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1

INTRODUCTION

1.1

My full name is name is Timothy James Heath. I am a Property Consultant,
Retail Analyst and Urban Demographer for Property Economics Limited,
based in Auckland. I hold the following degrees from the University of
Auckland:

1.2

•

Bachelor of Arts 1991 (Geography); and

•

Bachelor of Planning 1993.

I have 22 years’ experience as a Property Consultant, Retail Analyst and
Urban Demographer. I advise district and regional councils throughout
New Zealand in relation to retail, industrial and business land use issues
as well as strategic forward planning. I also provide consultancy services
to a number of private sector clients in respect of a wide range of property
issues, including retail economic impact assessments, commercial and
industrial market assessments, residential and business NPS UDC
capacity modelling, and forecasting market growth and land requirements
across all property sectors.

1.3

I have been commissioned by Southpark Corporation Limited
(“Southpark”) to prepare this statement of evidence to address matters
raised by Southpark’s primary and further submissions to Whangarei
District Council’s (“WDC”) Proposed Plan Changes 82 A & B, 88, 88 A –
J, 109, 115, 136, 143 – 145, 147 and 148 (“the Urban and Services Plan
Changes”).

1.4

My involvement to date has been to undertake an economic assessment of
the retail implications of the proposed Marsden City Structure Plan and as
part of that exercise assess the level of retail demand and retail Gross Floor
Area (GFA) sustainable by the wider Marsden - Ruakaka market over the
next 20 years.

1.5

I am very familiar with the area to which the Southpark submissions relate
and the wider Waipu to Whangarei markets having undertaken retail
economic assessment across this broader area for private and public sector
organisations for nearly two decades.

1.6

I have reviewed Southpark’s submissions in relation to Ruakaka retail and
commercial centre issues and the Council Officer’s s 42A report (Officer’s
Report). I respond to matters raised in the Officer’s Report later in my
evidence.
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1.7

I have read the Code of Conduct for Expert Witnesses Contained in the
Environment Court’s Practice Note 2014. I have complied with the Code of
Conduct in preparing this evidence and agree to comply with it while giving
oral evidence before the Hearing Commissioners, as if this were a hearing
before the Environment Court. I have considered all material facts that I
am aware of that might alter or detract from the opinions that I express.
This evidence is within my area of expertise, except where I state that I am
relying on the evidence of another person.

2

SCOPE OF EVIDENCE

2.1

My evidence addresses the retail economic aspects of the Southpark
submissions as they relate to Ruakaka.

2.2

In my evidence I will:
•

Identify and illustrate the geo-spatial extent of the core retail
economic market for the Marsden Primary Centre and determine its
indicative market size.

•

Project catchment population and household growth over the period
to 2043.

•

Determine the amount of retail floorspace that can be sustained by
the core catchment both currently and in the future, considering the
influence of the wider retail network and shopping patterns.

•

Assess whether there are likely to be any retail distributional effects
generated on the existing zoned centres (including Marsden Primary
Centre as identified in the 2008 Structure Plan for the Marsden /
Ruakaka area) that are considered to be significant in their nature in
the context of the RMA.

•
2.3

Respond to matters raised in the Officer’s Report

Attached to this evidence is:
•

Appendix 1: Property Economics Retail Model

•

Appendix 2: Example of Commercial Service activity types

•

Appendix 3: Proposed Expansion of the Ruakaka Centre
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3

EXECUTIVE SUMMARY

3.1

The size of the retail market in the core economic catchment of Ruakaka /
Marsden is relatively small in retail terms and is not projected to be of
sufficient size to support both an expansion of the Ruakaka Shops centre
and the zoned Marsden Primary Centre.

3.2

The commercial reality is, in my professional opinion, that an expanded
Ruakaka Shops centre will severely compromise the ability of the
Marsden Primary Centre to develop sustainably.

3.3

The expansion of the Ruakaka Shops centre is contrary to the embedded
strategic direction for the centre network in the Ruakaka – Marsden
Structure Plan and Whangarei District Plan and would likely cause
significant adverse distribution effects on the zoned Marsden Primary
Centre.

3.4

Based on the retail market analysis in this statement, it is unclear on what
economic basis in the context of the RMA the ongoing expansion of
Ruakaka Shops centre can be enabled given the embedded town centre
status of the Marsden Primary Centre and the existing environment it
forms part of.

4

MARSDEN CITY’S CORE ECONOMIC MARKET

4.1

In order to evaluate the economic potential of Marsden Primary Centre
and estimate its potential economic impacts, it is necessary to identify the
core economic market the development would primarily serve. The core
economic market from this perspective is the area from which a
developed Marsden Primary Centre is likely to derive the majority of its
sales, or the geographic area it is primarily designed to service,

4.2

Figure 1 illustrates the geospatial extent of the Marsden Primary Centre’s
core economic market given the Structure Plan.

4.3

The determination of the core economic market has been based on the
existing and proposed commercial network in the wider Marsden and
Ruakaka area, the extent of the commercial offering likely in Marsden
Primary Centre, the road network, the natural and physical geographical
barriers and my professional opinion based on known patterns and trade
area dynamics for retail centres and commercial developments in New
Zealand.
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Figure 1: Marsden Primary Centre’s Core Economic Market

Source: Property Economics, Google Maps

4.4

Particular consideration in the determination of this economic catchment
has been given to the location of the proposed Marsden Primary Centre in
relation to the Whangarei CBD and the extent of Marsden Primary
Centre’s likely role and function over and above other centres in the
market.

4.5

Competing centres to Marsden City include the Ruakaka and Waipu
Centres. Figure 2 shows a more localised context of the surrounding
market.
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Figure 2: Marsden Primary Centre and Surrounding Local Area

Source: Property Economics

5

POPULATION AND HOUSEHOLD PROJECTIONS

5.1

The population and household forecasts for the identified Marsden
Primary Centre core economic catchment are based on the Statistics New
Zealand (SNZ) Medium and High projection series. Figure 3 displays the
population and household growth for the Core Economic Catchment. This
includes actual growth from 2001-2013, and projected growth over the
next 25 years to 2043. These projections are derived from the latest
Medium and High Statistics New Zealand population and household count
projection series.
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Figure 3: Core Catchment Population and Household Forecast

Source: Property Economics, Statistics NZ

5.2

Under a Medium growth scenario, the current population base of the core
catchment is estimated to be 9,150 people. Net population growth over
the forecast period is projected to increase the population base by +4,450
people to 13,600 by 2043, at an average growth rate of approximately 180
people per annum. The household count is forecast to reach 5,950 by
2043, a net increase of +2,150 over the next 25 years.

5.3

These growth projections equate to net population increasing by just
under 50% over the 25-year forecast period, while the net number of
households is projected to increase at a faster rate of around 56% due to
a fall in the person per dwelling ratio over the forecast period. This trend is
not isolated to the identified catchment but projected to occur across the
country due to an aging population, smaller families and a higher
proportion of ‘split’ or single households.

5.4

This trend is present in the identified catchment (and the wider District
already) with their low person per dwelling ratio, relatively high proportion
of two-resident households and an aging population.
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5.5

Under the High growth scenario, net population growth over the forecast
period is projected to equate to 6,200, increasing the core catchment
population base to an estimated 15,650 by 2043 at an average annual
growth rate of approximately 250 people. The total household count is
forecast to reach approximately 6,850 by 2043, an increase of around
2,900 households over the next 25 years. These growth series equate to
population and the number of households increasing by 66% and 73%
respectively by 2043 under the SNZ High growth series.

5.6

Under both SNZ Medium and High growth series, the Marsden Catchment
can be considered a strong growth area which has a propensity to trend
toward the High growth scenario with improved infrastructure and access
to Auckland, particularly with the baby boomer generation moving into the
retirement age and the potential relocation of some aspects of Port of
Auckland activities in the future.

6

RETAIL EXPENDITURE AND SUSTAINABLE GFA

6.1

To assess retail demand I use a sustainable footprint approach and
forecast the level of retail sector expenditure generated in the identified
market1 on an annualised basis.

6.2

Sustainable floor space in this context refers to the level of floor space
(GFA) proportionate to an area’s retainable retail expenditure that is likely
to result in an appropriate quality offer. This does not necessarily
represent the ‘break even’ point, but a level of sales productivity ($ / sqm)
that allows retail stores to trade profitably and provide a good quality retail
environment.

6.3

Forecasting the level of retail expenditure represents what Marsden
Primary Centre, and the retail stores within the catchment could
potentially achieve from its core economic catchment.

6.4

It is important to note that the retail expenditure generated in the identified
market does not necessarily equate to the sales of any retail stores within
the market. Residents can freely travel in and out of the area, and they will
typically choose centres with their preferred range of stores, products,

1

Retail sector expenditure is calculated on an annualised basis in NZD dollars using the

2006 ANZSIC categories
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brands, proximity, accessibility, environment and price points. This is of
particular relevance to the Marsden Primary Centre catchment as there is
potential for considerable spend leakage and inflow across various
ANZSIC sectors. Therefore, the retail expenditure generation forecast for
Marsden Primary Centre catchment represents what the commercial
centres and retail stores within the catchment could potentially achieve.
6.5

For the purpose of this report there is also a need to translate net retail
trading floor space into GFA, as net retail trading floor space excludes
floor area in a retail area used for storage, warehousing, staff facilities,
office or toilets etc. These activities typically occupy around 25-30% of a
store’s GFA. For the purpose of this analysis a 30% average ratio has
been applied.

6.6

Retail expenditure forecasts have been based on the aforementioned
growth projections shown in Figure 3. These forecasts have been
prepared using the Property Economics Retail Expenditure Model, with a
more detailed breakdown of the model and its inputs outlined in Appendix
1.

6.7

The retail expenditure and GFA forecasts exclude retail activities, as
categorised under the ANZSIC2 classification system, of:
•

Accommodation (hotels, motels, backpackers, etc.)

•

Vehicle and marine sales & services (petrol stations, car yards,
boat shops, caravan sales, and stores such as Repco, Super
Cheap Autos, tyre stores, panel beating, auto electrical and
mechanical repairs, etc.)

•

Hardware, home improvement, building and garden supplies
retailing (e.g. Mitre 10, Hammer Hardware, Bunnings,
PlaceMakers, ITM, Kings Plant Barn, Palmers Garden Centres,
etc.)

6.8

The above activities are not considered to be core retail expenditure, nor
fundamental retail centre activities in terms of visibility, location, viability or
functionality. The latter two activities generally have great difficulty
establishing new stores in centres due to economic and geographic

2

Australia New Zealand Standard Industrial Classification
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constraints, i.e. the commercial reality is that for most of these activity
types it would be unviable to establish new stores in centres given their
modern store footprint requirements. In addition, these activity types
would unlikely be able to locate successfully in centres for an extended
period of time (beyond initial lease term) due to considerations such as
rent, operating expenses, land value and site sizes.
6.9

Also excluded are trade based activities such as kitchen showrooms,
plumbing stores, electrical stores, paint stores, etc. for similar reasons.

