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1.0 THE APPLICANT AND PROPERTY DETAILS 

To: Whangarei District Council  
 Attention: Melissa McGrath 

Applicant's Name: Marsden City Limited Partnership 

Address for Service:  Barker & Associates Ltd 
 PO Box 37  
 Whangarei 0140 
 Attention: David Badham 
 Email: davidb@barker.co.nz  

Legal Description: Various - Refer to Records of Title as Appendix 
1 

Plan Change Area: 127 hectares 

District Plan Zoning: Marsden Primary Centre  

Brief Description of Proposal: Private Plan Change request to rezone and 
amend provisions on 127 hectares of land at 
Marsden City to a mix of business, residential 
and open space zones with a related precinct 
to secure desired development outcomes. 
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2.0 EXECUTIVE SUMMARY 

Marsden City Limited Partnership are applying for a Plan Change to the Whangarei 
District Plan to rezone and modify planning provisions on 127 hectares of land at 
Marsden City, which encompasses the area currently identified as the Marsden 
Primary Centre Environment. The purpose of the Plan Change is to deliver a viable 
and sustainable town centre in the Ruakaka / Marsden Point area and additional land 
for housing and commercial use, with a supporting network of open spaces and 
infrastructure. The key features of the Plan Change are: 

• The deletion of the Marsden Primary Centre Chapter in the Operative 
Whangarei District Plan; 

• A shift away from the industrial focus as contained within the Marsden 
Primary Centre Environment chapter towards a greater provision of 
residential land in Marsden City to support the development of a sustainable 
and viable town centre; 

• Zones from the Urban and Services Plan Changes – Decisions Version are 
proposed as underlying zones; 

• The creation of a Marsden City Precinct over top of the Marsden City land 
with core provisions that coordinate development with the delivery of 
transport infrastructure, guide the development of the street network to 
provide for walking and cycling and manage reverse sensitivity effects; 

• The creation of a new special purpose Marsden Town Centre Zone to apply 
to the intended higher order town centre in the north western portion of 
Marsden City; and 

• Consequential changes to the Noise and Vibration Chapter and Urban Form 
and Development Chapter. 

Pre application meetings have been held with Council staff prior to the lodgement of 
the Plan Change. Consultation has also been undertaken with a number of 
stakeholders including mana whenua and other landowners within Marsden City. 
Feedback from Council and stakeholders have informed the development of the 
approach and provisions of the Plan Change.  

This report details the comprehensive evaluation in accordance with section 32 of 
the Resource Management Act 1991 (RMA) that has been undertaken to confirm the 
appropriateness of the Plan Change. The proposed provisions have been detailed and 
compared against viable alternatives in terms of their costs, benefits and efficiency 
and effectiveness and risk in accordance with the relevant clauses of section 32.  

Overall, it is considered that the proposed provisions represent the most efficient 
and effective means of achieving the sustainable management purpose of the RMA, 
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objectives of other higher order planning documents and the relevant objectives of 
the Whangarei District Plan.  
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3.0 INTRODUCTION 

3.1 BACKGROUND 

3.1.1 The Applicant 

Marsden City Limited Partnership (MCLP) is a major landowner of land currently 
zoned as Marsden Primary Centre (MPC) within the operative Whangarei District 
Plan (WDP). MCLP have been successfully developing properties for the past 30+ 
years and have completed over 60 projects to date, predominantly in the industrial 
sector.  More recent developments include stand-alone houses, terraced dwellings 
and apartments at Kensington Park in Orewa, and master planning of Market Cove, 
a 14ha site in Favona, Mangere expected to accommodate 1,400 terrace houses and 
apartments together with commercial activities and public open spaces. 

MCLP envisages that the Plan Change will provide a viable and sustainable town 
centre in the Ruakaka / Marsden Point area which integrates with surrounding 
commercial, mixed use and residential uses. The Plan Change has the potential to 
create 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. 

3.1.2 Marsden Primary Centre 

The land subject to this application is defined on the Zoning Plan provided in support 
of the Plan Change, which encompasses the area identified as the Marsden Primary 
Centre Environment in the WDP. See Figure 1 below. 
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Figure 1: Aerial photograph showing location of site within Marsden Point / Ruakaka peninsular (Source: 
Property Economics Economic Assessment). 

This area has been subject to historic resource consent applications for subdivision 
which have resulted in the current cadastral layout. Subsequent to the granting of 
subdivision consents, the property owners in conjunction with the Council undertook 
an extensive structure planning exercise which resulted in the Marsden Point-
Ruakaka Structure Plan 2008 being adopted by the Council in November 2009. 

The MPC provisions arose from the Marsden Point-Ruakaka Structure Plan 2008. 
Completed just before the onset of the Global Financial Crisis, the Structure Plan 
optimistically envisaged a satellite city of 40,000 people across the peninsula 
encompassing Ruakaka, Marsden Point, and One Tree Point. The MPC was to some 
extent envisaged as the “CBD” of this new city. 

Land use projections therein included for the MPC a recommended allowance of 32 
gross hectares of retail and non-retail land. This was translated into provisions 
focused on the north western quadrant of the MPC. These provisions also identify a 
small area of residential development in support of the core centre. 

3.1.3 The Pre-Application Process 

The proposed Plan Change, including the proposed Marsden City Precinct and Town 
Centre provisions are the result of a pre-application process that began with 
Whangarei District Council (WDC) in September 2018. Two pre-application meetings 
were held with WDC staff. Minutes from both meetings are included as Appendix 2. 
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At the first pre-application meeting on 17 September 2018, the concept of the Plan 
Change was presented to Council. This included a discussion regarding the status quo 
of the MPC provisions and the development that it enabled. A then proposed 
structure plan was presented to the meeting attendees and feedback on that scheme 
was sought. Required technical inputs and assessments were confirmed, of which 
included a; traffic report, infrastructure report, noise report, economic assessment, 
and urban design input. Development pathways were discussed, primarily being the 
option of applying for a resource consent versus a private plan change. The resource 
consent option was quickly ruled out given the prohibited activity status for certain 
activities within the operative MPC provisions. It was agreed that a private plan 
change was the best approach to facilitate the development of Marsden City. 

A second pre-application meeting was held on 14 October 2019. In between the two 
meetings, MCLP engaged consultants and completed drafts of the necessary 
technical assessments outlined at the first meeting. These technical reports, and in 
particular the economic assessment, lead to a number of significant changes being 
made to the proposal from that previously presented to Council: 

• A general shift away from the industrial focus, as contained within the MPC 
chapter of the WDP; 

• The removal of heavy industry land, being replaced by residential zoning 
alongside SH15A which transitions to higher density residential adjacent the 
proposed town centre; 

• Reduction and consolidation of core commercial land; 
• Removal of the two slip lanes originally proposed to provide direct access to 

the site from SH15A; and 
• Following consultation with WDC’s Infrastructure Team, the provision of 

Open Space (OS) areas was increased. 

Since the second pre-application meeting, a number of discussions with WDC staff 
have occurred. These discussions, along with feedback previously received, has 
informed the final provisions and details of the private plan change application (the 
Plan Change) as lodged on 23 March 2020.   

3.1.4 Clause 23 Request for Further Information 

On 21 April 2020, WDC staff issued Part 1 of a further information request pursuant 
to Clause 23(1) of Schedule 1 of the RMA. This was followed by part 2 on 28 April 
2020. This version of the Section 32 Evaluation has been updated based on the 
response to the matters raised in that request. For further details on the further 
information request and response, please refer to the “Response to Clause 23 
Request for Information – Marsden City Plan Change – PC150” dated 16 September 
2020.  
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4.0 SITE LOCATION AND DESCRIPTION 

4.1 SITE DESCRIPTION 

The site for the Plan Change comprises 127 hectares of land located at Marsden Point 
/ Ruakaka, approximately 32km south of the Whangarei City Centre. See Figure 2 
below. 

 
Figure 2: Aerial photograph of site (Source: Intramaps). 

The site is abutted by a limited access road (Port Marsden Highway – State Highway 
15A) and One Tree Point Road on its two main boundaries, and by a future railway 
line on the third. Access to the site is obtained via one of three existing access points 
from One Tree Point Road, being; Casey Road, Roosevelt Road, and Pokapu Road. 

A skeleton roading network exists within the site. These roads were constructed to 
an industrial standard in the early 2010’s, complete with wide carriageways 
(approximately 13m) and narrow footpaths (approximately 1.4m). This is consistent 
with the originally intended primary function of a vehicle-based, industrial and 
mixed-use development. Street lights and underground three-waters services were 
also constructed. 

While most of the envisaged roading and subdivision pattern is in place, the majority 
of the site is undeveloped. Largely maintained in pasture, many undeveloped areas 
continue to provide for small-scale grazing activities. 
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Existing built development is largely confined to the southern portion of the site and 
includes; a retirement village (stage one completed, with consents for stage two 
currently planned), a panel beater, a 24-hour gym, and a timber yard. In addition, 
three show homes have been constructed on Casey Road further to the north. 

Majority of the site comprises flat topography, although earlier developments have 
resulted in areas of excavated soil being dumped within the north-eastern areas of 
the site. The site is largely void of any substantial areas of vegetation, however 
isolated specimen trees and areas of scrub are located sporadically throughout 
northern and eastern areas. There are no above-ground waterways or artificial water 
courses within the site. 

4.2 SURROUNDING LOCALITY 

Located approximately 3km north of the intersection between SH15A and SH1, the 
site is situated within the Marsden Point peninsula, on the southern side of the 
Whangarei Harbour entrance. 

