan, with around 5.3 hectares 

zoned Commercial in the Omokoroa Stage 2-1A area, and the balance of approximately 2.6 hectares 

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

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

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

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

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

development rates.  

 
1 http://www.qualityplanning.org.nz/index.php/planning-tools/land/landscape/landscape-assessment 
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The existing commercial activity in Omokoroa includes a small neighbourhood shopping area at the 

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

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

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

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

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

resource consent for a mixed use development, with approximately 9,000m2 of commercial GFA.  

The site is located on a secondary arterial road connecting Omokoroa peninsula to State Highway 2. 

There is a bus stop within 100 metres of the site, and two more located nearby. Pedestrian and cycle 

networks are established near the site and provide connections to the wider context of Tauranga 

City. Sustainable modes of transport are therefore accessible to the site. 

   

5.0 Specific Assessment of Height Encroachments 

5.1 Proposed Finished Ground Contours 

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

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

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

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

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

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

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

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

ground contours and also the proposed finished contours. 

5.2 Assessment of Height Encroachments  

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

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

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

District Plan definition of ground level. 

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

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

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

Council may require a survey to determine existing ground levels. 

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

the effects of the ground level change and proposed buildings can be considered. 
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Figure 1: Rolling plane showing encroachments through 11m height limit – modified ground level (FP 

sheet 2.1.15A). 

 

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

ground level are as follows. 

 

Table 1- Assessment of Height Encroachments 

Building 
Reference 

Height 
Encroachment 
above 11m max 
height from 
existing ground 

Height Encroachment 
above 11m max 
height above 
proposed ground 

Comment 

Building A 3020mm, 4150mm 
and 4890mm 

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

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

Buildings B & 
C 
 
 
 

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

No intrusion to 
proposed ground level 

Effects internalised within the 
development and therefore less 
than minor. 

Building D 620mm and 
2420mm 

Isolated area of upper 
floor and roof, 
protruding through 

The encroachment is separated 
from sensitive zones by a 
considerable distance (35m plus). 
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Building 
Reference 

Height 
Encroachment 
above 11m max 
height from 
existing ground 

Height Encroachment 
above 11m max 
height above 
proposed ground 

Comment 

height plane, up to 
2420mm. 
  

Encroachment is minor and 
restricted to a small area of roof. 
Effects less than minor.  
 

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

No intrusion to 
proposed ground level 

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

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

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

Minor encroachment no adverse 
effects. Internalised within 
development. 

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

No intrusion to 
proposed ground level 

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

Building L 
 
 
 

No intrusion No intrusion to 
proposed ground level 

Height complies. 

Building M 
 
 

Areas of roof 
protruding 
between 760mm 
and 3800mm. 

Areas of roof 
protruding between 
580mm and 1960mm.  

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

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

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

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

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

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

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

commercial zone height limit, and any encroachments above this.    

The height limit that applies to Omokoroa Commercial zone provides for buildings up to 11m in height 

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

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

Commercial land resource efficiently. 

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

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

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

urban land that can be practically developed. 

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

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

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

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

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

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

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

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

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

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

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

which features in the mitigation section below. 

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

District Plan. 

5.4 Mitigation of Bulk and Dominance Effects  

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

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

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

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

dominance effects of the proposed buildings. 

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

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

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

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

perspectives). 

 
2  
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Muted Natural or Recessive Colours – This is a detailed design element that will be applied at time of 

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

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

resource consent. 

Permeable Masterplan Design 

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

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

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

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

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

5.5 Conclusion Bulk and Dominance Effects 

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

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

the town centre, the potential bulk and dominance effects are considered to be acceptable and will 

have less than minor effects on the surrounding residential areas when taking into account the 

permitted baseline and design outcomes sought by the District Plan. 

 

6.0 Proposed Landscape Mitigation 
 

Landscaping is key to the town centre design as it not only provides amenity for visitors to the 

centre, it also helps to soften and break up the urban environment through incorporation of trees 

and shrubs, which in turn provides visual amenity to  surrounding developments that overlook the 

town centre. 

This is particularly important on the boundaries, to Omokoroa Road, and the Kaimai Views 

residential development to the north. The overall landscaping strategy is illustrated in the Landscape 

Masterplan below (Figure 2) and also attached as an Appendix. Key principles of the landscape 

strategy are expanded on below. 