6.10

This is not to imply that these activity types are not situated in centres, as
in many instances some of these land uses remain operating in centres as
an historical overhang. However, moving forward it is increasingly difficult
from a retail economic perspective to see these store types establishing
stores in centres (new or redeveloped, or potentially if subsidised), albeit
they likely have equal planning opportunity to do so.

6.11

The following flow chart provides a simple graphical representation of the
Property Economics Retail Expenditure Model to assist in better
understanding the methodology and key inputs utilised.
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6.12

Growth in real retail spend has also been incorporated at a rate of 1% per
annum over the forecast period. The 1% rate is an estimate based on the
level of debt retail spending, interest rates and changes in disposable
income levels, and is the average inflation adjusted increase in spend per
household over the assessed period.

7

MARSDEN CORE CATCHMENT SPENDING PATTERNS

7.1

Spending patterns have been assessed using retail transaction data
sourced from MarketView - a service provided by Verisk. Previous
MarketView analysis I have undertaken in Waipu has been used as a
proxy to assess approximate inflows and outflows of retail spend from the
Marsden catchment, and in which sectors these inflows and outflows are
the most prevalent. I consider this appropriate given the close proximity of
Waipu to Marsden, the fact that Waipu is within the Marsden Primary
Centre Core Economic Catchment and the likely similarities in visitor
spend within the two areas.

7.2

MarketView data is based on the spending and retail transactions of
Paymark credit and debit (EFTPOS) cardholders3. The MarketView data
has been collected from a range of stores across the spectrum of
assessed retailers in the catchment, from national chains to small
independent stores.

7.3

As a guide, electronic card transactions account for approximately 60%70% of retail spending within NZ. The retail transactional data is based on
the calendar year period of January 2015 – December 2015. This discreet
period has been chosen as it is an annualised period thereby removing
any seasonal variations and is considered the best proxy for quantifying
the current spending patterns of the market.

7.4

Given the large sample size of card holders and prolific use of EFTPOS
and credit cards within NZ, MarketView data is considered to provide a
robust and accurate depiction of the destination and origin of retail

3

MarketView data excludes business and corporate cards. The transaction values

include GST but exclude cash out with purchases. MarketView does not pick up hire
purchase, direct debit/credit payments or cash-based spending.
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spending flows in and out of the core market, and hence has been used
as a basis for this assessment.
8

DESTINATION OF RETAIL SPENDING

8.1

‘Destination’ retail spending is derived from identifying where retail
expenditure generated in Marsden Primary Centre’s core retail market is
spent, quantifying the ‘outflow’ of spend from the catchment’s retail market
on an annualised basis.

8.2

Figure 4 illustrates the composition of retail spending made by residents
residing in the core Marsden Primary Centre catchment by ‘destination’
across all retail sectors,

Figure 4: Destination of Marsden Primary Centre Catchment resident Retail
Spending
3%

3%
16%

11%

Catchment
Balance of Whangerei
District
Balance of Northland Region
Auckland City

7%

North Shore City
Rodney District

7%

Balance of Auckland Region
2%

Balance of North Island

50%

South Island

Source: Property Economics, MarketView

8.3

Separating the catchment’s retail spend by destination illustrates that
Marsden’s core localised catchment experiences a substantial amount of
leakage to centres located outside of the core market. Almost 85% of total
retail expenditure generated by the Marsden Primary Centre market is
‘lost’, i.e. $4.20 of every $5 generated in Marsden’s core market is being
spent outside of the catchment (retail leakage). This shows the Marsden
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catchment is not currently meeting the catchment’s fundamental retail
requirements, with many choosing to shop elsewhere.
8.4

Half of the core Marsden Primary Centre catchment’s generated retail
expenditure is lost to the balance of Whangarei District (50% of the total
market leakage). This low level of retention for the identified market is
attributable to the limited local retail provision that currently exists and the
rather low-quality retail offer and environment, coupled with the high level
of competition that the catchment faces, particularly within the wider
Whangarei District. These factors mean that some leakage is expected,
however the catchment is considered to have significantly higher than
expected levels of leakage and therefore has a substantial opportunity for
a more compelling retail provision locally.

9

ORIGIN OF SPEND

9.1

‘Origin’ of retail spending represents where retail spend within the core
Marsden City Catchment is derived, in other words the areas where retail
shoppers of the centres in the area reside. This enables the quantification
of the ‘inflow’ of retail dollars into the market, and the composition of that
inflow.

9.2

Figure 5 illustrates the proportional composition of retail spending within
the core Marsden City Catchment from New Zealand and International
markets.
Figure 5: Origin of Marsden Primary Centre Catchment Resident spend
6%

Waipu

5%
21%

Balance of Whangerie District
7%

Balance of Northland Region
4%

Auckland City
North Shore City

9%

Rodney District
Balance of Auckland Region
28%
11%

Balance of North Island

9%

Source: Property Economics
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South Island & International

9.3

Around 80% of the catchment’s retail sales are attributable to customers
residing outside of the core localised catchment, i.e. visitor spending, with
only 21% of total retail expenditure originating from core catchment
residents.

9.4

This unusually high proportional visitor spend exists due to the popularity
of the One Tree Point-Ruakaka-Waipu areas as a tourist holiday
destination, which increases the market size and potential for Marsden
City considerably.

9.5

Almost 30% of market retail expenditure originates from customers
residing in the wider Whangarei District, indicating that the MarsdenRuakaka-Waipu area functions as a service centre and visitor destination
for its surrounding rural environs.

10

NET RETAIL FLOWS

10.1

Assessing the proportional level of leakage or outflow of retail dollars
leaving, and the proportional inflow of retail dollars entering the Marsden
City core market quantifies the net flow of retail expenditure within the
core market. This is helpful in identifying sectors with potential or ‘gaps’ in
the current Marsden-Ruakaka-Waipu area offer and builds on the analysis
undertaken in the previous sections.

10.2

For the purpose of this analysis, the report compares inflows and outflows
as a proportion of total spending or retail expenditure generated within the
core Marsden City market. This means that the inflow and outflow
percentages represent the proportion of spending as a proportion of what
the core market generates on an annualised basis.

10.3

Figure 6 assesses the proportional level of leakage / inflow of retail dollars
exiting / entering the Marsden Primary Centre catchment by sector to
determine a net flow position for each sector. It is worth noting that only
three main sectors are presented in Figure 6. There are very few, if any
store types outside of these sectors within the core catchment. Therefore,
outside of these sectors there is little inflow of retail spend into the
catchment and a near 100% outflow. This is due to catchment residents
having no other option but to take retail spend to larger centres outside of
the identified catchment with a more diverse and comprehensive offering.
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Figure 6: Core Marsden Primary Centre Catchment Retail Spending
Patterns

Source: Property Economics, MarketView

10.4

The market experiences high levels of leakage across all retail sectors,
with over 70% leakage across every retail sector. This highlights the
significant opportunity to increase retail expenditure retention within the
Marsden-Ruakaka-Waipu area across the board with a more
comprehensive and more compelling offering.

10.5

There are three sectors in the catchment which currently observe a
positive inflow of retail expenditure. Food and Liquor Retailing, Food and
Beverage Services and Other Goods Retailing.

10.6

Food and Liquor retailing observes a current net position of 75% (or-25%
net) i.e. food and liquor retailing in Marsden City’s catchment is 25% less
than what the market generates on an annualised basis. In this sense, the
level of leakage observed from the catchment is offset by spend inflow in
this sector, however not to the same degree as the outflow.

10.7

Other goods Retailing is the only sector aside from Food and Beverage
Services to observe a positive net position, with a position of 112% (or
+12% net).
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10.8

The Food and Beverage Services sector also has a strong net position in
the Marsden core catchment. With inflows being far greater than outflows,
the sector has a position of over 270% (or +170% net). However, the
sector still has significantly high levels of leakage despite the large visitor
spend and strong positive net position, hence there is scope to further
increase retail expenditure retention and sector performance.
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PROJECTED RETAIL EXPENDITURE

11.1

Table 1 following provides retail expenditure forecasts for the Marsden
Primary Centre Core Catchment ‘factoring in’ net inflows from visitors to
the catchment.

Table 1: Core Marsden Primary Centre Catchment Retail Expenditure ($M)
Core Economic Catchment Gross Retail
Spend

2018

2023

2028

2033

2038

2043

Net Growth #
(2018-2043)

Food retailing

$43.2

$51.0

$58.6

$66.5

$74.6

$81.2

$38.0

Clothing, footwear and personal accessories
retailing

$4.5

$5.3

$6.1

$6.9

$7.7

$8.3

$3.8

Furniture, floor coverings, houseware and
textile goods retailing

$2.9

$3.4

$3.8

$4.3

$4.9

$5.3

$2.4

Electrical and electronic goods retailing

$3.8

$4.5

$5.1

$5.8

$6.5

$7.0

$3.2

Pharmaceutical and personal care goods
retailing

$2.7

$3.2

$3.6

$4.1

$4.6

$5.0

$2.3

Department stores

$5.6

$6.6

$7.6

$8.6

$9.6

$10.4

$4.7

Recreational goods retailing

$2.9

$3.4

$3.8

$4.3

$4.9

$5.3

$2.4

Other goods retailing

$8.1

$9.6

$11.0

$12.5

$14.0

$15.3

$7.2

$40.2

$47.9

$55.2

$62.9

$70.9

$77.4

$37.1

$113.9

$134.8

$154.9

$176.0

$197.6

$215.0

$101.1

Food and beverage services
Total

Source: Property Economics

11.2

The core Marsden Primary Centre Catchment is estimated to generate
retail expenditure of $114m annually at present. This is projected to
increase to $215m p.a. by 2043.

11.3

Food retailing is currently the largest retail sector generating just over
$43m p.a of expenditure and accounting for approximately 38% of total
retail expenditure in 2018. This is followed by the Food and Beverages
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services sector which is estimated to generate around $40m of retail
expenditure. When combined with Food Retailing the food industry of the
Marsden Primary Centre catchment equates to approximately 73% of total
retail expenditure. This is typical for a visitor ‘hot spot’ area, where
visitors increase food and beverage spending in holiday locations.
12

SUSTAINABLE RETAIL GFA FORECASTS

12.1

Table 2 following provides sustainable GFA forecasts for the annual retail
expenditure generated by the core market.