The immediate surrounds are predominantly rural in nature to the north and west, 
dominated by large, rural holdings and the Takahiwai Ranges. 

Neighbouring coastal settlements, One Tree Point and Marsden Cove, are located 
less than a 5-minute drive to the north-east. While development within these areas 
is predominantly residential in nature, a number of smaller scale commercial and 
community activities have been established, including; visitor accommodation, food 
and beverage outlets, a church, yacht club, marina, and a primary school. Further to 
the east and south, NorthPort, the Marsden Point Refinery, and various other 
industrial businesses occupy majority of the Marsden Point peninsula. 

The Ruakaka shops are situated approximately 2km to the east of the site, providing 
basic, convenience-based retail services. Existing development includes a small 
supermarket, medical centre and pharmacy, as well as financial, real estate and food 
and beverage services. 

With regards to the surrounding roading network, SH15A connects the site to 
Marsden Point and to SH1, which in turn provides the north-south link between 
Auckland and Whangarei. One Tree Point Road provides access north to One Tree 
Point and Takahiwai, and McCathie Roads provides a direct link through to Ruakaka.   
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4.3 PLANNING CONTEXT 

4.3.1 Operative Whangarei District Plan 

The site is zoned Marsden Primary Centre Environment in the WDP and is partially 
subject to the Flood Susceptible resource overlay. See Figure 3 below. 

 
Figure 3: Map of site showing WDP zoning and resource features (Source: Intramaps). 

Designation KRH-2 also covers a small area of land along the northern boundary of 
the site, having been designated by Kiwi Rail Holdings Ltd as the ‘Oakleigh to Marsden 
Point Rail Link’.  

With regards to WDC’s roading classification, the site is serviced by a state highway 
(SH15A) and a collector road (One Tree Point Road). All existing roads within the site 
are classified as local roads.  

With regards to the zoning of the wider surrounds, the majority of land to the north-
east is zoned for industrial development. In addition, residential zoning associated 
with the One Tree Point, Marsden Cove, and Ruakaka settlements is supported by 
areas of Open Space and small areas of business zoning. Rural zoning otherwise 
dominates the wider surrounds. 
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4.3.2 Whangarei District Council Proposed Urban & Services Plan Changes 

While the site for the Plan Change was not included within WDC’s recent Urban & 
Services Plan Changes1 (U&S plan changes), a number of surrounding areas were. 

A summary of the zoning changes sought under the U&S plan changes (as they may 
apply to Marsden City) is provided below: 

• A significant area of land located within One Tree Point and Ruakaka has 
been released for residential development (Medium Density Residential); 

• Approximately 123ha of Business 4 land located to the north-east of 
Marsden City is proposed to be rezoned Light Industry; 

• Established commercial development at Marsden Cove, currently zoned 
Business 2 and Business 3 under the ODP, is proposed to be rezoned Local 
Centre; 

• The Ruakaka shops (currently zoned Business 3) is proposed to be rezoned 
Local Centre Zone; and 

The U&S plan changes were notified on 8 May 2019 and were heard in November – 
December 2020. Since the original private plan change application was lodged on 23 
March 2020, the Decisions Version of the Plan Changes has been released and now 
the provisions have legal effect. Furthermore, the appeal period has closed, with a 
number of appeals being received relating to rezoning requests in the wider Ruakaka 
/ Marsden Point area. This amended version of the s32 has been prepared based on 
the underlying zone provisions from the Decisions Version of the Plan. 

Zoning maps showing the WDP and proposed U&S zoning are attached as Appendix 
3. 

4.3.3 Regional Policy Statement and Proposed Regional Plan 

The site does not contain any Outstanding Natural Landscapes or Features, or areas 
of High or Outstanding Natural Character, nor is it located within the Coastal 
Environment as identified within the Regional Policy Statement for Northland (RPS). 
Further, the site is not located within any statutory acknowledgement areas. 

The NZLRI Land Use Capability maps identify a small area of the site comprises soils 
with a land use class of 3s4, which are considered ‘highly versatile soils’ under the 
RPS.2 See Figure 4 below. 

 
1 PC 82 A & B, 88 A-J, 109, 115, 136, 143, 144, 145, 147 & 148. 
2 The NZLRI Land Use Capability maps identify that the site comprises the following soils: 3w4, 
2w3, 3s4, and 3w4. 
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Figure 4: Map showing area of site comprising 3s4 soils (Source: LRIS Portal). 

With regards to the Proposed Regional Plan (PRP), the site is subject to a number of 
resource overlays, including: 

• Marsden Point Airshed; 
• Groundwater Management Units: Coastal Aquifer; 
• River Water Quantity Management Units: Coastal river; 
• Whangarei Harbour Priority Catchment layer (partial); and 
• Lowland area.  

An assessment of these resource features with regards to the Plan Change is provided 
within section 7 of this report below.  

5.0 DESCRIPTION OF THE PLAN CHANGE REQUEST 

5.1 DESCRIPTION OF THE PROPOSAL 

The Plan Change seeks to delete the Marsden Primary Centre from the WDP and 
rezone the land within the Marsden Primary Centre to a mixture of residential, mixed 
use and commercial zones, consistent with those introduced within Plan Changes 82 
A & B, 88 A-J, 109, 115, 136, 143, 144, 145, 147 & 148: U&S plan changes. The Plan 
Change will also introduce a Special Purpose Marsden Town Centre zone.  

Additionally, it is proposed to introduce the Marsden City Precinct that will apply 
across the Plan Change area. 

Requested Further Information
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The Plan Change also proposes amendments to the District Wide Noise and Vibration 
(NAV) rules as they relate to the Marsden City land to take into account the revised 
land use pattern.  

The Plan Change also proposes consequential amendments to the Urban Form and 
Development (UFD) to clarify the “fit” and “hierarchy” of the proposed Marsden 
Town Centre Zone and Marsden City Precinct provisions.  

The operative Marsden Primary Centre provisions include precinct plans that show 
an indicative urban land use pattern for land immediately north of the Plan Change 
area providing for Town Centre - commercial, residential, tertiary education and 
education uses. This land is currently zoned Rural Production Environment (RPE) and 
therefore would require a plan change to apply urban zones in accordance with this 
indicative land use pattern. This land has no operative zoning or development rights 
currently, and for clarity the provisions related to it are proposed to be deleted as 
part of the Plan Change.  

5.1.1 Relationship with Urban and Services Plan Changes 

The Plan Change seeks to apply zones and rely on district wide provisions which have 
been introduced through the U&S Plan Changes – Decision Version. The Plan Change 
has been developed based on the Council’s Decisions Version of the U&S Plan 
Changes. It is acknowledged that some of these provisions are subject to 
Environment Court Appeals.  

Given the Plan Change is relying on underlying zone provisions that are not yet 
operative, key provisions from the underlying environments are proposed to be 
duplicated within the Marsden City precinct provisions. It is anticipated that as any 
potential Environment Court Appeals are resolved, copied provisions from the 
underlying environment can be deleted from the Marsden City Precinct to avoid 
unnecessary duplication. 

5.1.2 Overview of the Proposed Zoning 

This Plan Change seeks to rezone the Plan Change area from Marsden Primary Centre 
to a mixture of residential, mixed use and commercial zones. The proposed land use 
pattern will largely remove industrial land use and reduce the extent of commercial 
land, while increasing residential use in line with current and future demand. The 
Plan Change proposes to utilise standard zones introduced through the Urban and 
Services Plan Changes. The exception to this is that the Plan Change introduces a 
Special Purpose Marsden Town Centre zone. The zoning will comprise of: 

• Low Density Residential Zone – 9.89 ha  

Requested Further Information
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• General Residential Zone – 56.08 ha  

• Medium Density Residential Zone – 3.02 ha  

• Marsden Town Centre Zone – 8.41 ha  

• Mixed Use Zone – 12 ha  

• Commercial Zone – 19.07ha. 

This as shown in Figure 5 below and is attached as Appendix 4.  

 
Figure 5: Proposed Marsden City Zoning Plan (Source: Barker & Associates – see full scale version in 
Appendix 4) 

The proposed zoning pattern applies the Special Purpose Marsden Town Centre zone 
within the north western portion of the Plan Change area. The Special Purpose 
Marsden Town Centre zone is proposed to be applied to an appropriately scaled 
location with the surrounding rezoning enabling an appropriate mix of residential, 
commercial service, office, mixed use and community land uses to support the long-
term sustainable development of the Town Centre. 
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It is proposed to consolidate the Mixed Use zone from what is enabled under the 
operative MPC provisions, which will sleeve the southern and eastern boundaries of 
the Special Purpose Marsden Town Centre. 

Two areas of Commercial zone are proposed, one in the south adjoining State 
Highway 15 and One Tree Point Road, and one in the north adjacent to the KiwiRail 
designation.  

The remainder of the Plan Change area is proposed to be zoned for residential use. 
The proposed zoning pattern provides for a range of housing density and choice, with 
the Medium Density Residential zone applied adjacent to the Marsden City Town 
Centre and Mixed Use zone, scaling down to the General Residential Zone and 
eventually the Low Density Residential zone in the east adjoining SH15A. 

