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Introduction 

1. My full name is Joseph Brady Henehan. I am a planning consultant employed 

by Reyburn and Bryant in Whangarei. I hold a Bachelor of Environmental 

Planning from the University of Waikato specialising in public policy and the 

environment. I am an intermediate member of the New Zealand Planning 

Institute.   

2. I have 6 years of experience as a planning consultant in the Northland and 

Auckland regions.  My role has typically been to lead project teams through 

various resource consent, notice of requirement, and plan change processes, 

and to provide environmental and strategic planning advice for these 

projects.   

3. I am familiar with the area to which the application for resource consent 

relates. I have visited the site and surrounds on several occasions. 

4. I record that I have read and agree to abide by the Environment Court’s Code 

of Conduct for Expert Witnesses as specified in the Environment Court’s 

Practice Note 2014. This evidence is within my area of expertise, except where 

I state that I rely upon the evidence of other expert witness as presented to 

this hearing.  I have not omitted to consider any material facts known to me 

that might alter or detract from the opinions expressed. 

Scope of Evidence 

5. This evidence has been prepared in support of the Ruakaka Economic 

Development Group’s (REDG) submission number 244. 

6. My evidence will address the following: 

 The primary submission. 

 Any relevant further submissions. 

 Matters in agreement (s42A report). 

 Matters not agreed (s42A report). 

 Basis for submitter’s position and any additional supporting information.   
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The primary submission 

7. The relief sought in the original submission was as follows:  

8. Amend proposed planning maps 14, 41, 42 and 44 by rezoning the Marsden 

Point Area in accordance with the plan attached as part of the submission. 

proposed zones included Residential Zone1, Light Industrial Zone, Local 

Commercial Zone, Open Space Zone and a new Education Zone. 

9. Where there are infrastructure constraints, the land sought for Residential 

rezoning could also be subject to an "expansion precinct" that enables 

development only when it is serviced by on-site communal wastewater and 

stormwater disposal systems.  

Any relevant further submissions  

10. Nine further submissions were received on the proposal, including six in 

support and three in opposition. These are listed as follows: 

Submitter  Support/oppose  

University of Auckland Support 

GT Bild Limited Support 

DP and W Legarth Family Trust Support 

Craig Johnston and David and Robyn Ford Support 

REDG Support 

Jonathan Michell Support 

 
1 Previously entitled the ‘Medium Density Residential Zone’. 
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Southpark Corporation Limited (Marsden City) Oppose 

The New Zealand Refining Company Limited Oppose 

John Keith Oppose 

11. Broadly speaking, the six further submissions received in support of the 

proposal listed the following matters as reasons for their submission: 

a. Housing affordability. 

b. State Highway traffic effects. 

c. The land is contiguous with other Living Environments.  

d. The area has good access to major transport routes and key resources and 

infrastructure. 

e. The land is not subject to any hazards that will affect any land 

development opportunities. 

f. The submission enables people and communities to provide for their 

social, economic, and cultural well-being. 

g. The submission provides for consolidated urban growth in appropriate 

locations. 

12. The further submission lodged by the REDG in support of the proposal 

provided a draft Chapter wording for the “expansion precinct” proposed 

under the original submission. This proposed overlay is entitled the “Marsden 

Point Growth Precinct” (MPGP). This draft wording is essentially a “final form” 

zoning, which would enable subdivision down to a residential lot size 

consistent with the Residential Zone provided that sufficient land was set aside 

for communal servicing of wastewater, stormwater and drinking water. 

13. The further submission lodged by Jonathan Michell in support of the proposal 
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requested that Lots 1-5 DP 517284 are zoned Residential (rather than Light 

Industrial as depicted on the plan attached to the original REDG submission 

referenced 180). It has become evident that this requested zoning better 

reflects the zone shown on the Marsden Primary Centre Master Plan (noting 

that there is an alignment error on the key on this Master Plan which appears 

to be the reason for the zone being shown incorrectly). Overall, this 

submission is supported (see updated submission plan attached in Exhibit A).  