Table 2: Core Catchment Sustainable Retail GFA
Core Economic Catchment Gross Sustainable
Retail GFA (sqm)

2018

2023

2028

2033

2038

2043

Food retailing

5,300

6,300

7,200

8,200

9,200

10,000

4,700

800

950

1,050

1,200

1,350

1,450

650

1,000

1,150

1,300

1,500

1,650

1,800

800

Electrical and electronic goods retailing

950

1,150

1,300

1,450

1,650

1,750

800

Pharmaceutical and personal care goods
retailing

400

450

500

600

650

700

300

2,000

2,350

2,700

3,050

3,400

3,700

1,700

750

900

1,000

1,150

1,300

1,400

650

Other goods retailing

1,850

2,150

2,500

2,850

3,200

3,450

1,600

Food and beverage services

6,400

7,600

8,750

10,000

11,250

12,300

5,900

19,450

23,000

26,300

30,000

33,650

36,550

17,100

Clothing, footwear and personal accessories
retailing
Furniture, floor coverings, houseware and
textile goods retailing

Department stores
Recreational goods retailing

Total

Net Growth #
(2018-2043)

Source: Property Economics

12.2

The core Marsden Primary Centre market currently generates enough
annualised retail expenditure to sustain approximately 19,500 sqm of
retail GFA. This is forecast to grow to approximately 36,600 sqm by 2043,
equating to a net increase of +17,000 sqm of retail GFA over the period
(rounded).

12.3

The majority of this growth is forecast to occur in the Food Retailing and
Food and Beverages sectors. These sectors are forecast to be able to

DAA-115762-2-9-V1

sustain an additional 4,700 sqm and 5,900 sqm of retail GFA respectively
by 2043, collectively accounting for 62% of sustainable GFA growth.
12.4

The economic analysis indicates the core catchment could sustain one
modern-day full department supermarket at present (i.e. a Countdown or
New World store) or two smaller supermarket offers / brands such as
Fresh Choice, SuperValue and / or New World Metro. By 2043 the core
catchment could sustain two large supermarkets.

12.5

The analysis clearly shows food retailing stores and cafes, bars and
restaurants are key store types to facilitate and target within Marsden
Primary Centre to build its retail base.

12.6

Table 2 is for retail provision only. Other non-retail commercial services
that typically form part of retail centres are identified separately later in the
report.

13

RETAIL AND COMMERCIAL SERVICE ACTIVITY AND LAND
DEMAND

13.1

Retail expenditure projections produced by my Retail Expenditure Model
have been utilised in formulating an estimate of retail and commercial
service land demand for the core Marsden Primary Centre catchment.

13.2

Table 3 presents the level of sustainable retail GFA (sqm) that can be
supported by the core Marsden Catchment from 2018 to 2043 on an
annualised basis, given the levels of retail expenditure forecast. These
projections include the current proportional level of retail expenditure net
inflow into the catchment on an annualised basis.

Table 3: Retail and Commercial Service Floorspace and Land Requirement Forecast
Net Additional
(2018-2043)

2018

2023

2028

2033

2038

2043

Sustainable Retail GFA Requirement
(sqm)

22,500

26,500

30,450

34,650

38,800

42,250

19,750

Non-Retail Commercial Services
(sqm)

11,250

13,250

15,225

17,325

19,400

21,125

9,875

Total Retail/Commercial Service
Requirment (sqm)

33,750

39,750

45,675

51,975

58,200

63,375

29,625

5.6

6.6

7.6

8.7

9.7

10.6

4.9

Retail/Commercial Service Land
Requirement (ha)

Source: Property Economics
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13.3

Table 3 shows that current retail expenditure in the Marsden catchment
can sustain just under 22,500 sqm of retail GFA, which is expected to rise
to just over 42,000 sqm by 2043.

13.4

This analysis also assesses the influence of the spending patterns on the
total future market opportunity / potential within the Marsden core
catchment. It is important to consider the non-retail commercial functions
of town centres in any assessment of future centre potential as most
centres are comprised of more than simply retail stores. They typically
contain a variety of localised commercial and professional services such
as those outlined in Appendix 2. These activities generally comprise of
around half a successful town centre’s retail GFA.

13.5

Given this application, the current total sustainable floorspace considering
both retail and commercial service activities is approximately 34,000sqm
and is expected to increase to 64,000sqm by 2043. This equates to a net
addition of approximately 30,000 sqm of retail and commercial service
floorspace.

13.6

When translating GFA requirement to land area, as with commercial
offices the proportion of ‘at-grade’ floorspace must be considered i.e. the
proportion of retail and commercial service GFA that can be
accommodated at ground level tenancies. Considering the location and
convenience nature of the development we have considered it appropriate
to apply the following to retail and commercial service floorspace with
regard to at grade and above grade space:
•

50% of commercial service floorspace is at-grade, 50% above
grade.

•
13.7

100% of retail floorspace is at-grade.

It is assumed that 50% of commercial service activities can be
accommodated within ground level tenancies, while the other half can be
accommodated by above ground level tenancies (i.e. 2-3 storey
buildings), and 100% of retail GFA will reside in at-grade tenancies.
Multilevel commercial premises also provide more efficient land
development.

13.8

A land to GFA ratio of 50:50 has been applied, meaning retail and
commercial service GFA is assumed to occupy 50% of centre land
requirement.
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13.9

Given the above, the ‘at grade’ retail and commercial service land
requirement the Core Marsden Primary Centre Catchment can currently
sustain is estimated at 5.6ha. This increases by 5ha to 10.6ha by 2043
based on potential market growth. This assumes all the land provision is
developable and is efficiently developed.

14

COMMERCIAL PROVISION

14.1

The land zoned for Commercial activity is mostly comprised of the Waipu
and Ruakaka centres with two small provisions at One Tree Point.
Approximately 6.5ha of the commercially zoned land in the catchment is in
Waipu. This includes around 1.5ha of land on Nova Scotia Road rezoned
to support additional commercial development in the township.

14.2

The Ruakaka Shops Centre consists of approximately 6.5ha of
commercially zoned land on Marsden Point Road, with commercial
provision largely adhering to a secondary Suburban Centre format under
the District Plan.

14.3

The commercially zoned land at One Tree Point totals approximately 7ha
and is split into two areas, a 5ha site as part of the marina development
and a 2ha site within the existing One Tree Point residential area. Both
areas of commercial land have material development potential remaining
and the sites are zoned to accommodate local convenience centres to
service the One Tree Point area and marina in the future.

14.4

The residual commercial land is located within Marsden Primary Centre
and contains 8.5ha, comprised of 3.7ha of Core Retail and 4.81ha
Commercial Zone). This equates to a total current commercial land
provision in the order of 23.5ha in the area (excluding the 5ha available as
part of the marina development), compared to the assessed retail and
commercial service land requirement of just under 11ha by 2043 (refer
Table 3 earlier in this statement).

15

TRADE COMPETITION AND RETAIL DISTRIBUTION EFFECTS

15.1

In terms of assessing potential retail economic effects under the RMA
given the significant increase in the commercial land provision within the
proposed Marsden City Structure Plan, there is first a need to differentiate
between trade competition effects and flow-on retail distribution effects.
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By themselves, trade competition effects are not justification for denying a
retail application under the RMA, unless they are of a level that generates
significant adverse flow-on retail distribution effects on the existing centre
network of the area. It is within this broader context that the relative merits
of the proposed Structure Plan, in terms of retail impacts, needs be
considered under the RMA.
15.2

Retail distribution effects are generated by, and are the result of,
consequential trade competition effects. These effects can range across
the spectrum (positive and negative) depending on the level of effects
generated, which are heavily dependent on the scale, type and location of
the proposed activity, among other attributes.

15.3

Where the patterns of support and commercial activity within an existing
centre would not change dramatically within a locality as a consequence
of a proposed activity, then the retail distribution effects are not
considered to be significant.

15.4

Put another way, retail distribution effects would occur where a new
business (or cluster of businesses) affects an existing centre to such a
degree that it would erode a centre’s viability, causing a decline in its
function and amenity, and disenabling the people and communities who
rely upon those existing (declining) centres for their social and economic
wellbeing.

15.5

Retail distributional effects are differentiated from the effects of trade
competition on trade competitors, which are to be disregarded pursuant to
s104 (3)A of the RMA when considering resource consent applications.
Although retail distributional effects are a relevant consideration for a
consent authority, it should be noted that Environment Court case law has
made it clear that those effects must be significant before they could
properly be regarded as going beyond the effects ordinarily associated
with trade competition.

15.6

Under the Marsden City Structure Plan the commercial land use area (or
Core Retail under the existing Marsden City Structure Plan) equates to
3.7ha, while the Commercial Zone amounts to a further 4.81ha.
Combined, the land area for these activities in the Marsden City Structure
Plan totals 8.5ha (excluding the Mixed-Use area). This land area forms
the basis of the Marsden Primary Centre.
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16

EXISTING CENTRE NETWORK SUMMARY

16.1

The Ruakaka Shops and the Waipu Centre are the two main established
centres in the core Marsden economic catchment. Those centres have the
potential to adversely affect each other the development of the zoned
Marsden Primary Centre and the hierarchy of centres anticipated for the
catchment in the context of the RMA. It is necessary to evaluate the
potential effects that could be generated by any net additional retail land
and GFA provision in these existing centres.

16.2

The Ruakaka Shops Centre falls under the definition of a Secondary
Suburban Centre in the Whangarei District Plan and provides a mixed
retail and commercial service convenience offering to the local area.

16.3

The centre encompasses approximately 7.5ha of commercially zoned
land, with the current retail provision including a small supermarket,
medical centre and a pharmacy as well as financial, real estate and food
and beverage services. It also accommodates local public services such
as a library and police station.

16.4

The term town centre for the Ruakaka Shops is considered a generous
‘status’ for the scale and scope of activities, and the role and function the
centre plays in the local community. The centre is largely a conveniencebased retail with many residents going further afield such as Whangarei
for a more comprehensive retail offering and store types (i.e. full service
supermarkets, clothing, department stores, furniture, etc.).

16.5

The Ruakaka Shops Centre is primarily designed to service the Ruakaka
township and visitors but is also likely to currently service the basic
convenience requirements of the One Tree Point residential area due to
the lack of existing local retail provision in that area. Within the scope of
this economic report, the centre is likely to predominantly service the
northern half of the identified Core Marsden catchment for convenience
retail and commercial service purposes.

16.6

Currently, the Ruakaka Shops Centre occupies around half of its
commercially zoned land. There are future plans to extend the centre to
the north occupying the other half of this land. Once completed the centre
is planned to span between Sime and Peter Snell Roads. This expansion
would extend its retail and commercial function, to the significant
detriment of the development and function served by the Marsden Primary
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Centre given that the two centres would then compete in the same
market. The planned expansion of the Ruakaka Shops Centre includes a
library, a police station, big box retail, palm court and a future WDC
service area.
16.7

A centre of that scope and size would compete directly with retail and
commercial service activity within Marsden Primary Centre in the future
given both centres service the same market. The more the Ruakaka
Shops Centre expands, the more market potential is lost from Marsden
Primary Centre and the less likelihood the Marsden Primary Centre would
develop as envisaged in the District Plan.