The proposed land use pattern removes industrial use from the Plan Change area, 
which is the primary land use provided for under the operative MPC provisions. The 
shift away from industrial land use is based on the findings of the economic 
assessment prepared by Property Economics (see Appendix 5). This assessment 
indicates that there is already more than sufficient land provision to meet the 
projected longer-term industrial land demand for the district. The Plan Change area 
also has poorer accessibility than other industrial zoned land in the surrounding area, 
on a comparative basis, making the Plan Change area an uncompetitive location to 
establish industrial use. Significantly reducing industrial land uses from Marsden City 
provides an opportunity to provide for a more complimentary land use pattern within 
the Plan Change area, and one that does not give rise to internal reverse sensitivity 
issues that are apparent in the existing zoning framework.  

No areas of Open Space zoned land are shown on the Zoning Plan. Rather, open space 
will be provided at the time of subdivision in accordance with MCP-P10.  

5.1.3 Special Purpose Marsden Town Centre Zone 

The consolidated special purpose Marsden Town Centre zone (MCTZ) will provide for 
a more vibrant community ‘heart’ and vitality relative to the more dispersed and 
diluted town centre provided for under the MPC provisions. 

The MCTZ, along with consequential changes to the UFD chapter, has been designed 
to re-establish an appropriate hierarchy of centres within the WDP, being secondary 
to the Whangarei City Centre Zone and primary to smaller, local suburban centres 
located within the district, such as Marsden Cove and the Ruakaka Shops. The MCTZ 
establishes Marsden City as the southern centre of the district, secondary only to the 
Whangarei City Centre, in accordance with strategic WDC documents such as the 
Marsden Point and Ruakaka Structure Plan and the Whangarei District Growth 
Strategy: Sustainable Futures 30/50. 
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While already zoned for urban development, the site is undeveloped and presents 
Marsden City with a relatively unique opportunity to establish a new greenfield town 
centre. To do so, and in a manner not dissimilar to the operative MPC provisions, the 
MTCZ has a heavy urban design focus. Significant emphasis is placed on encouraging 
high quality, well-designed development that reflects the Marsden Point / Ruakaka 
context.  

Accordingly, a number of design-based controls have been incorporated into the 
proposed rule framework, including those relating to building floor-to-ceiling height, 
outlook, verandahs, and fences. This aside, the Plan Change seeks to provide an 
element of flexibility within the MCTZ provisions. Instead of pre-determining design 
outcomes, a blanket restricted discretionary consent requirement is proposed for all 
new buildings and additions constructed within the zone. Matters of discretion are 
limited to urban design considerations, with mandatory information requirements 
requiring urban design assessments to be submitted with each consent application.  

Residential, commercial, offices, mixed use, and community land uses are generally 
encouraged and provided for, with floor area restrictions imposed on retail activities 
to ensure development does not compromise the function and role of the Whangarei 
City Centre. Rural production and industrial activities are generally discouraged, with 
limited provision made for existing rural activities to continue until the site is 
developed. 

The proposed policy and rule framework has been modelled off the urban zones 
proposed under the U&S plan changes Decisions Version, predominantly the City 
Centre, Local Centre, and Waterfront zones. 

The proposed MCTZ chapter is contained within Appendix 12. 

5.1.4 Precinct Provisions 

It is proposed to apply a precinct to the Plan Change area with a suite of objectives, 
policies, and rules that will guide development. The Marsden City Precinct (MCP) has 
a series of seven sub-precincts which align with the underlying zoning of the Plan 
Change area. The location of the sub-precincts is shown in Figure 6 with details 
regarding each sub-precinct provided below.  
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Figure 6: Sub Precinct Map (see full size version in Appendix 13) 

• Sub-Precinct A: zoned Special Purpose Town Centre Zone, contains the 
primary retail area, and is the focal point for retail, commercial and civic 
development and pedestrian activity;  

• Sub-precinct B: zoned Mixed Use Zone and provides for a higher density of 
residential development and a range of commercial activities that will 
complement the town centre and maximise the efficient use of land; 

• Sub-Precinct C: zoned Medium Density Residential Zone and will provide for a 
medium density of residential development within easy walking distance to 
the town centre; 

• Sub- Precinct D: zoned General Residential Zone and provides for residential 
development of a suburban character; 

• Sub-Precinct E: zoned Low Density Residential Zone and provides for 
residential development on larger sites, effectively providing a buffer between 
Marsden City land and State Highway 15A;  

• Sub-Precinct F: zoned Commercial Zone, providing for commercial 
development on land primarily owned by Great Northern Land Company 
(GNLC) in the southern portion of the Plan Change area; and 

• Sub-Precinct G: zoned Commercial Zone in the north, adjacent to the Kiwirail 
rail designation, providing a buffer between residential development in the 
General Residential Zone and the rail designation. C   
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The proposed MCP chapter is contained within Appendix 13. 

The sub-precincts largely duplicate the rules from the zones within the Decisions 
Version of the U&S plan changes to ensure consistency with these provisions, of 
which are not yet operative. Within the proposed Marsden City Precinct provisions 
attached as Appendix 13 ‘comments’ have been used to highlight where provisions 
within sub-precincts B - G have been added or altered from those in Council’s 
Decisions Version of the U&S plan change provisions. There are 38 rules where this 
occurs: 

• Mixed Use Zone 

o MCP-R9 Building and Major Structure Height – Proposed rule doesn’t 
provide controlled activity bonus building height; 

o MCP-R10 Building and Major Structure Setbacks – Proposed rule 
includes exemption for One Tree Point Road; 

o MCP-R14 Landscaping – New rule requiring landscaping to be 
provided along the One Tree Point road boundary; 

o MCP-R18 Residential Unit – Proposed rule includes additional matters 
of discretion and additional information requirement for urban design 
assessment; and 

o MCP-R19 Outlook – New rule requiring outlook spaces to be provided 
from windows of habitable rooms to ensure a reasonable level of 
onsite residential amenity. 

• Medium Density Residential Zone 

o MCP-R78 Multi Unit Development – Proposed rule enables multi-unit 
development as a restricted discretionary activity subject to bespoke 
matters for discretion to ensure quality design. 

• General Residential Zone 

o MCP-R92 Building and Major Structure Height – Proposed rule 
includes provision for pitched roofs; 

o MCP-R102 Retirement Village – Proposed rule includes restricted 
discretionary status where compliance with height, setback, height in 
relation to boundary, and building coverage rules is achieved; 

o MCP-R110 Multi Unit Development – Proposed rule enables multi-unit 
development as a restricted discretionary activity subject to bespoke 
matters for discretion to ensure quality design; and 

o MCP-R121 Farming – Proposed rule has non-complying activity status 
as opposed to prohibited. 
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• Low Density Residential Zone 

o MCP-R127 Building and Major Structure Height - Proposed rule 
includes provision for pitched roofs; 

o MCP-130 Building and Major Structure Coverage – Proposed rule has 
increased permitted coverage of 35% (from 25%) to reflect smaller lot 
sizes; 

o MCP-R131 Impervious Areas - Proposed rule has increased permitted 
impervious surface area of 45% (from 35%) to reflect smaller lot sizes; 

o MCP-R137 Principal Residential Unit – Proposed rule provides for 
increased residential density (one principal residential unit per 800m2 
net site area) noting provision of reticulated wastewater services; 

o MCP-R154 Farming - Proposed rule has non-complying activity status 
as opposed to permitted; and 

o Indigenous Vegetation Clearance – No rule proposed. 

• Commercial Zone (South) 

o MCP-R160 Building and Major Structure Height – Proposed rule has 
reduced permitted height of 12m (from 15m); 

o MCP-R161 Building and Major Structure Setbacks – Proposed rule 
removes requirement for buildings to locate within 1m of road 
boundaries for at least 50% of the site frontage; 

o MCP-R163 Frontages – Proposed rule removes requirement to provide 
entrances within 3m of the site frontage; 

o MCP-R166 Landscaping - New rule requiring landscaping to be 
provided along the One Tree Point, State Highway 15A, and 
Waiwarawara Drive road boundaries; 

o MCP-R174, 175, 177, 179 Motor Vehicle Sales, Garden Centres, 
Marine Retail, Hire Premises – Trade Retail activities are addressed 
under individual rules with no other changes from COMZ rules; 

o MCP-R176 Trade Suppliers – Proposed rule has additional permitted 
activity criteria relating to maximum business net floor area; 

o MCP-R195 Visitor Accommodation – Proposed rule deems visitor 
accommodation on sites adjoining State Highway 15A Non-Complying 
activities; 

o MCP-R196 Residential Activities – Proposed rule deems residential 
activities on sites adjoining State Highway 15A Non-Complying 
activities; and 
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o MCP-R200 General Industry – Proposed rule deems general industry 
activities as Non-Complying. 

• Commercial Zone (North) 

o MCP-R202 Building and Major Structure Height – Proposed rule has 
reduced permitted height of 12m (from 15m); 

o MCP-R205 Frontages – Proposed rule removes requirement to provide 
entrances within 3m of the site frontage; 

o MCP-R209 Landscaping - New rule requiring landscaping to be 
provided along the site frontage; 

o MCP-R217, 218, 220, 222 Motor Vehicle Sales, Garden Centres, 
Marine Retail, Hire Premises – Trade Retail activities are addressed 
under individual rules with no other changes from COMZ rules; and 

o MCP-R242 General Industry – Proposed rule deems general industry 
activities as Non-Complying. 

