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Reason: The economic assessment has not provided any assessment about the degree to which the 

Statistics NZ projections take into account or are consistent with the increased residential yield that would be 

enabled by the proposed Plan. It is not clear whether the Statistics NZ projections are cognisant of the 

residential yield of the Plan area (1,520   dwellings, from section 3.1 of the PEL report), and whether the 

Structure Plan’s residential yield would need to be considered as a net addition to the Statistics NZ 

projections. 

Further, it is not clear whether the Statistics NZ projections are cognisant of the residential yield anticipated 

for Marsden Point/Ruakaka in the Whangarei District Growth Strategy 2010. It is important to understand 

how relevant the economic assessment considers the capacity estimates of both the 2008 Structure Plan 

and the Growth Strategy, and hence whether any adjustments are required to the Statistics NZ projections to 

reflect local expectations about population growth in the catchment.  
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Reason: The economic assessment identifies certain key demographic attributes of the current catchment 

population (from Census 2013), but it is not clear whether those or some alternative demographic profile are 

applied to the projections underlying the demand assessment. The profile assumed will have some influence 

on demand assessed, and it is possible that that profile might change with the development of new and 

different types of dwellings enabled by the proposed Plan. 

Reason: The identified increase in the share of total employment engaged in the industrial and commercial 

sectors (Fig.8) implies that the share of employment in all other sectors must decrease, and hence grow 

more slowly. However no explanation is given as to why employment in other sectors should grow more 
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slowly, especially when many much of that growth is likely to be engaged in servicing the growing 

population, such as that the proposed Plan would enable. 

Reason: The assessment analyses current inflow and outflow of retail spend, and then bases demand 

projections off some assumed future net flow. That net flow appears to have been assumed to be 

unchanged from current levels, however that would appear to be inconsistent with the likely and intended 

future role of the Marsden City centre. 

Reason: It is not stated whether the catchment demand projections in Table 5 are based on the Medium or 

High population growth scenario. 

Reason: Tables 7 and 8 are both labelled as “Net Additional Floorspace / Land Requirement” in the row 

labels. It is not clear why there is assessed to be a shortfall of industrial land now (given net additional 

requirement for 5.56ha in 2018 from Table 7) when there is a very large area of vacant industrial land 

identified in the catchment. Some explanation of what    the land requirements indicate would aid 

interpretation of Table 7, and, given their common structure, Table 8. 

It is also not clear why the summary column (growth 2018-2043) is not equal to the difference    between the 

2018 and 2043 figures, in Tables 7 and 8. That may be a formula error, but it is important to understand why 

the difference exists. 
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Reason: Sustainable retail GFA requirement” in 2018 is given as 22,500m2 (Table 9), whereas “Gross 

Sustainable Retail GFA” in Table 6 is 19,450m2. Differences also exist in all other years, and it is unclear 

why the projections are not consistent between the two tables. 

 

Reason: The site coverage of the floorspace identified in Table 8 would be 40% if all were located on the 

ground floor. However, the stated assumptions are that development would be at an average of 1.6 storeys 

and that 25% will occur above commercial services or retail. Taking those two assumptions into account, 

implied site coverage is less than 20%, much lower than standard coverage assumptions. 

Reason: The demand assessment states that “cafes, bars and restaurants are key store types to facilitate 

and target within Marsden City Town Centre to build its retail base”.  Much of the demand assessed in that 

sector, and the floorspace required to support it, originates from non-locals, as explained in section 10.3. It is 

important to understand what proportion of the identified sustainable space in that sector should be provided 

nearer the tourism focal points in the catchment, rather than in the Plan area. 

Response:  .  

Reason: The projections in Table 10 appear to be a summary of previously calculated data in Tables 7, 8 

and 9, however the data is not consistent between tables. Further, the office, retail and commercial service 

land requirements in section 12.2 (p46) are    identified as 8.5ha in 2043, which is different to both Table 8 + 

Table 9, and Table 10. Ultimately it is unclear which are the correct numbers, or whether all are correct but 

relate to different metrics. 
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Reason: The key consideration of the economic assessment is establishing whether the Plan Change will 

avoid a shortage of industrial and commercial zoned land. The assessment does not address whether there 

may be too much Mixed Use precinct. In the proposed Mixed Use precinct General Retail and Commercial 

Services (among other activities) are permitted, indicating significant potential for activities in those 

categories to establish across a broad area, resulting in a less consolidated urban form than the economic 

assessment anticipates in section 14.1. No assessment has been provided of that potential yield or 

appropriateness of those outcomes, but they may affect the development and vitality of the Town Centre. 

Reason: LFR is not a permitted activity (apart from supermarkets) under the proposed provisions. It is not 

clear to what extent the possibility of providing LFR in the Plan Change area has been considered, but it 

would be valuable to understand the viability and merits of some LFR provision at Marsden City, especially 

in the context of its distance from alternative LFR supply in Whangarei. 

Reason: The economic assessment states that the proposed Plan would decrease the amount of 

commercial and retail zoned land and activity in Marsden City but increase economic benefits (including 

creating higher quality and vibrant retail and commercial services offering and employment). It is unclear 

how a reduction in zoned area would result in the benefits identified. 
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Reason: To consider effects, and also to consider consistency with Urban and Services Plan Change. 
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