14. Three further submissions were received in opposition to the proposal. These 

submissions were made by Refining NZ (who cited reverse sensitivity effects 

as being the main reason for their submission), John Keith (who cites flooding 

issues along the western side of Marsden Point Road as being a concern) and 

Southpark Corporation Limited (Marsden City) (who cited the lack of 

supporting technical reports and inconsistency with the Marsden Primary 

Centre provisions as the reasons for opposition).  

Matters in agreement (Section 42A report)  

15. The following submission points are supported by the Council officer in the 

section 42A report: 

 To rezone Part Lot 1 DP 36288, Lot 1 DP 406479 and Part Section 11 Block 

VII Ruakaka SD to the Light Industrial Zone.  

Matters not agreed (Section 42A report)  

16. Within the s42A report, Council have recommended that all remaining 

submission points be rejected. The reasons for their recommendation are 

listed as follows: 

 Council have identified that there is already a sufficient supply of 

Residential, Light Industrial, Open Space zoned land proposed in the 

Whangarei District. Council have also highlighted the fact that there are 

infrastructure constraints in the Marsden Point area that will restrict 

development if this land was to be rezoned. It is noted however that 

Council have provided a “secondary recommendation” in paragraph 250 

of part 8 of the s42A report, where they have suggested an alternative area 
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of land which they consider would be more appropriate for a Residential 

zoning. 

 With respect to the proposed MPGP, Council cite the following 

complications as reasons for their recommendation: 

- “The establishment, management and operation of the communal 

assets on an on-going basis given that there are numerous landowners 

within the rezoning submission area. Achieving a comprehensive 

development under the existing land ownership pattern would be 

challenging in my opinion.  

- The impacts on the potential future development capacity of the area 

would be significantly constrained by areas that had been established 

for on-site servicing. This would not result an inefficient use of land over 

the long term in my opinion.  

- Requiring connection to reticulated services for sites that are already 

serviced by on-site or communal infrastructure is often difficult and 

costly and likely to experience reluctance from landowners. This would 

result in an inefficient use of infrastructure if landowners did not 

connect to reticulated services in my opinion.” 

 Regarding the proposed "Education Zone", Council consider that large 

scale development of tertiary educational facilities be better off being 

managed via designation processes.  

Basis for submitter’s position and related supporting information/evidence.   

17. The proposed zone, objectives and rules advanced in the applicant’s primary 

and further submissions are considered appropriate because: 

a. Firstly it is considered important to address the demand for housing in 

the Marsden Point area. The following comments are made in this 

respect: 

 There is currently approximately 437ha of vacant existing and 
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proposed industrial land (zoned Heavy and Light Industrial) within the 

Marsden Point area (see Vacant Existing and Proposed Industrial Land 

plan attached in Exhibit B).  

 The Whangarei Housing and Business Development Capacity 

Assessment report prepared by MRCagney and Associates (see page 

56 of Attachment 1 of Part 1 of the s32 Report for the Urban and 

Services Plan Changes2) was utilised by Council to calculate the 

average number of employees per square metre of industrial land. 

This report states that under a “base scenario” it is expected that 

Heavy Industrial land will generate 1 employee per 3,200m², and Light 

Industrial land will generate 1 employee per 370m². Based on these 

calculations, it can be expected that approximately 6875 new 

employees will be working in the Marsden Point/Ruakaka area over 

the next 10 years3.  

 If each of these 6875 employees (and their families) are to live in their 

own individual dwellings, we anticipate a maximum demand of 

approximately 6875 new dwellings in the Marsden Point area over the 

next 10 years.  

 At this stage, Council have only provided approximately 138.3139ha 

of residential land (see Vacant Existing and Proposed Residential Land 

plan attached in Exhibit C) – equating to a total yield of 2458 

potentially new dwellings over the next 10 years4, leaving a shortfall 

of 4417 dwellings.  