Additionally, there are provisions which apply to the entire precinct to ensure that 
development is supported by appropriate infrastructure, that a quality-built 
environment is achieved, and reverse sensitivity issues arising from SH15A and the 
rail corridor designation are managed. The following activities and controls apply in 
addition to or instead of the urban and services zone and district-wide controls: 

• A requirement for a noise bund/barrier to manage any reverse sensitivity from 
residential units establishing on land within the Low Density Residential Zone 
adjoining SH15a (MCP-R3); 

• A transport staging rule (MCP-R4) to coordinate development with the 
delivery of required intersection upgrades to manage the effects of 
development on the transport network; 

• Indicative cross sections (MCP-R5) and an indicative layout for streets to 
ensure a highly integrated street network; 

• A rule making the establishment of noise sensitive activities within 70m of the 
Oakleigh to Marsden Point Rail Link Designation boundary (KRH-2) a non-
complying activity (MCP-R6); 

• Restrictions on vehicle access from sites fronting One Tree Point Road or 
SH15A (MCP-R7); and 

• A reduction in the minimum site area for vacant lot subdivision in the Low 
Density Zone from 2000m2 to 800m2 to reflect that the area is serviced and 
therefore onsite servicing will not be required (MCP-R137). 
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5.1.5 Amendments to the Noise and Vibration Rules 

The noise zones that applied to the Marsden Primary Centre are proposed to be 
revised to take into account the proposed land use pattern. The following 
amendments are proposed: 

• Noise Zone 1: This noise zone applies to industrial areas. As the industrial 
land use is now proposed to be deleted, this noise zone is no longer required 
and can be deleted. 

• Noise zone 2: The noise levels within Noise Zone 2 remain unchanged, 
however the zone is expanded to cover majority of the residential and mixed 
use zoned land. 

• Noise Zone 2A:  This noise zone is proposed to be expanded to align with all 
of the residential and mixed use zone land that adjoins SH15A and the future 
Marsden Railway Link. The noise levels remain the same, however sound 
insulation requirements for residential use and a noise barrier requirement 
are proposed to be introduced to manage reverse sensitivity. 

• Noise Zone 3: The noise limits apply to the Special Purpose Marsden Town 
Centre and Commercial zones and are higher to place fewer restrictions on 
commercial activity. There are sound insulation requirements for residential 
establishing within these zones.  

These changes are outlined in track change of the NAV provisions Appendix 7. 

5.1.6 Amendments to the Urban Form and Development Chapter 

One of the key components of the private plan change is the development of the 
MTCZ which will provide for a more vibrant community ‘heart’ and vitality relative to 
the more dispersed and diluted town centre provided for under the MPC provisions. 
The intention is that the MTCZ establishes Marsden City as the southern centre of 
the district, secondary only to the Whangarei City Centre Zone in accordance with 
strategic Council’s documents such as the Marsden Point and Ruakaka Structure Plan 
and the Whangarei District Growth Strategy: Sustainable Futures 30/50.  

As noted previously, since the lodgement of the private plan change application and 
the preparation of the RFI, the Decisions Version of the District Plan has been 
released. While this is subject to 27 appeals with a number of s274 parties, large parts 
of the Decisions Version provisions are now beyond challenge and can be treated as 
operative.  

The “fit” and “hierarchy” of the MTCZ and Marsden City Precinct in the Decisions 
Version of the Plan requires consideration. The Decisions Version of the District Plan 
includes two chapters that provide strategic direction for growth of the District, being 
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the District Growth and Development Chapter (DGD) and the Urban Form and 
Development Chapter (UFD). 

Having considered the Decisions Version of the DGD Chapter, no consequential 
changes are considered necessary.  

Having considered the Decisions Version of the UFD Chapter, it is considered 
necessary to make the following consequential changes to clarify the “fit” and 
“hierarchy” of the MTCZ and Marsden City Precinct: 

• A new policy UFD-PX (Marsden Town Centre Zone) which provides the basis 
for the establishment of the Marsden Town Centre Zone. A key feature of 
this policy is to ensure that it protects the primacy and function of the City 
Centre Zone.  

• Amendment to policy UFD-P6 (Commercial Zone) to allow the establishment 
of the Commercial Zone within the Marsden City Precinct. 

• Amendment to policy UFD-P7 (Mixed Use Zone) to allow the establishment 
of the Mixed Use Zone within the Marsden City Precinct.  

• Amendments to UFD-P10 (Local Centre Zone) to ensure that development in 
the Local Centre Zone maintain the viability of the MTCZ as well as the City 
Centre Zone.  

The above additions and amendments are considered to be the most appropriate 
mechanism for achieving the objectives of the District Plan and will enable the 
development of a higher order town centre at Marsden City which compliments, but 
does not compete with, the Whangarei City Centre Zone . 

The changes are outlined in track change of the UFD provisions in Appendix 20.  

5.2 PURPOSE AND REASONS FOR THE PLAN CHANGE 

Clause 22(1) of the RMA requires that a Plan Change request explains the purpose 
of, and reasons for the proposed plan change.  

The purpose of the Plan Change is to deliver a viable and sustainable town centre in 
the Ruakaka / Marsden Point area and additional land for housing and commercial 
use, with a supporting network of open spaces. The Plan Change also seeks to 
simplify the provisions that apply to Marsden City to apply a more useable planning 
framework to the Plan Change area. 

The reason for this Plan Change is that the Applicant, who is a major landowner of 
the Plan Change area, intends to develop the site in a manner consistent with the 
proposed land use pattern. Technical assessments, in particular the economic 
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assessment by Property Economics (see Appendix 5) has demonstrated that the 
current mix of land uses are not practical or achievable. 

Additionally, the current MPC provisions are overly complex and challenging to 
interpret and apply. This has led to a slow uptake on development within the Plan 
Change area, despite the fact that infrastructure, including roads and lighting, is 
already established. The Plan Change seeks to apply a simplified planning framework 
to the Plan Change area that places more reliance on standard underlying zones. 

This report provides an assessment of effects of the Plan Change and an evaluation 
of the Plan Change prepared in accordance with Section 32 (S32) of the RMA. 
Supporting expert assessment reports are appended to the report. The evaluation of 
Plan Change concludes that these amendments are the most appropriate way to 
achieve the purpose of the RMA.  

5.3 TIMING OF PLAN CHANGE 

The timing of the private plan change has been directly conversed with Council staff 
at pre-app meetings and discussions in between. It is acknowledged that there is an 
overlap between this private plan change application and the U&S plan changes that 
Council initiated in May 2019.  

Unfortunately, the Marsden Primary Centre provisions were specifically excluded 
from the overall scope of the U&S plan changes.3 This was due to the fact that the 
MPC provisions were made operative in April 2012, and therefore were not due for 
review with the rest of the provisions that are covered in the U&S plan changes as 
part of the wider rolling review of the ODP.  

Wherever possible, consistency with the structure of the WDP under the National 
Planning Standards (NP Standards) and rolling review has been sought. This includes 
using WDC templates for provisions and adopting / duplicating some of the proposed 
U&S zones and provisions where these are consistent with the outcomes sought for 
Marsden City.  

5.4 ACCEPTING THE PLAN CHANGE REQUEST (CLAUSE 25) 

The Council has discretion to accept or reject a Plan Change request in accordance 
with Clause 25 of Schedule 1 of the RMA, subject to the matters set out in Clause 
25(4)(a)-(e). Given that the WDP has now been operative for more than two years, 
the Council is able to reject the Plan Change request only on the following grounds: 

 
3 See paragraph 12.d. of Part 1 s42A report for the U&S Plan Changes here 
http://www.wdc.govt.nz/PlansPoliciesandBylaws/Plans/DistrictPlan/DistrictPlanChanges/Documents/PC-Urban-and-
Services/9-Hearings/PART-1-s42A-Report-General-Overview.pdf 
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• The Plan Change request is frivolous or vexatious (clause 25(4)(a)); 
• The Plan Change request is not in accordance with sound resource management 

practice (clause 25(4)(c)); 
• The Plan Change request would make the plan inconsistent with Part 5 - 

Standards, Policy Statements and Plans (clause 25(4)(d). 

In relation to (a), considerable technical analysis has been undertaken to inform the 
Plan Change, which is detailed in the report below. For this reason, the proposal 
cannot be described as frivolous or vexatious.  

‘Sound resource management practice’ is not a defined term under the RMA, 
however, previous case law suggests that the timing and substance of the Plan 
Change are relevant considerations. This requires detailed and nuanced analysis of 
the proposal that recognises the context of the Plan Change area and its specific 
planning issues.  

In this context, the Plan Change is considered to be in accordance with sound 
resource management practice as it is consistent with the strategic outcomes sought 
in Whangarei District Growth Strategy: Sustainable Futures 30/50 2010, the Draft 
Whangarei District Growth Strategy, and the Marsden Point – Ruakaka Structure Plan 
2008. It is also consistent with the higher order policy framework of the operative 
Whangarei District Plan and the amendments proposed through the U&S Plan 
Changes. The proposed zoning framework and precinct provisions seek to enable the 
development of a higher order town centre in Marsden / Ruakaka with supporting 
mixed use, residential, community and open space uses. The town centre will 
integrate with surrounding residential development where a diversity of density is 
provided for to increase residential capacity and housing choice. Furthermore, all 
necessary statutory requirements have been met, including an evaluation in 
accordance with S32 of the Act with supporting evidence.  

In relation to (c), the Plan Change is considered to be consistent with the sustainable 
management purpose of the RMA as detailed throughout this report.  

