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Introduction 

1. The purpose of my tabled evidence is to respond to the evidence filed on 

behalf of Southpark Corporation Ltd (SCL).1 

SCL submission and evidence   

2. SCL own the Marsden Primary Centre. This is a self-titled zone located on One 

Tree Point Road and SH15. Town Centre Properties Ltd owns the existing 

Ruakaka Town Centre shops (the “Ruakaka shops”. A plan showing the 

location of the two landholdings is attached. 

3. SCL says that the Ruakaka shops should be zoned NCZ rather than LCZ, 

because enabling further development of the Ruakaka shops might 

undermine the viability and vitality of the Marsden Primary Centre. They cite 

provisions in the Whangarei Growth Strategy (30/50), the Ruakaka Structure 

Plan (both non-statutory), and the Operative District Plan (2007) to support 

their case. 

Trade competition  

4. My evidence concludes that the submission is motivated by trade competition 

and that Clause 6(4) of the RMA applies. SCL says that their concern lies with 

what it calls “retail distribution effects”. In essence, supported by economic 

evidence, SCL contend that the existing and future population catchment is 

not big enough for both the Ruakaka shops and the Marsden Primary Centre, 

and so the Ruakaka shops should be prevented from further expansion.  

5. In case the committee sees the SCL submission as something other than trade 

competition, my evidence (supported by the evidence of Mr Orr) traverses 

the history of both the Ruakaka shops and the Marsden Primary Centre, and 

the relevant non-statutory and statutory planning provisions cited in the SCL 

evidence.   

Sustainable Futures 30/50 

6. The SCL evidence refers to various provisions in the Whangarei Growth 
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Strategy 30/50 (2010).  They  consider that the Council gave effect to this 

vision through the introduction of the ‘Marsden Primary Centre’ zone and that 

zoning the Ruakaka shops LCZ could constitute a rejection of the growth 

strategy.2 My evidence makes the point though that 30/50 makes no mention 

of the Marsden Primary Centre, but it does refer to the importance of the 

Ruakaka shops (referring to it as the “existing primary centre”).  The notion 

that zoning the Ruakaka shops LCZ constitutes a rejection of the growth 

strategy does not bear scrutiny.  

Draft Whangarei District Growth Strategy 

7. SCL refers to the Draft Whangarei District Growth Strategy. However, this 

document does not refer to the Marsden Primary Centre or any intended 

hierarchy of centres.  

Operative Whangarei District Plan 2007 

8. SCL cites provisions in the Operative District Plan that they say supports the 

Ruakaka shops being downgraded to NCZ in favour of the Marsden Primary 

Centre zone. My evidence makes the point that there is no reference to the 

‘Marsden Primary Centre’ zone in any of the overall strategic policy provisions 

in the operative plan other than those contained in the ‘Marsden Primary 

Centre’ chapter itself. This is not surprising though, as the strategic provisions 

of the District Plan pre-date the introduction of Marsden Primary Centre zone. 

My evidence concludes that there is no District Plan basis for the ‘Marsden 

Primary Centre’ being the primary suburban centre in Marsden Point-

Ruakaka, and certainly not at the expense of other existing centres.  

Marsden Point – Ruakaka Structure Plan  

9. SCL cites the non-statutory Marsden Point-Ruakaka Structure in support of 

their contention that the Ruakaka shops being downgraded to NCZ. My 

evidence makes the point that the Structure Plan was funded by the 

proponents of the Marsden Primary Centre plan change, it is now more than 

10 years old (and nothing has occurred on the Marsden Primary Centre during 
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that time) and, as I understand it, it is in the early throws of being reviewed.  

Notwithstanding this, my evidence also confirms that the Structure Plan refers 

to the Ruakaka shops as a “local centre” covering 5-10ha in area and that it is 

“well placed to fulfil a local centre role, and it has the added advantage of 

having the capacity to expand”. My evidence makes the point that this 

accurately describes the proposed LCZ zone for the Ruakaka shops which is 

7.5ha in size.  

Impacts on the viability and vitality of the Marsden Primary Centre 

10. My evidence states, as a matter of fact, that no development has occurred in 

the Marsden Primary Centre over the 7 years since its introduction to the 

District Plan. The District Plan contains an objective (6.3.10) which is 

concerned with supporting the “long-term vitality and viability of existing 

centres”. However, other than the fact that it has “centre” in its name, it 

cannot be said that the Marsden Primary Centre is a “centre” for purpose of 

this objective when the centre does not actually exist. It does apply to the 

Ruakaka shops though, because that is the existing centre that has existed for 

the last 30 years.  

11. My evidence concludes that there is nothing in the LCZ chapter or the ‘District 

Growth and Development’ chapter (PC148) to suggest that the Ruakaka Town 

Centre shops should be zoned anything other than LCZ.   

 

 

……………………………………………………… 

Brett Hood (Planner)  

This 26th day of November 2019 