 To account for the shortfall described above, we anticipate the need 

for an additional 238.5180ha of Residential zoned land in the 

Marsden Point area. A revised plan has been prepared showing an 

 
2 
http://www.wdc.govt.nz/PlansPoliciesandBylaws/Plans/DistrictPlan/DistrictPlanChanges/Documents
/PC-Urban-and-Services/3-Notification-Reports/s32-Report-PC88-Part-1-Urban-Plan-Changes-
Technical-Introduction.pdf  
3 Assuming that all existing and proposed vacant industrial sites are developed. 
4 This total yield has been calculated using the total area of vacant residential land (minus 20% for 
roading, reserves and services) divided by 450m² - being the minimum lot size for development in the 
Residential Zone. 
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updated zoning layout (see Exhibit A). This updated zoning layout 

takes into account maximum demand for residential land calculated 

above, as well as the points raised in Council’s s42A report and the 

relevant further submissions. This amended plan shows an additional 

150.1688ha of residential land. While this is less than the maximum 

demand of Residential land calculated above (being 238.5180ha),  it 

is my opinion that this should significantly increase the availability of 

affordable housing in the area, and also significantly reduce the 

amount of traffic on State Highway 1 between Whangarei and 

Marsden Point – hence achieving the intent of this submission.  

b. Paragraph 232 of Part 8 of the s42A report states that “the impacts on 

the potential future development capacity of the area would be 

significantly constrained by areas that had been established for on-site 

servicing”. This is incorrect. The Development Capacity Plan 1 attached in 

Exhibit D shows a hypothetical design of a subdivision of a title that has 

been provided with connections to Council reticulated services and 

designed in accordance with the Residential Zone provisions. 

Approximately 59 lots are achievable under this scenario. The 

Development Capacity Plan 2 attached in Exhibit E shows a hypothetical 

design of a subdivision that has been provided with on-site/communal 

wastewater and stormwater disposal systems. Approximately 57 lots are 

achievable under this scenario. Taking this into account, it is concluded 

that on-site/communal disposal areas will have no/minimal effect on 

development capacity. It is noted that a lower minimum lot size of 350m² 

is preferable under the latter scenario (shown on Development Capacity 

Plan 2), as it allows for allotments to be sold to purchasers at lower rates 

and restricts the ability for land owners to construct dwellings with larger 

floor areas. This ultimately promotes the provision of affordable housing. 

Furthermore, when designed appropriately, on-site/communal disposal 

areas can generate significant positive amenity effects by providing 

communities with shared open spaces, high levels of natural character 

and various pedestrian linkages. These shared open spaces essentially 

off-set the lower levels of open space that are typical available on smaller 
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allotments.  

c. Regarding the proposed “expansion precinct”, at this stage, it is possible 

that this could work in two ways: 

 As a future urban zoning, which would enable subdivision down to a 

certain lot size prior to reticulated services being available and then 

would enable further subdivision once reticulation was available 

(similar to the operative RUEZ); or  

 As a final form zoning, which would enable subdivision down to a 

residential lot size consistent with the Residential Zone provided that 

sufficient land was set aside for communal servicing of wastewater, 

stormwater and drinking water.  

Council have commented on the above scenarios in paragraph 232 of 

Part 8 of the s42A report, stating that “requiring connection to reticulated 

services for sites that are already serviced by on-site or communal 

infrastructure is often difficult and costly and likely to experience 

reluctance from landowners. This would result in an inefficient use of 

infrastructure if landowners did not connect to reticulated services in my 

opinion.” Having reviewed this recommendation, it is generally agreed 

that requiring landowners to connect to Council reticulated services 

when they become available would be potentially problematic and 

difficult to implement. Consequentially, the draft MPGP Chapter wording 

is essentially a “final form” zoning, which would enable subdivision down 

to a residential lot size less than that generally required for reticulated 

sites in the Residential Zone provided that sufficient land was set aside 

for communal servicing of wastewater, stormwater and drinking water. 