On this basis, the merits of the proposal should be allowed to be considered through 
the standard Schedule 1 process. 
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6.0 POLICY FRAMEWORK 

6.1 NATIONAL POLICY DOCUMENTS 

6.1.1 National Policy Statement: Urban Development 

The National Policy Statement: Urban Development (NPS:UD) was gazetted on 20 
July 2020 and replaces the previous NPS on Urban Development Capacity 2016. The 
provisions within the NPS:UD came into force on 20 August 2020.  

The NPS:UD applies to all local authorities that have all or part of an urban 
environment within their district, with areas classified as a tier 1, 2 and 3. The 
Whangarei District is classified as a tier 2 urban environment. Under the NPS:UD 
“urban environment” is defined as follows: 

Urban environment means any area of land (regardless of size, and 
irrespective of local authority or statistical boundaries) that: 

(a) Is, or is intended to be, predominantly urban in character; and 
(b) Is, or is intended to be, part of a housing and labour market of at least 

10,000 people.  

Population projections for the Marsden Point / Ruakaka / One Tree Point area vary 
under different growth scenarios. However, it is likely the area would within the next 
30 years have a housing and labour market of at least 10,000 people. As such, the 
NPS:UD it is a relevant consideration for the Marsden City private plan change 
request.  

Overall, the Marsden City private plan change request is consistent with the relevant 
provisions, including Objectives 1 – 5 and Policies 1, 2, 5 and 9, of the NPS:UD because 
it will: 

• Enable the development of a well-functioning urban environment at Marsden 
City including a comprehensively designed town centre to serve the wider 
Marsden Point / Ruakaka population, which will: 

o Enable the provision of a variety of homes to meet the needs to 
different households and that enable Māori to express their cultural 
traditions and norms (see response to Patuharakeke CEA attached as 
Appendix 11);  

o Enable the creation of a variety of sites suitable for different business 
sectors; 

o Have good accessibility, given proximity to State Highway 15A and 
Kiwirail Port Marsden railway designation; 

Requested Further Information



 

Marsden City Private Plan Change                  Prepared by Stacey Sharp & David Badham 
B&A Ref: 16388     26 Reviewed by Nick Roberts 

o Limit adverse impacts on the competitive operation of land and 
development markets, as outlined within the Property Economics 
Economic Assessment; 

o Support reductions of greenhouse gas emissions by providing greater 
level of residential activity adjacent to an area of high employment 
opportunities; and 

o Be resilient to the current and future effects of climate change. 

• Support good urban outcomes as the proposed rezoning and associated rules 
are likely to have positive effects on the quality of the built environment and 
development within the Plan Change area will integrate well with the wider 
Marsden Point / Ruakaka area; 

• Allow for greater intensification of business and residential activities in an area 
that is already zoned for development and located near areas providing a large 
range of employment opportunities (e.g. the Refinery, Northport etc); and 
Be coordinated with necessary infrastructure upgrades and increases in demand 
within the wider catchment.  

6.1.2 National Policy Statement: Freshwater Management 

The National Policy Statement: Freshwater Management (NPS:FM) was gazetted on 
3 August 2020 and replaces the National Policy Statement for Freshwater 
Management 20014 (as amended in 2017). The provisions came into force on 3 
September 2020. There are no known water bodies or wetlands located within the 
plan change area, and therefore the NPS:FM is not considered relevant to the Plan 
Change.  

6.1.3 National Planning Standards 

The NP Standards came into effect on 5 April 2019. These are established under s58B 
– J of the RMA. The purpose of the NP Standards is to improve consistency in plan 
and policy statement structure, format and content throughout the country. These 
codify the structure, mapping, definitions and noise/vibration metrics of District, 
Regional and Unitary Plans. As previously noted, the proposed provisions utilise the 
WDP template which has been formulated to be broadly consistent with the planning 
standards. Furthermore, where appropriate, the private plan change has utilised 
standard zones created under the U&S plan changes. The bespoke precinct 
provisions and Marsden Town Centre provisions are consistent with the structure 
and direction of the proposed U&S plan changes and in turn the NP standards.  

Overall, it is considered that the proposed private plan change provisions 
appropriately take into account and are consistent with the gazetted NP Standards.  
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6.2 NATIONAL ENVIRONMENTAL STANDARDS 

National Environmental Standards (NES) are regulations issued under the RMA. They 
prescribe technical standards, methods and other requirements for environmental 
matters. Section 44A of the RMA requires local authorities to recognise NES and 
Section 44A requires local authorities give effect to the NES in their plans. There are 
currently six National Environmental Standards: 

• National Environmental Standards for Air Quality; 

• National Environmental Standards for Sources of Drinking Water; 

• National Environmental Standards for Telecommunication Facilities; 

• National Environmental Standards for Electricity Transmission Activities; 

• National Environmental Standards for Assessing and Managing Contaminants 
in Soil to Protect Human Health;  

• National Environmental Standards for Plantation Forestry; and 

• National Environmental Standards for Freshwater. 

None of the above NES are considered particularly relevant to the consideration of 
this private plan change application. No further assessment is required at this stage.  

7.0 REGIONAL POLICY STATEMENT AND PLANS 

7.1 NORTHLAND REGIONAL POLICY STATEMENT 

The RPS provides broad direction for managing Northland’s natural and physical 
resources. The policies and methods contained in the RPS provide guidance for 
territorial authorities for plan making. 

As stated within section 4.3.3 of this report, the site for the plan change is void of any 
landscape or coastal overlays under the RPS. In addition, the site is not located within 
any statutory acknowledgement areas. This aside, of particular relevance to the 
proposed plan change, are the provisions of the RPS pertaining to economic 
wellbeing, Regionally Significant Infrastructure, regional form, tangata whenua 
participation in resource management, and natural hazard risk. 4  

 
4 Objectives: 3.5 – Enabling economic wellbeing, 3.6 – Economic activities - reverse sensitivity and sterilization, 3.7 – 
Regionally significant infrastructure, 3.8 – Efficient and effective infrastructure, 3.11 – Regional form, 3.12 – Tangata 
whenua role in decision-making, and 3.13 – Natural hazard risk. 
Policies: 5.1.1 – Planned and coordinated development, 5.1.3 – Avoiding the adverse effects of new use(s) and 
development, 5.2.1 – Managing the use of resources, 5.2.2 – Future-proofing infrastructure, 6.1.1 – Regional and 
district plans, 7.1.2 – New subdivision and land use within 10-year and 100-year flood hazard areas, 8.1.1 – Tangata 
whenua participation 8.1.2 – The regional and district council statutory responsibilities. 
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Economic Wellbeing 

The Plan Changes seeks to effectively rewrite the operative WDP provisions as they 
relate to Marsden City to remove the currently convoluted, overly-complicated 
development controls for the area. The Plan Change seeks to utilise WDC 
standardised zones and apply an overall precinct where more specific controls are 
required. This in turn will improve clarity and consistency for plan users, and provide 
greater assurance for developers regarding development pathways and consenting 
requirements. 

The Plan Change will revitalise Marsden City, renew and enhance its attractiveness 
for business and investment, and ultimately continue to contribute to the economic 
wellbeing of Northland and its communities.Regionally Significant Infrastructure 

While not defined as Regionally Significant Infrastructure (RSI), the Plan Change 
recognises established RSI within the surrounding environment, including; 
NorthPort, state highway and rail networks, and the Marsden Point Refinery. As such, 
while acknowledging that the site is already zoned for urban development under the 
WDP, the Plan Change actively seeks to manage any reverse sensitivity effects of 
establishing sensitive land uses in proximity to these sites.  

More specifically, the Plan Change seeks to update existing noise zones and 
associated acoustic attenuation requirement (incorporated into the WDP under Plan 
Change 139) to correspond to the change in land uses proposed. Further, a noise 
bund/barrier is proposed to be constructed around the boundaries of the site 
adjoining SH15A to manage any reverse sensitivity from residential activities 
established within proximity to these transport corridors. 

Regional Form 

The RPS requires subdivision, use and development to be located, designed and built 
in a planned and coordinated manner, as well as being well-integrated with transport 
and three waters infrastructure. The Plan Change has been designed in accordance 
with these provisions as follows: 

• The Plan Change has been designed in accordance with the Regional Urban 
Design Guidelines, particularly with regards to encouraging quality urban 
design within urban environments. The provisions of the Plan Change 
encourage future development to recognise and respond to the unique 
context and cultural identity of the locality, while offering a choice in urban 
lifestyle, and a range of housing options for residents;  

• While the site contains a localised area of highly versatile soils, the 
underlying operative WDP zoning (Marsden Primary Centre) is not a primary 
production zone. As such, the Plan Change does not further materially 
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reduce the potential for soil-based primary production on land containing 
highly versatile soils; 

• With regards to incompatible land uses, acoustic mitigation measures 
(including the use of noise standards and the construction of a bund) will 
ensure reverse sensitivity is appropriately managed on major transport 
corridors and adjoining land uses; and 

• Changes in sense of place and character are anticipated and have been 
provided for by the operative MPC zoning of the site under the WDP.  

Overall, the proposal represents an efficient use of resources and will result in a 
consolidated, high-quality urban centre that is well serviced by existing 
infrastructure. 

Tangata Whenua Participation  

MCLP recognises Patuharakeke’s role as kaitiaki within the Marsden / Ruakaka area 
and accordingly, has undertaken pre-lodgement consultation with the Patuharakeke 
Te Iwi Trust Board. This has resulted in the commissioning, at Patuharakeke’s request 
and at the cost of the applicant, of a Cultural Effects Assessment (CEA) of the proposal 
(see Appendix 11) and the inclusion of Mana Whenua objective (MCP-O8) and policy 
(MCP-P11) (see Appendix 13). This is addressed further below.   