6.1 Parks, Reserves and Gully System 

A network of urban parks, reserves and green corridors are proposed through and around the edges 

of the town centre, encouraging biodiversity and amenity. 

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

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

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

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

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

in the permeability of the town centre area for pedestrians and cyclists. People will be able to meander 

around pathways at the top of the grassed embankment and relax on the terraces that look north over 

the native landscape area. 
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While providing important amenity to the centre, the gully reserve provides an important function for 

stormwater management where overland flowpaths from the town centre and upper catchment will 

flow to the established stormwater ponds. This is also covered in detail within the civil engineering 

services report. 

 

 

Figure 2 – Landscape Masterplan 

  



 

12 

6.2 Boundary/ Edge Treatments 

Future School Boundary  

The Ministry of Education has recently purchased land to the south of the town centre. The 

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

passive surveillance from the commercial buildings along this boundary has been a key principle for 

the town centre design. Landscaping of this interface will assist in both the amenity and legibility of 

this connection. 

 

Figure 3 – School Boundary Cross Section  

 

Omokoroa Road Boundary 

The western boundary of Omokoroa Road is expected to be landscaped as an outcome of the 

Structure Plan design statement in S19.5 of the District Plan.  The walkway/cycleway established 

along this side of the road will adjoin a landscape strip that has been identified in the Landscape 

masterplan as specimen trees and low level planting to maintain visibility for vehicles but also as a 

CPTED outcome. 

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

sleeves the eastern side of the supermarket. This will include smaller tenancies, housing uses such as 

takeaways, where vehicles and pedestrians can stop in briefly. A cross section of this boundary is 

shown in Figure 4 below. 
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Figure 4 – Omokoroa Road Cross Section  

 

Kaimai Views SHA Boundary 

The boundary to Kaimai Views SHA is an important one. Sentinel Avenue provides a local 

neighbourhood connection for both vehicles and pedestrians from the residential area into the town 

centre. Some filling at this boundary of the site will allow an at grade connection, providing an 

extension of the existing termination of Sentinel Drive. As shown in the section below, there is a 15m 

setback between the boundary to Kaimai views and building N. This setback will include some car 

parking, right of way and a landscaping strip along the boundary edge to provide a natural buffer to 

residential neighbours.  
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Figure 5 – Kaimai Views Boundary (apartments) 

 

Figure 6 – Kaimai Views Boundary (childcare) 

 

 

Private Landscaping and Boundary Treatment 

Private landscaping for the terraces (Residential Buildings G & H) will include front gardens along the 

spine road that runs west from the central round about. Gardens will include a small lawn area and 

low hedging/shrubs to the street edge. Any fencing will be limited to 1.2m in height.  This will help 

soften this residential edge and create amenity for people within the adjacent public realm. This 

landscape treatment is shown on the supporting landscape concept plan on following page.  

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

space within the internal courtyard of building N as shown on masterplan. Detail of this will follow 

through in detailed design but is expected to have grassed areas and seating for the benefit of the 

residents. 

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

edges and in between car parks areas, to help soften the predominantly hard landscaping elements. 
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Figure 7 – Private landscaping  

7.0 Conclusion 
In conclusion, the landscape and visual effects resulting from the proposed town centre commercial 

design and associated commercial and residential activities are considered to be acceptable and 

anticipated by the underlying commercial zone. Any landscape and visual effects resulting from height 

encroachments are minor only and mainly internalised within the development. Due to the town 

centre generally sitting lower then surrounding sensitive areas, encroachments above the permitted 

baseline will unlikely impact on key view shafts from surrounding context.   

The new town centre will achieve a very high standard or urban design quality and will contribute 

positively with the Omokoroa environment in accordance with the outcomes sought by the District 

Plan.  Landscaping is incorporated throughout and along boundaries to soften the urban edges and 

create amenity for visitors to the town centre, and distant views from the residential neighbourhood 

to the east.  

The environmental effects will be positive for the community and less than minor with respect to 

neighbouring sensitive zones and adjacent Ministry of Education site. 
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Appendix 1 – Landscape Masterplan 
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Appendix 2 – Planting Location Plan 
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