16.8

Figure 7: Marsden Primary Centre and Ruakaka Shops Centre

Source: Property Economics

16.9

A copy of the Ruakaka Shops Centre expansion plan has been included
in Appendix 3.
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17

POTENTIAL EFFECTS ON EXISTING CENTRES

17.1

I understand that the intended commercial development in Marsden
Primary Centre will follow the definition of a Primary Suburban Centre
under the Whangarei District Plan.

17.2

The existing commercial centres (small localised) in the catchment
provide a convenience-based offering, tailored to their respective
catchments and visitors. Convenience-based offering is not exclusive to
any one retail category, but rather comprises of takeaway shops,
convenience-based food retail, dairies, bakeries, and small local
healthcare provisions.

17.3

I understand that the proposed offering within Marsden Primary Centre
will potentially differ from these existing commercial centres. Given the
Marsden City Structure Plan commercial zone land provision of circa
8.5ha, the Marsden Primary Centre is planned to offer a more
comprehensive and diverse offering of retail and commercial activities
which are not offered elsewhere in the catchment.

17.4

The Marsden Primary Centre represents the centre of closest proximity to
the Ruakaka Shops centre. In terms of role and function, the Marsden
Primary Centre is planned to be a ‘higher-order’ town centre compared to
the Ruakaka Shops and would draw customers from across the
catchment. This envisaged role and function for Marsden Primary Centre
is already established in the District Plan so any adverse distributional
‘effects’ on other (e.g. existing) centres from Marsden Primary Centre
playing this role in the market have already been considered and
accepted.

17.5

It is also important to note that centres of different roles and functions are
often complementary to one another in a market, increasing efficiency
through separation of retailing types (i.e. higher order ‘comparison’
retailing in larger centres and convenience retailing in smaller
convenience centres). Small localised convenience centres have a more
limited retail offer and localised catchments, or conversely limited ability to
attract significant customers from beyond local markets. These centres
are lower in the hierarchy and do not have the scale or range of services
to compete against higher-order centres, however, they provide positive
economic benefits to the community by facilitating smaller and
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convenience-based shopping trips when a full ‘Town Centre’ offer is not
required.
18

S42A REPORT

18.1

The reporting planner rejected Southpark’s submission that the Ruakaka
Shops Centre be zoned as a Neighbourhood Commercial Zone based on
what appears an opinion rather than any robust economic analysis or
consideration of the economic implications of an expanded Ruakaka
Shops Centre on the District Plan’s strategic direction and the identified
Marsden Primary Centre .

18.2

The justification of the reporting planner’s disagreement with Southpark’s
submission on the Ruakaka Shops appears to be that the Neighbourhood
Commercial Zone is not appropriate as it is the only (existing) centre in
the area. This justification has no retail economic merit in the context of
the RMA and appears to be contrary to Council’s own strategic direction
for the centre network in the District Plan, i.e. the District Plan has
identified a new Primary Centre less that 1km from the Ruakaka Shops at
Marsden City.

18.3

In my professional opinion the reporting planner’s position is likely to lead
to significant adverse distributional effects on the District Plan’s identified
centres hierarchy for the following reasons:
•

the (very) close proximity of the two centres which means they are
servicing the same market.

•

my economic analysis shows the market over the foreseeable future
is relatively small in retail market terms.

•

it is my understanding the Ruakaka Shops has around 7.5ha of
zoned land available which can accommodate a significant retail
provision in a Marsden / Ruakaka context - circa 35,000sqm+.

•

the market in the foreseeable future (20 years) is not large enough
to support both an expanded Ruakaka Shops Centre and Marsden
Primary Centre as envisaged in the District Plan (i.e. with Marsden
Primacy Centre being the main commercial centre for the wider
Marsden-Ruakaka area).

•

an expansion of Ruakaka Shops would appear to be 'at odds' with
the District Plan of making Marsden Primary Centre the primary
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commercial centre for the area. The expansion of Ruakaka Shops in
effect takes that away from being realised over the next 20 years
and would severely limit the retail development potential at Marsden
Primacy Centre to the point where a town centre would not be able
to be developed.
•

The expansion of the Ruakaka Shops would lead to enduring
significant adverse distribution effects on Marsden Primary Centre.
These adverse effects are not just a short term issue, as the market
is not large enough or growing at a sufficient rate to offset the
effects on Marsden Primary Centre’s development, but effects that
would be enduring for many decades to come, potentially
permanently fatal to Marsden Primary Centre as a town centre.

18.4

If the Ruakaka Shops expand over the entire zoned 7.5ha, then Marsden
Primary Centre simple cannot be developed or exist as envisaged in the
District Plan. The likely outcome practically of Ruakaka Shops expanding
to its zoned extent / potential, is that there would be a partial switch in
each centre’s role and function with Ruakaka Shops having some main
commercial functions for the area and Marsden Primary Centre housing a
range of other commercial and retail activities. The consequence would
be two incomplete centres, neither of which provide the level of amenity
and functionality currently anticipated by the planning instruments to be
accommodated at the Marsden Primary Centre. The planning rationale for
promoting the Marsden Primary Centre remains valid because that is the
most appropriate and feasible way of enabling a form of development that
will provide high-quality amenity and functionality for residents. It is
essential, however, that the District Plan provisions avoid enabling
development to occur elsewhere that would initially delay, and ultimately
might prevent, the development of that Primary Centre. This would result
in a significant decline in the social amenity, vitality, viability, economic
wellbeing of the Marsden Primary Centre, and therefore the economic
costs for Marsden City and its community would be adverse and
significant.

18.5

As such, from an economic perspective the adverse effects in the context
of the RMA would be significant on Marsden Primary Centre and go far
beyond the level of significance required to exceed trade competition
effects. The adverse effects go well beyond trade competition in my view
as the ongoing expansion of Ruakaka means the centre roles and
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function of the respective centres as identified in the District Plan cannot
be delivered. The hierarchy and centre network for the area would in
effect be compromised and, at worst, may be transposed.
19

SUMMARY

19.1

Therefore, based on my economic analysis specific to this catchment, I
consider the effects of the Ruakaka Shops expanding is likely to cause
significant adverse effects that go well beyond trade competition on the
zoned Marsden Primary Centre and the District Plan, and the relief sought
in the Southpark submission relating to Ruakaka is appropriate and
supported.

Timothy James Heath
7 November 2019
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APPENDIX 1: PROPERTY ECONOMICS RETAIL MODEL
This overview outlines the methodology that has been used to estimate retail
spend generated at Census Area Unit (CAU) level for the identified catchment out
to 2043.

MB 2013 Boundaries
All analysis has been based on Meshblock 2013 boundaries, the most recent
available.

Permanent Private Households (PPH) 2013
These are the total Occupied Households as determined by the Census 2013.
PPHs are the primary basis of retail spend generation and account for
approximately 71% of all retail sales. PPHs have regard for (exclude) the
proportion of dwellings that are vacant at any one time in a locality, which can
vary significantly, and in this respect account for the movement of some domestic
tourists.

Permanent Private Household Forecasts 2006-2038
These are based on Statistics NZ Census Area Unit (CAU) Medium Series
Population Growth Projections and have been adjusted to account for residential
building consent activity occurring between 2006 and 2015, with this extrapolated
to the year of concern. This accounts for recent building activity, particularly
important for the 5-10 year forecasts, and effectively updates Statistics NZ
projections to reflect recent trends.

2013-2038 PPH Average Household Retail Spend
This has been determined by analysing the national relationship between PPH
average household income (by income bracket) as determined by the 2013
Census, and the average PPH expenditure of retail goods (by income bracket) as
determined by the Household Economic Survey (HES) prepared by Statistics NZ.
While there are variables other than household income that will affect retail
spending levels, such as wealth, access to retail, population age, household
types and cultural preferences, the effects of these are not able to be assessed
given data limitations, and have been excluded from these estimates.
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Real Retail Spend Growth (excl. trade-based retailing)
Real retail spend growth has been factored in at 1% per annum. This accounts
for the increasing wealth of the population and the subsequent increase in retail
spend. The following explanation has been provided.
Retail Spend is an important factor in determining the level of retail activity and
hence the ‘sustainable amount ‘of retail floorspace for a given catchment. For the
purposes of this outline ‘retail’ is defined by the following categories:
•

Food Retailing

•

Footwear

•

Clothing and Softgoods

•

Furniture and Floor coverings

•

Appliance Retailing

•

Chemist

•

Department Stores

•

Recreational Goods

•

Cafes, Restaurants and Takeaways

•

Personal and Household Services

•

Other Stores.

These are the retail categories as currently defined by the ANZSIC codes
(Australia New Zealand Standard Industry Classification).
Assessing the level and growth of retail spend is fundamental in planning for
retail networking and land use within a regional network.

Internet Retail Spend Growth
Internet retailing within New Zealand has seen significant growth over the last few
decades. This growth has led to an increasing variety of business structures and
retailing methods including; internet auctions, just-in-time retailing, online
ordering, virtual stores, and etc.
As some of internet spend is being made to on-the-ground stores, a proportion of
internet expenditure is being represented in the Statistics NZ Retail Trade Survey
(RTS) while a large majority remain unrecorded. At the same time this
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expenditure is being recorded under the Household Economic Survey (HES) as a
part of household retail spending, making the two datasets incompatible. For this
reason, Property Economics has assumed a flat 5% adjustment percentage on
HES retail expenditure, representing internet retailing that was never recorded
within the RTS.
Additionally, growth of internet retailing for virtual stores, auctions and overseas
stores is leading to a decrease in on-the-ground spend and floor space demand.
In order to account for this, a non-linear percentage decrease of 2.5% in 2016
growing to 9% by 2038 has been applied to retail expenditure encompassing all
retail categories in our retail model. These losses represent the retail diversion
from on-the-ground stores to Internet-based retailing that will no longer contribute
to retail floor space demand.

Retail Spend Determinants
Retail Spend for a given area is determined by: the population, number of
households, size and composition of households, income levels, available retail
offer and real retail growth. Changes in any of these factors can have a
significant impact on the available amount of retail spend generated by the area.
The coefficient that determines the level of ‘retail spend’ that eventuates from
these factors is the MPC (Marginal Propensity to Consume). This is how much
people will spend of their income on retail items. The MPC is influenced by the
amount of disposable and discretionary income people are able to access.