Natural Hazard Risk  

Development constraints associated with natural hazards (predominately flood 
hazards) have been accommodated within the proposed plan change. Low density 
land use zoning has been utilised within the areas of the site subject to flood hazards, 
with development within those areas being required to address the risks from natural 
hazards at the time of development.5 

RPS Summary 

Overall, the Plan Change has been developed with a view of striking an appropriate 
balance between providing for the efficient development of Marsden City to 
continue to support Northland’s economy, whilst ensuring that adverse effects are 
managed to an acceptable level. The Pan Change is therefore considered to be 
consistent with the provisions of the RPS. 

 
5 District-wide provisions of the WDP will continue to manage development within Flood 
Susceptible Areas – Chapter 56. 
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7.2 REGIONAL PLANS 

There are a number of operative Regional Plans for Northland that have been 
developed under the RMA. These include the Regional Water and Soil Plan, Air 
Quality Plan and the Coastal Plan. The PRP combines the operative Regional Plans 
applying to the coastal marine area, land and water and air, into one combined plan. 
It is considered that the proposed provisions of the Plan Change are generally 
consistent with the PRP. 

As stated within section 4.3.3 of this report, the site is subject to a number of regional 
plan resource mapping overlays, of which largely relate to the impacts of land use 
activities on water and air quality (such as stock care, mass land disturbance, 
discharges etc.). Given the site is proposed (and is currently zoned) to accommodate 
urban development, these overlays will have little to no impact on the Plan Change. 
The provisions of the PRP will be addressed at the time of development if and when 
required.  

7.3 COUNCIL STRATEGIC PLANS 

7.3.1 Whangarei District Growth Strategy: Sustainable Futures 30/50 2010 

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

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.   

Requested Further Information



 

Marsden City Private Plan Change                  Prepared by Stacey Sharp & David Badham 
B&A Ref: 16388     31 Reviewed by Nick Roberts 

Over the next 50 years, the Growth Strategy projects that the Marsden Point / 
Ruakaka area will grow to a population of around 15,000 people6. To cater for this 
growth, and to achieve a successful and sustainable satellite town at Marsden Point 
/ Ruakaka, the Growth Strategy is seeking that the area is developed in accordance 
with the Marsden Point/Ruakaka Structure Plan. In particular it is envisioned that: 

“With the development of the Marsden Point/Ruakaka Structure Plan, the 
Marsden Point/Ruakaka area has an opportunity to be developed as a healthy, 
safe and attractive place where business, social and cultural life can flourish. A 
well designed and well managed public realm will contribute to community 
pride and identity for the Marsden Point/Ruakaka area, in conjunction with 
strong and diversified employment opportunities. In doing so, one of the most 
important components of creating a sustainable town is to identify and 
promote the development of a primary mixed use centre in Marsden Point. The 
primary centre can integrate a hierarchy of density, diversity of residences, and 
a mix of uses, with a well-connected and coherent public transport, walking 
and cycling network. There is considerable opportunity to ensure a centre of 
high aesthetic and amenity value by employing high quality urban design in 
planning and development processes.”7 

This is reinforced within the Implementation Plan of the Growth Strategy which 
includes the following actions in respect of the Satellite Town at Marsden 
Point/Ruakaka: 

“2.1 Make changes to the District Plan to implement the existing structure plan 
for Marsden Point/Ruakaka node in a staged and orderly manner. Any changes 
should be prioritised as part of a programme of plan changes to implement the 
structure plan over time to ensure that demand is met, yet oversupply of land 
is avoided. 

2.2 Re-examine the Marsden Point/Structure Plan together with District Plan 
provisions relating to the Structure Plan and rationalise the release of land into 
the District Plan to ensure consolidated urban development of high amenity. It 
is noted that there are competing outlooks in terms of future urban form in the 
node, each with advantages and disadvantages over different timeframes.”8 

The WDP has attempted to give effect to the Growth Strategy through applying the 
Marsden Primary Centre zoning to the Plan Change area to enable the 
comprehensive centre development. These provisions have not been effective as 
they have been in place since 2010 and very little development has occurred. In 
particular, the overly complex nature of the current MPC provisions and the 

 
6 Whangarei District Growth Strategy Sustainable Future 30/50 page 112 
7 Whangarei District Growth Strategy: Sustainable Futures 30/50 Pg. 169 
8 Whangarei District Growth Strategy: Sustainable Futures 30/50 Pg. 169 
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emphasis on industrial land uses have contributed to a lack of development. 
Development of greenfield centres are heavily dependent on the level of housing 
supply in adjacent areas9. The current land use pattern enabled by the Marsden 
Primary Centre provisions only facilitates a very small component of residential land 
use.  

In seeking to simplify the provisions and promote a more appropriate land use mix 
and introducing the Special Purpose Marsden Town Centre zone that reflects the role 
as a higher order centre, the Plan Change will enable the WDP to more effectively 
give effect to the Growth Strategy. Furthermore, the Plan Change is proposing a 
hierarchy of density, diversity of residences, and a mix of uses, within a well-
connected and coherent public transport, walking and cycling network which is 
consistent with the strategic direction for Marsden Point / Ruakaka within the 
Growth Strategy. 

7.3.2 Draft Whangarei District Growth Strategy 

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 Marsden / Ruakaka as an important growth 
node for the District and projects that the population will grow from 4,770 in 2018 
to 9,795 in 2048. The draft Growth Strategy seeks to ensure that growth is integrated 
with the provision of infrastructure and that as the area grows development results 
in quality design and good connectivity.   

The Plan Change is consistent with the strategic direction included within the draft 
Growth Strategy as it seeks to apply a more appropriate land use mix with a focus on 
increasing housing capacity and choice. Furthermore, the Plan Change includes 
provisions to ensure that growth is coordinated with the delivery of supporting 
infrastructure and places an emphasis on quality urban design. 

 
9 One such example is the Flat Bush town centre which is was introduced by way of a plan change to the then Manukau 

City Plan in 2001.  This plan change was designed to give effect to Flat Bush Structure Plan which identified the site 
as the primary centre supported by a network of neighbourhood centres.  The first stage of the (now named) 
Ormiston Town Centre opened in 2015, comprising a Pak’n Save, with Stage 2 under construction and about to open 
shortly.   The planning framework which promoted the vision of a primary mixed use centre for Ormiston with a 
supporting network of complementary centres has been a key component of this vision now being delivered by the 
market.  
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7.3.3 Marsden Point - Ruakaka Structure Plan 2008 

The Marsden Point-Ruakaka Structure Plan 2008 is a strategic planning document 
addressing the long term future (30-40 years and beyond) of the Ruakaka/Marsden 
area. Completed just before the onset of the Global Financial Crisis, the Structure 
Plan optimistically envisaged 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.   

Land use projections therein included for the Marsden City centre include a 
recommended allowance of 32 gross hectares of retail and non-retail land. This was 
translated into provisions focused on the north western quadrant of the Plan Change 
area. The Marsden Primary Centre provisions also identify a small area of residential 
development in support of the core centre. 

The more recent growth projections for Marsden Point / Ruakaka are included within 
the draft Growth Strategy. As a result, the Plan Change is seeking to refine the land 
use pattern based on expressed demand, to more adequately cater for recent growth 
projections. The Plan Change is still broadly consistent with the Structure Plan in that 
it will continue to enable the development of a higher order centre.  

7.3.4 Whangarei District Operative Plan 2007 (WDP) 

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 
in Chapter 6. The strategic policy direction within the Whangarei District Plan seeks 
to achieve urban consolidation, focusing commercial and retail development into the 
Whangarei City Centre and a network of suburban centres10. The objectives seek to 
maintain and strengthen the city centre as the primary centre within the district for 
shopping, employment, cultural and community amenities11. Suburban centres are 
intended to provide more convenient access to amenities and become a focus for 
future intensive residential growth within and around those centres12. 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.13  

 
10 Objective 6.3.1  
11 Objective 6.3.5 
12 Objective 6.3.6 
13 Policy 6.4.5 Suburban Centres 
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The Plan Change area was zoned as ‘Marsden Primary Centre’ through an earlier 
private Plan Change. The objectives for the operative MPC 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.  

The Marsden City land was subject to a more recent private plan change – PC135 
Great Northern Land Company. Lodged on 4 November 2016, the private plan change 
request sought to: 

• Amend the Marsden Primary Centre Chapter by renaming two zones. 
• Amend noise rules within the Marsden Primary Centre 
• Consequential changes to the Noise and Vibration Chapter to change the 

application of the noise rules within sub-zones within the MPC.  

The private plan change was made operative on 1 November 2017.  

7.3.5 WDC Urban & Services Plan Changes 

On 8 May 2019, WDC notified the U&S plan changes as part of their wider rolling 
review. The proposed urban plan changes, seek to replace the existing operative 
zones in the urban areas of Whangarei, Marsden Point, and Ruakaka with new zones 
developed in accordance with the NP Standards. The package of plan changes also 
includes new open space zones, and district-wide chapters (such as transport, three 
waters management and earthworks). As noted previously in section 5.3, the 
rezoning and reconsideration of the provisions for the Marsden Primary Centre were 
specifically excluded from the scope of the U&S plan changes.  