As stated in point b. above, this would allow allotments to be sold at a 

cheaper rate while also providing for off-site amenity (such as parks, 

ponds, green areas and pedestrian accessways). It is considered that the 

proposed MPGP would ultimately achieve the outcomes sought by this 

submission.  

d. The various industrial activities located at Marsden Point are significant 
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employers in the context of the Whangarei District. Much of the 

workforce currently make the 30-minute (35km) commute between 

Whangarei and Marsden Point each day. Taking into account the 

extensive areas of vacant Industrial land in the area, there is potential for 

there to be a significant expansion of existing industrial activities, and 

new activities, further increasing the workforce in the Marsden Point 

area. The lack of affordable residential land in the Marsden Point area 

will continue to place constraints on the State Highway where employees 

of businesses in the Marsden Point area will continue to be required to 

make the daily commute to and from Whangarei.  

e. Industry leaders and Iwi have identified a significant problem with 

housing affordability in the area. The residentially zoned land in the area 

is held by a small number of developers, and it is pitched at the top end 

of the market (due in part to its close proximity to the coast and/or 

waterways, and to the cost of installing reticulated infrastructure and 

associated development contributions).  This affordability issue is partly 

a result of the cost of construction, but also the cost of developing land 

for the market. Construction costs cannot be addressed through District 

Plan means. However, the supply of affordable land can be enabled 

through land use planning. The proposed MPGP Chapter provides a draft 

wording for this precinct and will allow for sites to be developed with on-

site wastewater and stormwater disposal systems as controlled activities 

– hence significantly reducing the costs of development (specifically with 

respect to the costs of connecting to services and development 

contributions). Communal servicing also allows for lot sizes to be reduced 

– allowing for the price of sections to be reduced accordingly.  

f. The further submission lodged by John Keith has cited flooding along 

Marsden Point Road as being an issue (within Part Lot 1 DP 36288, Lot 1 

DP 406479 and Part Section 11 Block VII Ruakaka SD). This has been 

considered and it is determined that flooding is a matter that can be dealt 

with at resource consent stage through the implementation of mitigation 

measures designed by a suitably qualified engineer (such as raised 

finished floor levels etc).   
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g. The further submission lodged by Refining NZ raised concerns regarding 

potential reverse sensitivity effects associated with establishing 

Residential Zoned land in close proximity to industrial zones. While the 

intent of this submission is acknowledged, the proposed Residential Zone 

is located approximately 700m to the west of any industrial zoned land. 

Reverse sensitivity effects are therefore not anticipated.  

h. The zoning amendments have been considered in the context of the 

relevant zoning criteria listed within the Section 32 report for the Urban 

Plan Changes. With respect to these criteria, the following general 

comments are made: 

 The proposed Residential Zone is contiguous with other existing 

Living Zones.  

 The area has good access to major transport routes and key 

resources and infrastructure. 

 The land is not subject to any hazards that will affect any land 

development opportunities. 

 The land is not subject to an Outstanding Natural Landscape. 

 The rezoning of the land will not create any reverse sensitivity 

effects. 

 The proposed zonings best achieve sustainable management under 

Part 2 of the RMA.  

Summary  

18. Overall, the proposed rezoning and expansion precinct will significantly 

improve the availability of affordable housing in the Marsden Point area while 

also significantly reducing commuter traffic on State Highway 1 between 

Marsden Point and Whangarei. The submission seeks to zone land 

appropriately with the primary focus on resolving existing issues that this 

community faces while also seeking to achieve the purpose and principles of 
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the RMA, 1991. 

 

 

……………………………………………………… 

Joseph Henehan (Planner)  

This 7th day of November 2019 

 

Encl  Updated Submission Plan  

Vacant Industrial Land Plan 

  Vacant Residential Land Plan 

Development Capacity Plan 1 – reticulated servicing 

Development Capacity Plan 2 – on-site/communal reticulated 

servicing 
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EXHIBIT 1 

UPDATED SUBMISSION PLAN 
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EXHIBIT 2 

VACANT INDUSTRIAL LAND PLAN 
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EXHIBIT 3 

VACANT RESIDENTIAL LAND PLAN 
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EXHIBIT 4 

DEVELOPMENT CAPACITY PLAN 1 

– RETICULATED SERVICING 
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EXHIBIT 5 

DEVELOPMENT CAPACITY PLAN 2 

– ON SITE/ COMMUNAL 

RETICULATED SERVICING 
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