Retail Spend Economic Variables
Income levels and household MPC are directly influenced by several
macroeconomic variables that will alter the amount of spend. Real retail growth
does not rely on the base determinants changing but a change in the financial
and economic environment under which these determinants operate. These
variables include:

Interest Rates: Changing interest rates has a direct impact upon households’
discretionary income as a greater proportion of income is needed to finance debt
and typically lowers general domestic business activity. Higher interest rates
typically lower real retail growth.
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Government Policy (Spending): Both Monetary and Fiscal Policy play a part in
domestic retail spending. Fiscal policy, regarding government spending, has
played a big part recently with government policy being blamed for inflationary
spending. Higher government spending (targeting on consumer goods, direct
and indirectly) typically increases the amount of nominal retail spend. Much of
this spend does not, however, translate into floors pace since it is inflationary and
only serves to drive up prices.

Wealth/Equity/Debt: This in the early-mid 2000s had a dramatic impact on the
level of retail spending nationally. The increase in property prices has increased
home owners unrealised equity in their properties. This has led to a significant
increase in debt funded spending, with residents borrowing against this equity to
fund consumable spending. This debt spending is a growth facet of New
Zealand retail. In 1960 households saved 14.6% of their income, while
households currently spend 14% more than their household income.

Inflation: As discussed above, this factor may increase the amount spent by
consumers but typically does not dramatically influence the level of sustainable
retail floor space. This is the reason that productivity levels are not adjusted but
similarly inflation is factored out of retail spend assessments.

Exchange Rate: Apart from having a general influence over the national balance
of payments accounts, the exchange rate directly influences retail spending. A
change in the $NZ influences the price of imports and therefore their quantity and
the level of spend.

General consumer confidence: This indicator is important as consumers
consider the future and the level of security/finances they will require over the
coming year.

Economic/Income growth: Income growth has a similar impact to confidence.
Although a large proportion of this growth may not impact upon households MPC
(rather just increasing the income determinant) it does impact upon households
discretionary spending and therefore likely retail spend.
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Mandatory Expenses: The cost of goods and services that are necessary has
an impact on the level of discretionary income that is available from a
household’s disposal income. Important factors include housing costs and oil
prices. As these increase the level of household discretionary income drops
reducing the likely real retail growth rate.

Current and Future Conditions
Retail spend has experienced a significant real increase in the early-mid 2000s.
This was due in large part to the increasing housing market. Although retail
growth is tempered or crowded out in some part by the increased cost of housing
it showed massive gains as home owners, prematurely, access their potential
equity gains. This resulted in strong growth in debt / equity spending as residents
borrow against capital gains to fund retail spending on consumption goods. A
seemingly strong economy also influenced these recent spending trends, with
decreased unemployment and greater job security producing an environment
where households were more willing to accept debt.
Over the last 5 years this has now reversed with the worldwide GFC recession
taken grip. As such, the economic environment has undergone rapid
transformation. The national market is currently experiencing low interest rates
(although expected to increase over this coming year) and a highly inflated $NZ
(increasing importing however disproportionately). Now emerging is a rebound in
the property market and an increase in general business confidence as the
economy starts to recover from the post-GFC hangover. These factors will
continue to influence retail spending throughout the next 5 or so years. Given the
previous years (pre-2008) substantial growth and high levels of debt repayment
likely to be experienced by New Zealand households it is expected that real retail
growth rates will continue to be subdued for the short term.

Impacts of Changing Retail Spend
At this point in time a 1% real retail growth rate is being applied by Property
Economics over the longer term 20-year period. This rate is highly volatile
however and is likely to be in the order of 0.5% to 1% over the next 5 – 10 years
rising to 1% - 2% over the more medium term as the economy stabilises and
experiences cyclical growth. This would mean that it would be prudent in the
shorter term to be conservative with regard to the level of sustainable retail floor
space within given centres.
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Business Spend 2013
This is the total retail spend generated by businesses. This has been determined
by subtracting PPH retail spend and Tourist retail spend from the Total Retail
Sales as determined by the Retail Trade Survey (RTS) which is prepared by
Statistics NZ. All categories are included with the exception of accommodation
and automotive related spend. In total, Business Spend accounts for 26% of all
retail sales in NZ. Business spend is distributed based on the location of
employees in each Census Area Unit and the national average retail spend per
employee.

Business Spend Forecast 2013-2038
Business spend has been forecasted at the same rate of growth estimated to be
achieved by PPH retail sales in the absence reliable information on business
retail spend trends. It is noted that while working age population may be
decreasing as a proportion of total population, employees are likely to become
more productive over time and therefore offset the relative decrease in the size of
the total workforce.
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APPENDIX 2: COMMERCIAL SERVICE STORE TYPE
CLASSIFICATIONS

Note this is not intended to represent an exhaustive list of commercial store types

EXAMPLES OF CONVENIENCE COMMERCIAL / PROFESSIONAL SERVICES AND
OFFICE ACTIVITIES
•

Camera / Photography Shop

•

Optometrist

•

Locksmith

•

Hairdresser

•

Drycleaners

•

Doctors

•

Accountants

•

Physiotherapists

•

Medical practitioners

•

Dentists

•

Child care facilities

•

Gym

•

Lawyers
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APPENDIX 3: RUAKAKA CENTRE PROPOSED EXPANSION
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UNDER

the Resource
(“RMA”)

IN THE MATTER

of Whangarei District Council’s (“WDC”)
Proposed Plan Changes 82 A & B, 88, 88 A
– J, 109, 115, 136, 143 – 145, 147 and 148
(“the Plan Changes”).

Management

Act

1991

STATEMENT OF EVIDENCE OF NICHOLAS JON ROBERTS ON BEHALF OF
SOUTHPARK CORPORATION LIMITED
[Submission 154, Further submission X359]
[PLANNING]
1.

INTRODUCTION

1.1

My full name is Nicholas Jon Roberts. I hold the position of Director of Barker &
Associates Limited, an independent planning consultancy based in Auckland; a
position which I have held since 1997. I am also a member of the Auckland Urban
Design Panel. My qualifications and relevant experience are set out in Attachment 1.

1.2

I have been commissioned by Southpark Corporation Limited (“Southpark”) to
prepare this statement of evidence to address matters raised by Southpark’s primary
and further submissions to Whangarei District Council’s (“WDC”) Proposed Plan
Changes 82 A & B, 88, 88 A – J, 109, 115, 136, 143 – 145, 147 and 148 (“the Plan
Changes”).

1.3

In preparing this statement I have reviewed:
(a)

The Council’s Section 42A Hearings Report; and

(b)

The statement of evidence of Tim Heath, dated 7 November 2019.

2.

Code of Conduct

2.1

I confirm that I have read the Expert Witness Code of Conduct set out in the
Environment Court’s Practice Note 2014. I have complied with the Code of Conduct
in preparing this evidence and agree to comply with it while giving evidence. Except
where I state that I am relying on the evidence of another person, this written evidence

AD-115762-2-8-V1

is within my area of expertise. I have not omitted to consider material facts known to
me that might alter or detract from the opinions expressed in this evidence.
3.

Scope of Evidence

3.1

My evidence will address the following:
(a)

The appropriate wording of the strategic objective for growth. This includes
consideration of the strategic direction for centres set out in both the Whangarei
District Growth Strategy: Sustainable Futures 30/50 and the Marsden PointRuakaka Structure Plan 2008.

(b)

The appropriate wording of the strategic objectives and policies that apply to
the Local Commercial Zone, from a planning perspective, to ensure that the
Plan Changes efficiently and effectively achieve the proposed objectives of
these Plan Changes and higher order objectives of the operative Whangarei
District Plan. This includes consideration of the strategic direction for centres
set out in both the Whangarei District Growth Strategy: Sustainable Futures
30/50 and the Marsden Point-Ruakaka Structure Plan 2008.

(c)

The policies for the Neighbourhood Commercial Zone, particularly in relation to
the requirement for a centre to be under 1ha in land area.

(d)

The appropriate commercial zoning that should apply to the Ruakaka Shops.

(e)

An alternative planning framework for the Ruakaka Shops to ensure the Plan
Changes efficiently and effectively achieve the proposed objectives of these
Plan Changes and higher order objectives of the operative Whangarei District
Plan.

(f)

The appropriate planning framework that should apply to the corner of
McCathie and State Highway 15 Ruakaka.

(g)

The requests by the Ruakaka Economic Development Group and C&K Pyle to
rezone land in the Marsden/Ruakaka area.

(h)

The KiwiRail and NZTA proposed Road and Rail Buffer covering all land within
100m from any rail network or State Highway boundary.

AD-115762-2-8-V1

4.

EXECUTIVE SUMMARY

4.1

This evidence has been prepared in support of submissions and further submissions
from Southpark regarding the proposed zoning of the Ruakaka shops as Local Centre
zone.

4.2

Southpark is a major landowner of the land zoned as Marsden Primary Centre within
the Operative Whangarei District Plan (WDP) which is not covered by the Plan
Changes. This land has been identified both at a strategic level and within the WDP
as a major satellite employment node, retail centre and hub for community, recreational
and entertainment facilities that complements but does not compete with Whangarei
City. The WDP recognises that there is an opportunity to achieve a comprehensive
urban development.

4.3

In my view, the amendments Southpark has requested to the strategic objectives and
policies for the Local Commercial Zone will ensure future development within this zone
does not enable a form of development that is contrary to the commercial hierarchy
that Council has adopted in its strategic direction for growth and higher order policies
of the WDP.

4.4

When taking into account the commercial hierarchy, I consider that the application of
the Neighbourhood Commercial Zone at the Ruakaka Shops is a more appropriate
method for achieving the purpose of the Resource Management Act (RMA) and the
higher order objectives of the WDP and the Plan Changes than is the Local
Commercial zoning proposed in the Plan Changes. The Neighbourhood Commercial
Zone better reflects the role of the Ruakaka Shops as a local convenience centre
designed primarily to serve the day to day needs of the local community. This zoning
is also more in keeping with the identified retail and commercial demand given the
expectation within the WDP that Marsden Primary Centre will serve as the major
satellite employment node and satellite centre.

4.5

If Neighbourhood Commercial zoning of the Ruakaka Shops is not acceptable to the
Commissioners, the application of a precinct over the Ruakaka Shops which manages
effects of retail, food and beverage use on the viability and vitality on Marsden Primary
Centre Zone could in my view be an appropriate alternative to changing the zoning.

4.6

Southpark further submitted on various proposals to rezone land in the
Marsden/Ruakaka area. Southpark also further submitted on the KiwiRail and NZTA
proposal to manage noise around the rail network or State Highway through the
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inclusion of a buffer area. Overall, I agree with the Council’s recommendations in
relation to these matters.
5.