Submissions and evidence on the U&S plan changes were heard by three 
Independent Hearing Commissioners over two weeks in November – December 
2019. At the time of lodging this private plan change application on 24 March 2020, 
the U&S plan change hearings were closed. The formal right of reply from WDC staff 
and consultants had been finalised and was made publicly available on 31 January 
2020, but no recommended decision from the Commissioners was available. As 
previously noted, the Decisions Version has now been released and took effect from 
28 May 2020. The Environment Court Appeal period has now closed, with 27 appeals 
having been received. The commencement of formal mediation is currently pending. 

There are obvious overlaps between the private plan change application and the U&S 
plan changes – Decisions Version. In particular, the proposed zones of the U&S plan 
changes – Decisions Version have been used as the underlying zoning within Marsden 
City, with a Marsden City Precinct applying overtop. In addition, a new bespoke 
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Marsden City Town Centre zone is proposed. The district-wide provisions (I.e. 
Transport, Three Waters Management, Earthworks etc.) will also apply.  

Since lodgement, the Plan Change has been updated to align with the Decisions 
Version of the District Plan. It is acknowledged that these provisions are subject to 
change as a result of the Environment Court Appeals process. It is also anticipated 
that further revision of the private plan change provisions will be required as the U&S 
provisions proceed through the formal statutory process towards becoming 
operative.  

7.3.6 Southpark’s Submission on WDC Urban & Services Plan Changes 

Southpark14 made a submission on the U&S plan changes to ensure the strategic 
objectives and policies for growth acknowledge Marsden Primary Centre as an area 
in which to focus urban consolidation in addition to Whangarei City, existing 
suburban nodes, and rural villages. This submission was made because the Marsden 
Primary Centre forms its own distinct category as a satellite town within the centre’s 
hierarchy for Whangarei. Southpark gave evidence in support of this submission at 
the hearing however, the requested relief was rejected in Council’s decision. This was 
on the basis that there is no certainty that development is going to proceed on the 
site. 

As previously outlined, a number of factors have led to a lack of development at 
Marsden City. Namely, the current mix of land uses are not practical or achievable. 
Additionally, the current MPC provisions are overly complex, and challenging to 
interpret and apply. The Plan Change is seeking to simplify the planning framework 
and establish a land use pattern which is consistent with expressed demand so that 
the area can be developed as envisioned within the higher-level strategic framework 
set out in the Growth Strategy.  

This Plan Change request introduces a new Special Purpose Marsden Town Centre 
zone, a surrounding land use pattern and precinct provisions that will enable a 
hierarchy of density, diversity of residences, and a mix of uses, with a well-connected 
and coherent public transport, walking and cycling network as envisioned for 
Marsden in the Growth Strategy. Therefore, it is imperative that the strategic 
objectives of the WDC acknowledge the Marsden Town Centre as a higher order 
centre to ensure alignment of the WDC with the strategic growth documents and 
also to ensure there is vertical integration within the WDP. In this regard, changes to 
the UFD chapter (outlined previously in section 5.1.6) are crucial to clarifying the ‘fit’ 
and ‘hierarchy’ of the MTCZ within the wider District Plan framework.  

 
14 Southpark also represent “Marsden City Limited Partnership” 
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7.3.7 Whangarei Open Spaces Strategy 

The Whangarei Open Spaces Strategy (2001) sets out how WDC will provide, develop, 
and maintain the network of open spaces within the district to meet the needs of 
future generations. The strategy includes an assessment of existing spaces, as well as 
future visions and priorities for open space. 

A review of WDC’s areas of open space has been undertaken as part of the recent 
U&S plan changes (PC115), where the concepts and guiding principles of the strategy 
formed the basis of the PC115 provisions. PC115 introduces district wide open space 
area objectives and policies and three new zones into the WDP; Conservation Zone, 
Sport and Active Recreation Zone, and the Open Space Zone. 

While these provisions will be managed through the various chapters of the WDP, 
the Plan Change has been developed to align with this strategy. Pre-lodgement and 
post lodgement consultation with WDC’s Parks and Infrastructure department 
informed the development of policy MCP-P10 (see Appendix 13) which will ensure 
that appropriate open space is considered and provided at the time of subdivision in 
the Marsden City Precinct.  

7.3.8 Whangarei Active Recreation and Sport Strategy 

The purpose of the Whangarei Active Recreation and Sport Strategy (2019) is to 
provide a high-level strategic overview of the current and future active recreation 
and sport facility needs for the district. It is focused on the provision of spaces and 
places for active recreation and sport, and aims to assist Council, active recreation 
and sport stakeholders, community organisations and funding agencies with future 
investment decisions. 

With regards to the Plan Change, the strategy identifies that the Marsden Point / 
Ruakaka area is expected to experience some of the highest population increases in 
the district between 2018 – 2028. As such, a key outcome of the strategy is to address 
the need for additional capacity of sport and active recreation facilities within this 
area to cater for this population growth. 

The strategy makes a number of recommendations to WDC on the manner in which 
it acquires and manages these facilities, none of which are particularly relevant to 
the Plan Change at present. However, the strategy is likely to be more applicable at 
the time of development, to guide considerations relating to the acquisition and 
subsequent management of the indicative Open Space areas within Marsden City. 

At this stage, given the proposal has been developed in accordance with feedback 
received from WDC Parks and Infrastructure department, it is considered that the 
Plan Change is consistent with the strategy in so far as it provides Council the 
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opportunity to give effect to it in the future through the provision of open space at 
the time of subdivision in accordance with MCP-P10 (see Appendix 13). 

7.3.9 Walking and Cycling Strategy 

The Walking and Cycling Strategy (2018) provides a framework for increasing 
participation in walking and cycling as a principle transport mode within the district. 

Within the strategy, a Tourism and Recreational Route map identifies preferred 
routes and options for the development of rural cycle paths. The routes provide 
opportunity for smaller rural communities to leverage economic benefit from these 
networks. While no routes directly pass through Marsden City, two major routes 
(being the Southern Connection Whangarei to Mangawhai and the Southern 
Connection Marsden Bylaw) are located within 3km of the site. Further, Marsden City 
is identified as a service centre on this map, being a key provider of accommodation 
and food and beverage facilities. 

A key objective of the Plan Change is to facilitate the efficient development of 
Marsden City as the district’s southern service centre. Further, as detailed within the 
Transport Assessment attached as Appendix 10, the walking and cycling 
infrastructure within Marsden City itself has been designed not only to provide these 
facilities within the site, but to connect to these existing and future walking and 
cycling routes. On this basis, the proposal is considered to be consistent with the 
Walking and Cycling Strategy. 

7.4 IWI & HAPU MANAGEMENT PLANS 

According to s74(2A) of the RMA, Council must take into account any relevant 
planning document recognised by an iwi authority and lodged with the territorial 
authority, to the extent that its content has a bearing on the resource management 
issues of the district. At present, there are five such documents:  

• Te Iwi O Ngatiwai Environmental Policy Document (2007); 

• Patuharakeke Te Iwi Trust Board Environmental Plan (2014); 

• Ngati Hine Iwi Environmental Management Plan (2008); 

• Ngati Hau Hapu Environmental Management Plan (2016); and  

• Te Uriroroi Hapu Environmental Management Plan and Whatatiri 
Environmental Plan.  

Each management plan is comprehensive and covers a range of issues of importance 
to the respective iwi. The management plans contain statements of identity and 
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whakapapa and identify the rohe over which mana whenua (and mana moana) are 
held.  

Many of the identified issues within the five management plans relate to concerns 
over indigenous flora and fauna, minerals, soil, air quality and water quality 
particularly in regards industry and development activities. References to the 
Marsden / Ruakaka area were largely limited to Patuharakeke Te Iwi Trust Board 
Environmental Plan (HEMP). 

As stated previously, pre-lodgement consultation was undertaken with the 
Patuharakeke Te Iwi Trust Board (PTB). A CEA was commissioned to identify any 
potential cultural effects associated with the proposal, as well as to provide an 
assessment of the Plan Change in relation to the HEMP. The CEA is attached as 
Appendix 11, with the HEMP specifically addressed within section 5 of that report. 
Furthermore, post lodgement of the Plan Change, MCLP has agreed to the inclusion 
of a Mana Whenua objective (MCP-O8) and policy (MCP-P11) (see Appendix 13). 

8.0 CONSULTATION & ENGAGEMENT 

Consultation with other landowners within the Marsden City Land and key 
stakeholders has been undertaken October 2019 – March 2020. Letters summarising 
the private plan change along with copies of a zoning concept plan (see Appendix 14) 
were sent to a number of parties as outlined below. 

8.1 GREAT NORTHERN LAND COMPANY (GNLC)  

GNLC own the majority of land to the south of MCLP’s land in Marsden City. GNLC 
have been directly involved in discussions regarding the private plan change since it’s 
commencement. GNLC generally support the provisions and Plan Change in principle, 
notwithstanding their desire to retain the right to make a submission on the plan 
change throughout the process to address specific provisions relating to their land. 
A letter of support from GNLC is provided in Appendix 19. 

8.2 THIRD PARTY LAND OWNERS 

All other third-party landowners within Marsden City were sent letters and copy of 
the concept plan. A small number of landowners responded to advise they either 
generally supported the private plan change, or sought clarifications or changes to 
the zoning framework. No responses opposing the plan change were received. 