BACKGROUND

5.1

Southpark is a major landowner of the land zoned as Marsden Primary Centre within
the WDP. This land is a proposed satellite town development located to the south east
of Whangarei City, inland on the Marsden Point Peninsula see Figure 1 below. The
existing urban areas in close proximity to Marsden Primary Centre are One Tree Point
to the north and Ruakaka, which bounds the coastline to the east in a linear manner.
While some development has occurred within the Marsden Primary Centre land,
primarily to the south, the majority of the land is underdeveloped with infrastructure
and roading already established.

Figure 1 - District Plan Zoning of wider Marsden Point – Ruakaka Area: Operative District Plan Zoning.
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Figure 2 - Proposed zoning of wider Marsden Point – Ruakaka Area within the Plan Changes.

5.2

The area of land making up Marsden Primary Centre, having gone through a plan
change process only seven years ago, is not covered by the Plan Changes see Figure
2 above. Southpark however, is currently working on a private plan change application
for the Marsden Primary Centre land. The purpose of this private plan change
application is to improve the provisions to enable the delivery of a viable and
sustainable town centre in the Ruakaka / Marsden Point area as is envisaged in the
WDP, the Whangarei District Growth Strategy: Sustainable Futures 30/50 (the Growth
Strategy) and the Marsden Point-Ruakaka Structure Plan 2008 (the Structure Plan).
The private plan change application will be lodged with Council in mid-December 2019.
Two pre-application meetings were held with Council on 17 September 2018 and 14
October 2019. A copy of the latest concept plan is attached as Attachment 2. When
compared to what the current Marsden Primary Centre provisions provide for, the key
features of the private plan change are:
(a)
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Removal of industrial land within the Marsden Primary Centre;

(b)

Greater provision of residential uses to support the establishment and ongoing
vitality and viability of the Marsden Primary Centre ; and

(c)

Clear provision of future parks to support greater residential use within Marsden
Primary Centre.

5.3

Southpark has made specific submission points on the Plan Changes to efficiently and
effectively achieve the proposed objectives of the Plan Changes as well as the higher
order policy direction within the WDP and the strategic direction for growth outlined
within the Growth Strategy and the Structure Plan. In particular, Southpark is seeking
relief in relation to the strategic objectives for growth, the objectives and policies for
the Local Commercial zone, the strategic policies for the Neighbourhood Commercial
Zone and the zoning of Ruakaka shops. The Ruakaka Shops are located
approximately 850m to the west of the current Marsden Primary Centre zoned land –
see Figure 3 below.

Figure 3 – Distance between Marsden Primary Centre land and Ruakaka Shops to the west
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6.

STATUTORY AND POLICY CONTEXT
Whangarei District Growth Strategy: Sustainable Futures 30/50

6.1

The Whangarei District experienced significant growth over the period 2001 – 2008.
Further growth is projected to continue, and in some parts of the District has the
potential to be substantial. To manage the projected growth sustainably, the Council
formulated Sustainable Futures 30/50 2010 as a long term Sub-Regional Growth
Strategy.

6.2

The Growth Strategy provides a broad strategic direction for growth within the District
that manages and consolidates development based upon a structured five tier
settlement pattern. This hierarchical arrangement is as follows:
(a)

Whangarei City as the primary district and regional urban centre with a strong,
protected and enduring CBD;

(b)

A satellite town at Marsden Point/Ruakaka which complements (but does not
compete with) Whangarei City;

(c)

Five urban villages within greater Whangarei;

(d)

One rural (Hikurangi) and two coastal growth nodes at Parua Bay and Waipu;
and

(e)

Two rural villages along with eight coastal villages located along the coastline
from Waipu Cove in the south to Oakura in the north.

6.3

The WDP identifies the land in Marsden that is required to fulfil the satellite town
requirement of the Growth Strategy through the application of the ‘Marsden Primary
Centre’ zoning to Southpark’s land as discussed in paragraph 6.6 below. The centre
hierarchy that is set out within the Growth Strategy does not specifically mention the
Ruakaka Shops. The Ruakaka Shops are a local convenience centre and therefore
inconsequential to the centres hierarchy.

6.4

Over the next 50 years, Marsden Point/Ruakaka is projected to grow to a population
of around 15,000 people 1. The Growth Strategy envisions that the future satellite town
will be characterised by:

1

Whangarei District Growth Strategy Sustainable Future 30/50 page 112
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•

“a mixture of residential development including permanent residences, retirement
villages and holiday homes;

•

development of an industrial hub for the district and wider region based around the
deep water port and refinery at Marsden Point;

•

major residential/commercial marina development;

•

business/commercial development that complements Whangarei City but does not rival
it;

•

a wide range of medium size retailing, large supermarket facilities, gas stations,
restaurants, bars;

•

health care facilities that support Whangarei Hospital as the main regional hospital;

•

primary and secondary schools but no separate tertiary institution except possibly an
outpost of Northland Polytechnic associated with Ruakaka aquaculture research
facility;

•

strong transport links to both Whangarei and Auckland including rail and road;
development of a public transport system both locally and linked to Whangarei” 2.

6.5

The Growth Strategy recognises that development of the Marsden Point/Ruakaka area
that promotes a well-designed and well managed public realm will contribute to a
healthy, safe and attractive place where business, social and cultural life can flourish.
The Growth Strategy identifies the development of a primary mixed use centre in
Marsden Point which can integrate a hierarchy of density, diversity of residences, and
a mix of uses, within a well-connected and coherent public transport, walking and
cycling network as one of the key components to achieving this vision. As discussed
in paragraph 6.6 below, the WDP gives effect to the Growth Strategy through applying
‘Marsden Primary Centre’ zoning to Southpark’s land in order to implement the vision
to achieve a comprehensive centre development to cater for growth.
Draft Whangarei District Growth Strategy

6.6

In April 2019 the Council released the Draft Whangarei District Growth Strategy (the
draft Growth Strategy) for public feedback. The draft Growth Strategy is a high level
discussion document largely focused on how the district will cater for increased
residential development capacity. The draft Growth Strategy identifies MarsdenRuakaka as an important growth node for the District. The draft Growth Strategy seeks
to ensure that the large new greenfield development is properly master planned to
integrate growth with infrastructure. The WDP identifies the land in Marsden that is
required to fulfil the growing populations retail and commercial needs through the

2

Whangarei District Growth Strategy Sustainable Future 30/50 Implementation Plan page 154
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application of the ‘Marsden Primary Centre’ zoning to Southpark’s land as discussed
in paragraph 6.6 below.
Whangarei District Operative Plan 2007
6.7

The WDP became operative in May 2007 and includes strategic objectives and policies
which provide a high level policy direction for urban form and development. The policy
direction seeks to achieve urban consolidation, focusing commercial and retail
development into the Whangarei City Centre and a network of suburban centres.
Primary suburban nodes will service a significant part of the District’s (and Region’s)
commercial needs. The WDP identifies Marsden Point – Ruakaka as a primary
suburban node that will take on a role as a major employment node, retail centre and
hub for community, recreational and entertainment facilities. As such the WDP zones
the land identified for this purpose, including Southpark’s land, as ‘Marsden Primary
Centre’.

6.8

The objectives for the Marsden Primary Centre seek to achieve a comprehensive
urban development in the Marsden Point location which facilitates co-location of
residential, commercial, employment, educational and recreational activities to avoid
excessive commuting. The objectives also seek to increase employment opportunities
in addition to commercial and residential capacity.

6.9

The WDP identifies the Ruakaka Shops as a secondary suburban centre and applies
a Business 3 zoning. Generally, the Business 3 zone includes shopping centres
outside the CBD and business areas near Living Environments. These areas are
envisioned to provide convenience retail, while ensuring that the building form is
appropriate to suburban locations.
Marsden Point- Ruakaka Structure Plan 2008

6.10

The Marsden Primary Centre provisions arose from the Marsden Point-Ruakaka
Structure Plan 2008. The Structure Plan is strategic planning document addressing
the long term future (30-40years and beyond) of the Ruakaka/Marsden area. The
Structure Plan envisions a satellite city of 40,000 people across the Peninsula
encompassing Ruakaka, Marsden Point and One Tree Point. The Structure Plan seeks
to concentrate retail and general business predominantly into the core of the Marsden
Primary Centre, and also to a much lesser extent in the Ruakaka and One Tree Point
local centres.
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7.

PLANNING ANALYSIS
Recognition of Marsden Primary Centre within the Strategic Objectives

7.1

The Council has recommended rejecting submission point 154.2 3 which seeks an
amendment to Objective SD03 to acknowledge Marsden Primary Centre as area in
which to focus urban consolidation in addition to Whangarei City, existing suburban
nodes and rural villages. The reasoning Council has given within the Section 42A
report for their recommendation is that the current wording of the objective is broad
enough to capture Marsden Primary Centre 4.

7.2

The Growth Strategy directs that future commercial and retail growth included within
the Growth Strategy will be focused into centres within a hierarchical arrangement,
with Whangarei City as the primary district and regional urban centre with a satellite
town at Marsden Point/Ruakaka. The Marsden Primary Centre is not an existing
suburban node or a rural village. Instead, it forms its own distinct category within the
centres hierarchy identified in the Growth Strategy. If the Plan Changes are to
accurately give effect to and reflect the Growth Strategy, this objective must also
recognise that intermediate category of centre that applies solely to the Marsden
Primary Centre. A failure to do so may be interpreted as constituting a rejection of the
Growth Strategy in so far as it applies to the Marsden Primary Centre, which is not the
basis upon which the Section 42A report has been prepared. In my view Marsden
Primary Centre should be specifically acknowledged within the strategic objective for
growth to more accurately reflect the strategic direction of the Growth Strategy.
Acknowledging the Potential for Local Centres to Impact the Viability and Vitality of
Marsden Primary Centre

7.3

The Council has also recommended rejecting submission points 154.6 5 and 154.7 6
which seek amendments to the objectives and policies for the Local Commercial Zone.
The proposed amendments seek to ensure that local centres do not undermine the
vitality and viability of the Marsden Primary Centre. The reasoning Council has given

3
Submission Point 154.2: Amend Objective SD-O3 as follows: “Accommodate future growth through urban consolidation of
Whangarei City, Marsden Primary Centre, existing suburban nodes and rural villages, to avoid urban development sprawling
into productive rural areas”.
4

Section 42A Urban and Services Plan Change – Part 2: Paragraphs 98-101
Submission point 154.6: Amend objective LC-O1 as follows: “Provide a distribution of LC that provide mixed use development,
including commercial, community and residential activities, while not undermining the vitality and viability of the City Centre and
Marsden Primary Centre”.
6
Submission point 154.7: Amend policy LC-P11 as follows: “LC-P11 Vitality and Viability of City Centre and Marsden Primary
Centre To avoid adverse effects on the vitality and viability of the City Centre, Marsden Primary Centre and Mixed Use Zones
by ensuring expansion of the LC is provided only at a scale appropriate to the needs of the surrounding residential areas”.
5
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within the Section 42A report for their recommendation is that there has been little
evidence of take up from developers at Marsden Primary Centre, while the Ruakaka
Shops are an existing shopping centre that has operated for many years7. Therefore,
the Council considers that there is no significant risk of development of the Ruakaka
Shops undermining the vitality and viability of the Marsden Primary Centre, particularly
over the life of the plan 8.
7.4

In my opinion this recommendation is inconsistent with the strategic direction adopted
by Council within the Growth Strategy, the Structure Plan and the higher order
objectives within the WDC for accommodating growth. The Council’s proposed
wording of Objective LC01 and Policy LCP11 does not reflect the strategic centres
hierarchical arrangement with Whangarei City as the primary district and regional
urban centre with a satellite town at Marsden Point/Ruakaka. Furthermore, it does not
acknowledge the strategic and higher order policy direction for the satellite town at
Marsden Point/Ruakaka to be a comprehensive urban development that provides a
vibrant and quality urban realm and encourages co-location of retail, commercial and
residential land uses to reduce pressure on the transport system from commuter travel.

7.5

As pointed out in the economic evidence of Mr Heath the market in the foreseeable
future is not large enough to support both Marsden Primary Centre as envisioned
within the WDC and the Growth Strategy9 and an expanded centre at Ruakaka Shops.
Therefore, allowing the future expansion of the Ruakaka Shops without consideration
of the viability and vitality of the Marsden Primary Centre could in my view, prevent the
development of Marsden Primary Centre as a comprehensively planned satellite town.
Instead it may result in the provision of two centres of a similar scale, with neither of
them providing the form, quantity and quality of development strategically required by
Council at Marsden Point / Ruakaka. These development scenarios will not only
prevent the fulfilment of the commercial hierarchy that Council has adopted in its
strategy but it will also compromise the amenity of the Ruakaka community who would
otherwise be able to enjoy the amenity and functionality provided by such a centre.

7.6

In addition, I disagree with Council that the strategic and higher order policy direction
for Marsden Primary Centre should be disregarded because this centre is yet to be
developed. The current Structure Plan for Marsden Primary Centre was developed in
the mid-2000s pre-global financial crisis (GFC). As previously discussed in paragraph

7

Section 42A Urban and Services Plan Change – Part 2: Paragraphs 54, 107
Section 42A Urban and Services Plan Change – Part 2: Paragraphs 54, 107
9
Primary Evidence of Tim Heath, 7 November 2019, Paragraph 18.3
8

AD-115762-2-8-V1

5.2 a private plan change is now being prepared by Southpark to refine the Marsden
Primary Centre provisions to enable the delivery of a viable and sustainable town
center in the Ruakaka / Marsden Point area.
Size of Neighbourhood Centres
7.7

The Council has recommended accepting submission point 154.4 10 which seeks to
delete Clause 3 of Policy SD-P27 which restricts the application of a Neighbourhood
Commercial Zone to locations that “occupy a maximum total contiguous land area not
exceeding 1ha.” The reasoning for rejection for these submission points is set out
within the Council’s Section 42 Hearings Report 11. Having reviewed the Council’s
recommendations and reasoning I agree with the Council on these matters.
Zoning of the Ruakaka Shops

7.8

The Council has recommended rejecting submission point 154.1 12 which seeks to
change the extent of the zoning for the Ruakaka Shops to Neighbourhood Commercial
Zone, and decrease the extent of the footprint of the centre zoning to the existing
footprint of the Ruakaka shops. Additionally, the Council has recommended rejecting
submission point 154.513 which seeks consequential amendments to the Local
Commercial Zone overview to delete reference to Ruakaka Shops. The reasoning
Council has given within the Section 42A report for their recommendation is that the
existing activities at the Ruakaka Shops are more consistent with the Local
Commercial Zone than the Neighbourhood Commercial Zone and a much better fit
with the criteria in SD-P26 (LC) than SD-P27(NC), particularly in relation to the range
of services available 14. Further the Council considers that the Local Commercial zoning
is consistent with the Structure Plan and currently the Ruakaka Shops are the only
centre servicing the Ruakaka/One Tree Point area 15.

10

Submission point 154.6: Amend Policy SD-P27 as follows: “To maintain the community focal point and provide convenient
business and service activities by applying the Neighbourhood Commercial Zone in locations that:
1. Contain a range of existing small scale commercial and community activities to support the surrounding residential
community.
2. Have predominately active street frontages and strong pedestrian networks.
3. Occupy a maximum total contiguous land area not exceeding 1ha.”
11
Section 42A Urban and Services Plan Change – Part 2: Paragraphs 382-383
12
Submission point 154.1: Change zoning for the Ruakaka Shops to Neighbourhood Commercial Zone and decrease the extent
of this zoning to the existing footprint of the Ruakaka Shops.
13
Submission point 154.5: Amend LC Overview as follows: “The Local Commercial Zone (LC) provides for commercial,
community and residential activities within the suburbs of Whangarei City, Ruakaka and Marsden Point…
Ruakaka
Ruakaka LC is situated on the corner of Marsden Point Road and Peter Snell Road opposite the Bream Bay High School. It
contains a range of retail, food and beverage and service activities, including a supermarket, bank, medical centre, kindergarten
and police station. Most of the shops are connected by pedestrian walkways and verandas, with a large onsite parking area to
the front of the buildings. A recreational area adjoins the LC on Peter Snell Road.”
14
Section 42A Urban and Services Plan Change – Part 8: Paragraph 108
15
Section 42A Urban and Services Plan Change – Part 8: Paragraph 108
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7.9

I disagree with the Council that the Ruakaka Shops are a better fit with Local
Commercial Zone than the Neighbourhood Commercial Zone. The Local Commercial
Zone is described as being the heart of a suburb, providing a focus point for community
functions and community identities. The Local Commercial Zone services a wide area
and contain activities such as supermarkets, a range of retail goods and services, small
scale office activities and some community, recreation and health services. The
Neighbourhood Commercial Zone is described as providing for a distribution of
accessible neighbourhood commercial activities that provide goods and services to
meet the day to day needs of communities. The Ruakaka Shops are more aligned with
the Neighbourhood Commercial Zone as they are primarily designed to service the
local Ruakaka township and consist of largely convenience based retail including a
small supermarket, medical centre and a pharmacy as well as financial, real estate
and food and beverage services. The Ruakaka Shops have served a wider catchment
only because the Marsden Primary Centre is yet to develop fully.

7.10

Furthermore, in my view the application of the Neighbourhood Commercial Zone to the
Ruakaka Shops is more in keeping with the criteria in SD-P26 (LC) and SDP27(NC).The criteria for the application of the Local Commercial Zone included within
SD-P26 (LC) is similar to the criteria for the application of the Neighbourhood Centre
within SD-P27(NC). The key differences is that the spatial application of the Local
Commercial Zone also needs to consider:
•

If an area is identified as hazard prone;

•

If the application of the Local Commercial Zone will maintain the viability of the
City Centre zone;

•

Whether there is an identified demand for business, service and community
activities for the surrounding residential community; and

•

The size of the centre – the Local Commercial Zone should not exceed 6
hectares and the Neighbourhood Commercial Zone should not exceed 1
hectare however it should be noted that Council now supports deleting the
reference to the maximum size for centres16.

7.11

I consider that the application of the Local Commercial Zone is inconsistent with this
criteria because there is not an identified demand for retail and commercial activities

16

Section 42A Urban and Services – part 2 Plan Change: Paragraphs 382-383
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to support the application of the Ruakaka Shops. As outlined within the economic
evidence of Mr Heath the very close proximity of the Ruakaka Shops and Marsden
Primary Centre means they are servicing the same market. The market is not large
enough to cater for both the Marsden Primary Centre as envisioned within the WDC
plan, and an expanded shopping centre at Ruakaka that is servicing a similar market 17.
7.12

Additionally, I disagree with Council that the proposed zoning of the Ruakaka Shops
as Local Commercial Zone is consistent with the Structure Plan. The Ruakaka
structure plan envisioned Ruakaka shops continuing its current local convenience role
with retail and general business activities predominantly concentrated into the core of
the Marsden Primary Centre. Therefore, in my view the Neighbourhood Commercial
zone is more aligned with this local convenience role that the Structure Plan envisions
for the Ruakaka Shops.
Alternative Planning Framework for Ruakaka Shops

7.13

If the Commissioners decide not to amend the zoning of the Ruakaka Shops, in my
view an appropriate alternative approach is the inclusion of a precinct over the Local
Commercial Zone to limit retail, food and beverage activities to the existing level and
limit any additional grocery stores from establishing This approach will ensure that
Ruakaka Shops continue to serve the day to day needs of the local community while
not adversely effecting the viability and future vitality of the Marsden Primary Centre.

7.14

A draft set of precinct provisions for Ruakaka Shops is included within Attachment 3
to my evidence. I have evaluated these draft provisions in accordance with Section
32AA of the RMA. This evaluation is included within Attachment 4 to my evidence.
Advance Development Limited Rezoning Request

7.15

Advance Developments Ltd (ADL) made a submission 18 seeking to rezone the corner
of McCathie Road and State Highway 15 Ruakaka from Rural Production Environment
to Light Industrial Zone with a Marsden Technology Park Precinct. Southpark further
submitted on this request and opposed the proposal because it provided too much
scope for non-industrial activities that were not sufficiently justified or assessed 19. The
Council has recommended accepting this proposal with amendments to the proposed

17

Primary Evidence of Tim Heath dated 7 November 2019 Paragraph 18.3
Submission point 251(1) (Advance Developments Limited): Rezone the ADL land identified in
the submission as LI with a "Marsden Technology Park Precinct" overlay (MTPP), or alternative relief with similar effect. (Draft
MTPP chapter included within submission).
19
Further submission X359 Southpark: Marsden City oppose the requested rezoning.
18
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precinct to change ancillary residential activities from a permitted to a restricted
discretionary activity20. The reasoning for accepting for these submission points is set
out within the Council’s Section 42 Hearings Report 21. Having reviewed the Council’s
recommendations and reasoning I agree with the Council on these matters.
Ruakaka Economic Development Group and C&K Pyle Rezoning Requests
7.16

The Council has recommended rejecting submission points 180.1 22, 180.2 23, 180.3 24,
180.4 25, 194.1 26, 194.2 27 and 194.3 28 which Southpark further submitted on 29 and that
request the rezoning of various sites within Ruakaka/Marsden. The reasoning for
rejection for these submission points is set out within the Council’s Section 42 Hearings
Report30. Having reviewed the Council’s recommendations and reasoning I agree with
the Council on these matters.
KiwiRail and NZTA proposed Road and Rail Buffer

7.17

The Council has recommended rejecting submission points 240.30-32 and 265.2224 31 which Marsden City further submitted on 32 and that request a Road and Rail Noise
Buffer be shown on the planning maps, covering all land within 100m from any rail
network or State Highway boundary. The reasoning for rejection for these submission
points is set out within the Council’s Section 42 Hearings Report33. Having reviewed
the Council’s recommendations and reasoning I agree with the Council on these
matters.

20

Section 42A Urban and Services Plan Change - Part 5 Attachment 3: Page 13
Section 42A Urban and Services Plan Change - Part 5: Section M
22
Submission point 180.1 Ruakaka Economic Development Group: 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 including MDR, LI, LC, O8 and
new education.
23
Submission point 180.2 Ruakaka Economic Development Group: Where there are infrastructure constraints the land sought
for MDR rezoning could also be located in a "Medium Residential Zone Expansion Precinct" that enables development only when
it is serviced by on-site communal wastewater systems.
24
Submission point 180.3 Ruakaka Economic Development Group: Create a new "Education Zone" to enable tertiary education
facilities to be established within the Whangarei District with suitable criteria.
25
Submission point 180.4 Ruakaka Economic Development Group: Relief from compliance with provisions in Plan Changes 82A,
82B, 88, 88A-J, 109, 115, 136, 147 and 148 where those provisions are inconsistent with the outcomes sought for the land subject
to this submission.
26
Submission point 194.1 C & K Pyle: Amend proposed planning maps 41 and 42 by rezoning the land identified at Attachment
1 of the submission.
27
Submission point 194.2 C & K Pyle: Where there are infrastructure constraints the land sought for MDR rezoning could also be
located in a "Medium Residential Zone Expansion Precinct" that enables development only when it is serviced by on-site
communal wastewater systems.
28
Submission point 194.3 C & K Pyle: Relief from compliance with provisions in Plan Changes 82A, 82B, 88, 88A-J, 109, 115,
136, 147 and 148 where those provisions are inconsistent with the outcomes sought for the land subject to this submission.
29
Further submission X359 Southpark: Marsden City.
30
Section 42A Urban and Services Plan Change - Part 8: Paragraphs 119, 226, 227, 297
31
Submission point 240(30-32) and 265(22-24) NZ Transport Agency and Kiwirail: KiwiRail and NZTA are seeking a Road and
Rail Noise Buffer be shown on the planning maps, covering all land within 100m from any rail network or State Highway boundary.
This buffer is supplemented by objectives and policies which seek that sensitive/noise sensitive activities within the buffer are
subject to additional setback and acoustic insultation requirements.
32
Further submission X359 Southpark: Marsden City oppose.
33
Section 42A Urban and Services Plan Change - Part 9: Paragraphs 343-361
21
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8.

CONCLUSION

8.1

Overall, I consider that the proposed amendments to the strategic objectives and
policies for commercial zones and the application of the Neighbourhood Commercial
Zone to the Ruakaka Shops is a more appropriate method for achieving the purpose
of the RMA and the higher order objectives of the WDP and the plan change package.
Furthermore, these proposed amendments are consistent with the strategic
hierarchical arrangement of centres included within the Growth Strategy and Structure
Plan.

8.2

In my view, a precinct could be included over the Ruakaka Shops as an alternative to
changing the zoning to effectively and efficiently achieve the Council’s strategic
direction and higher order policy

direction in respect of a centres hierarchy, by

managing the effects of retail, food and beverage use on the viability and vitality on
Marsden Primary Centre Zone.
8.3

Overall, I agree with the Council’s recommendations with respect to requests by
Ruakaka Economic Development Group and C&K Pyle to rezone land in the
Marsden/Ruakaka area. I also agree with the Council’s recommendations in respect
of managing noise around the rail network or State Highway. In my view the
recommendations of the Council in respect of these matters are the most efficient and
effective methods for achieving the objectives of the plan change.

Nicholas Jon Roberts
7 November 2019
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NICK ROBERTS
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•
•

Analysis, preparation and assessment of plan changes for and on behalf of councils and private clients
Preparation and assessment of resource consent applications, outline plans of work, notices of
requirement for and on behalf of councils, government organisations and private clients
Large scale infrastructure planning
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•
•
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Bachelor of Planning, University of Auckland (1991)
Member Auckland Urban Design Panel
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NZPI Nancy Norcroft Supreme Planning Practice Award 2009

Employment History
1997 - Present
1994 - 1997
1992 - 1994

Director/Planner - Barker & Associates Limited, Auckland
Senior Planner - Connell Wagner Limited, Auckland
Planner - Bloxham Burnett & Oliver, Hamilton
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•

•

•

•

Infrastructure and Designations: Roading and Open Space Designations Wynyard Quarter,
Alternative Waitemata Harbour Crossing (NZTA), Auckland Rail electrification project,
Ardmore Airport Designation.
Plan and Policy Assessment: Lead Planner for Auckland Council on the residential zone topic
and City Centre zone and City Centre Waterfront Precinct topics; Plan Change 4 – Wynyard
Quarter plan change (tank farm) for Auckland City Council
Resource Consents: Wynyard Quarter Transport and Open Space improvements (AT);
Wynyard Quarter buildings; America’s Cup 36 (on-going); Sylvia Park Town Centre (including
railway station)
Master planning and Structure Plans; Mangere and Mt Roskill Structure Plans (HLC); Drury
Structure Plan (Council and Developers)

Contact Details
Barker & Associates Limited
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Shortland Street,
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DDI: 09 375 0999
Mob: 029 666 8330
Email: nickr@barker.co.nz

Attachment 2
Marsden City Concept Master Plan

Attachment 3
Local Commercial Zone Ruakaka

Local Centre Zone (LCZ)
LCZ - PREC1 – Ruakaka Shops Precinct (RSP)
Issues
The Ruakaka Shops Precinct (RSP) limits the expansion of retail and food and beverage
activities within a portion of the Local Commercial Zone. The RSP services the local Ruakaka
township and consists of largely convenience based retail with some food and beverage. The
RSP is located within 850m of the Marsden Primary Centre and recognises the intention for
this centre to serve as a satellite town that complements Whangarei City Centre.
Objectives
LCZ-PREC–O1
Recognised
Activities

Recognise the existing convenience retail and food and beverage
activities located in the Ruakaka Shops Precinct.

LCZ-PREC-O2 Protected Zones

Limit the expansion of convenience retail and food and beverage
activities to protect the vitality and viability of the City Centre and
Marsden Primary Centre.

Policies
LCZ-PREC-P1–
Enabled Activities

To protect the vitality and viability of the City Centre and Marsden
Primary Centre by:
a. Recognising the existing convenience retail and food and beverage
activities located in the Ruakaka Shops Precinct.
b. Limiting the expansion of convenience retail and food and
beverage activities located in the Ruakaka Shops Precinct.

Rules
LCZ-PREC-R1

General Retail
Activity Status: Permitted
Where:

Activity Status when compliance
not achieved: Discretionary

1. The activity does not exceed the
current 3 May 2007 gross floor
area within the Ruakaka Shops
Precinct.

LIZ-PREC-R2

Food and Beverage

LCZ-PREC1 – Ruakaka Shops Precinct 7 November 2019
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Local Centre Zone (LCZ)
Activity Status: Permitted
Where:

Activity Status when compliance
not achieved: Discretionary

1. The activity does not exceed the
current 3 May 2007 gross floor
area within the Ruakaka Shops
Precinct.

LCZ-PREC-R3

General Commercial
Activity Status: Permitted
Where:

Activity Status when compliance
not achieved: Discretionary

1. The activity does not exceed the
current 3 May 2007 gross floor
area within the Ruakaka Shops
Precinct.

LCZ-PREC-R4

Grocery Store
Activity Status: Discretionary

Information Requirement
LCZ-INFO-I1

Information Requirement

Infringements to:

Applications required to provide:

LCZ-PREC-R1

1. An assessment from a suitably qualified economist assessing the
economic impacts on the wider catchment.

LIZ-PREC-R2
LCZ-PREC-R3
LCZ-PREC-R4
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Attachment 4
Section 32AA Assessment

Attachment 4: Section 32AA Assessment
Recommended Amendment

Options Evaluated

Ruakaka Shops:
• Amend the zoning of the
Ruakaka
Shops
to
Neighbourhood Centre Zone.

•

Option 1: Status quo – Business
3 Environment.

•

Option 2: Notified Provisions –
Local Commercial Zone applied
to Ruakaka Shops

•

Option 3: Recommended revised
provisions – Neighbourhood
Centre Zone applied to Ruakaka
Shops.

•

Option 3: Alternative Revision Local Commercial Zone applied
to Ruakaka Shops with LCZ PREC1 – Ruakaka Shops
Precinct (RSP).

S32AA Assessment
Costs and benefits
Economic
Options 1 and 2 have the highest economic costs. The application of the
Business 3 Environment or the Local Commercial Zone will provide for the
expansion of the Ruakaka Shops transforming this into a centre that exceeds
its local convenience role. This will lead to enduring significant adverse effects
on the viability of Marsden Primary Centre as the market is not large enough to
cater for the Marsden Primary Centre as envisioned within the WDC plan, with
an expanded shopping centre at Ruakaka that is servicing a similar market 1.
Options 3 and 4 will enable Ruakaka Shops to continue operating as a
convenience centre whilst not affecting the ability of Marsden Primary Centre
to establish as a sub-regional centre.
Environmental, Social and Cultural
Option 3 and 4 have the highest environmental, social and environmental
benefits. These options apply a zoning or precinct framework that manages the
expansion of the Ruakaka Shops so that this centre does not impact the viability
of Marsden Primary Centre. This enables the delivery of a comprehensively
planned sub-regional centre at Marsden to cater for the employment, retail,
community and needs as well as other amenities required by the growing
community. The colocation of residential, commercial and retail reduces
commuter travel and pressure on the transport system.
Efficiency
Options 3 and 4 are efficient in that they recognise that expansion of Ruakaka
Shops needs to be managed to ensure that the planning provisions do not
enable two centres in very close proximity which are of a similar scale with

1

Primary Evidence of Tim Heath dated 7 November 2019 Paragraph 18.3

neither properly catering for the future populations retail and commercial
needs.
Effectiveness
Options 1 and 2 are not effective at achieving the objectives of the WDP which
seek to establish Marsden Primary Centre as a comprehensive urban
development which facilitates co-location of residential, commercial,
employment, educational and recreational activities to avoid excessive
commuting. Option 1 and 2 allow for expansion of the Ruakaka Shops beyond
the current local convenience role which will lead to enduring significant
adverse effects on the viability of Marsden Primary Centre establishing in the
way envisioned by these objectives. Options 3 and 4 are equally effective in
managing the effects on the viability of Marsden Primary Centre.
Risks
There is no known risk due to insufficient information.