A summary of the responses received is attached as Appendix 15.  
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8.3 PATUHARAKEKE 

Patuharakeke are the local hapu with mana whenua status of the Marsden Point / 
Ruakaka Area. Upon contact with them, Patuharakeke confirmed an interest in the 
private plan change and were subsequently commissioned, at their request and at 
the cost of the applicant, to prepare a Cultural Effects Assessment (CEA) – see 
Appendix 11. Furthermore, post lodgement of the Plan Change, MCLP has agreed to 
the inclusion of a Mana Whenua objective (MCP-O8) and policy (MCP-P11) (see 
Appendix 13). 

8.4 NORTHPORT  

Direct conversations were held with Northport representatives, but no formal 
written feedback was received prior to lodgement of the private plan change 
application.  

8.5 REFINING NZ 

Written comments from Refining NZ were received on 28 November 2019 – see 
Appendix 16. The comments confirmed that Refining NZ’s key concern was reverse 
sensitivity, and identified “enduring no complaints covenants” on titles with new 
residential units as a possible solution to this concern. It is considered that there is 
no practical way to include a “no complaints covenant” type rule within the plan 
change provisions. Any such approach would need to be agreed to between Refining 
NZ and developers / landowners within Marsden City, outside of the plan change 
process and appropriately applied to titles.  

8.6 NEW ZEALAND TRANSPORT AGENCY (NZTA)  

Written comments from NZTA were received on 21 November 2019 – see Appendix 
17. NZTA confirmed that they were supportive of the removal of the left turn in and 
out slip lanes.15 However NZTA confirmed that they preferred the balance of the 
previous iteration of the plan change as the expanded residential areas has the 
potential to create a dormitory suburb reliant on increased numbers of car journeys.  

8.7 KIWIRAIL 

Written comments from KiwiRail were received on 3 December 2020 – see Appendix 
18. KiwiRail have expressed an interest in the proposal due to the railway designation 
that applies to the North of the Marsden City site. KiwiRail has overall concerns 

 
15 These slip lanes were shown on a previous version of the concept plan, and were 
subsequently deleted following technical assessments and feedback from NZTA regarding 
their viability and acceptability.  
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regarding the reserve sensitivity effects of establishing the more sensitive activities 
in proximity to this designated (but not yet constructed rail line) and have identified 
specific issues relating to the U&S plan change submissions relating to 5m building 
setbacks from the railway corridor and performance standards for sensitive activities 
within 100m of the railway corridor.  

9.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 

Section 76 of the RMA states that in making a rule, the territorial authority must have 
regard to the actual or potential effect on the environment of activities including, in 
particular, any adverse effect. This section details the actual and potential effects 
that the Plan Change provisions may have on the environment. This assessment is 
based on analysis and reporting undertaken by various experts, which are attached 
as appendices to this report. 

9.1 QUALITY BUILT ENVIRONMENT 

The Urban Design Report prepared by Harrison Grierson identifies the opportunities 
and constraints presented by the plan change area and has provided a masterplan 
which has informed the Plan Change (refer Appendix 8). Since the lodgement of the 
Plan Change and Request for Further Information, MCLP have engaged Matt Riley 
from Barker and Associates to provide a more targeted Urban Design Assessment of 
the proposal (see Appendix 21). This largely replaces and supersedes the HG Urban 
Design Report, Sections 3.0 and 4.0 in particular, although the Introduction in 1.0 and 
Site Analysis in Section 2.0 are still applicable. 

The HG Urban Design Report and B&A Urban Design Assessment assists in defining 
the likely effects of the proposed design response, secured by the zoning layout and 
precinct provisions on the quality of the built environment. In the context of 
achieving a quality built environment, the proposal will: 

• Respond to intrinsic qualities: The HG Urban Design Report and B&A Urban 
Design Assessment sets out the environmental conditions of the Plan Change 
area demonstrates how future development within the Plan Change area is able 
to respond to these conditions effectively. This includes concentrating densities 
adjacent to the Marsden Town Centre, providing for lower densities adjacent to 
State Highway 15A, ensuring development presents appropriate frontage, and 
adapting the existing road network to achieved a permeable, connected grid.  

• Hierarchy of centres: The proposed Marsden Town Centre zone encourages the 
establishment of a comprehensively designed higher order centre at Marsden 
Point/Ruakaka as envisioned within the Growth Strategy. This centre will service 
the higher order retail, commercial, entertainment and civic needs of the 
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Marsden/Ruakaka community reducing the need to always have travel to 
Whangarei City Centre. 

• Housing Choice: The proposal will contribute to a diverse mix of housing choice 
by providing for a range of densities and living opportunities within Marsden 
City. Residential density is proposed to transition from medium density housing 
adjacent to the town centre to low density residential housing abutting SH15 A 
to the east and rail to the North, which will provide the opportunity to live on 
larger lot sizes with a rural outlook. Between the Medium and Low Density zones 
the General Residential zone is proposed to be applied which will provide for 
traditional suburban living.  

• Resource and infrastructure efficiency: The Plan Change seeks to apply zones 
that ensure infrastructure is used efficiently. Specifically, zones have been 
identified based on proximity to services, opens space amenity, site topography 
and interface conditions.  

• Safety of site, street & neighbourhood: The Plan Change will ensure that future 
development contributes to the safety of the site, street and neighbourhood. 
This is achieved by requiring resource consent for multi-unit development and 
new buildings within the Marsden Town Centre zone, which will be assessed 
against matters that encourage buildings to address the street and provide an 
appropriate degree of activation and surveillance to it. Taking into account the 
existing greenfield environment, this is likely to result in development that 
enhances the safety of the street & neighbourhood beyond what currently exists 
in the surrounding area. 

• Pedestrian and cyclist safety: The proposal will result in looped road system 
that offers multi-modal transport options and a connected pedestrian and cycle 
network to help reduce dependency on cars for travel. The cycleways and paths 
will provide connectivity between residential neighbourhoods to the proposed 
Marsden Town Centre and public open spaces.  

• Health and safety of people and communities: The Plan Change promotes the 
health and safety of people and communities by managing any potential reverse 
sensitivity effects on future residents from State Highway 15A and the future 
rail designation. In particular the Low Density Residential and Mixed Use zones 
are proposed to be applied to the northern and eastern boundaries of the Plan 
Change area to limit the number of future residents exposed to noise effects 
from existing and proposed infrastructure. There is also the requirement to 
construct a noise bund/barrier along State Highway 15A and insulation 
requirements to limit any noise within dwellings.  
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For the reasons outlined above, in our opinion, the proposed rezoning and associated 
precinct rules are likely to have positive effects on the quality of the built 
environment, and development within the Plan Change area.  

9.2 OPEN SPACE AND COMMUNITY FACILITIES 

The applicant has sought guidance from the Council regarding the provision of open 
space that meets requirements to support future populations enabled by the Plan 
Change. Following pre-lodgement and post lodgement engagement with Council 
staff and in order to ensure that appropriate open space is considered and provided 
at the time of subdivision, policy MCP-P10 (Open Space) has been developed (see 
Appendix 13). Policy MCP-P10 requires particular attention to be paid to the 
provision of Open Space within Marsden City and is over and above what the WDP 
requires for the development of other urban land within the District. MCP-P10 will 
ensure that specific consideration of the provision of open space is considered at the 
time of subdivision within the Marsden City Precinct.  

In relation to social facilities, the Plan Change incorporates a new Marsden Town 
Centre which will service the higher order retail, commercial, civic and entertainment 
needs of the future populations of the Plan Change area as well as the wider Marsden 
Point/ Ruakaka areas.  

New schools will be likely be required to service urban growth in Marsden City. 
Noting that the Act provides a pathway for the Minister of Education to designate 
land for education purposes, there are a number of potential suitable areas within 
the Plan Change Area that could provide for the establishment of a school if and 
when required. 

In summary, the Plan Change provisions will ensure the adequate provision of 
accessible and quality open space for future residents at the time of subdivision, in a 
manner consistent with how the WDP currently manages the provision of open 
space. The surrounding existing and planned amenities and social facilities, are and 
will be accessible by active and public modes of transport, and are or will be of a 
sufficient size to cater for the social and cultural needs and well-being of future 
residents of the Plan Change area. 

9.3 ECONOMIC 

An Economic Assessment for the Plan Change has been prepared by Property 
Economics and is included as Appendix 5, and update required for a response to the 
RFI. The report provides an assessment of the market potential for reconfiguring the 
land use mix away from the its primary industrial focus to a residential focus with 
supporting commercial and mixed-use land. 
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9.3.1 Business Land Requirements 

The Economic Assessment calculates the land requirements for industrial, business, 
and retail use within the Marsden catchment to assess whether the proposed 
reduction in industrial and commercial land use will still meet future demand.  

Industrial  

The Economic Assessment has calculated the industrial land requirements for the 
Marsden catchment by 2043 and concludes that the Plan Change will not result in a 
shortage of industrial land. Currently there is approximately 600ha of light and heavy 
industry land in the Marsden catchment (excluding Marsden Point Port and Refinery 
land). The industrial land is estimated to be around 75% vacant and therefore has 
significant development potential. Consequently, around 540ha is available to 
accommodate future growth in industrial demand, with the Plan Change decreasing 
this marginally to around 410ha. Therefore, as detailed within the Economic 
Assessment, the current vacant industrial land capacity is more than sufficient to 
meet future demand, as even with the Plan Change zoning in place vacant industrial 
land capacity exceeds net additional demand by upwards of 350ha. 

Retail, Commercial Service, and Commercial Office Land Requirement 

The Economic Assessment has calculated retail, commercial service, and commercial 
office land requirements for the Marsden catchment and concludes that that the 
Plan Change will not result in a shortage of commercial land. The retail and 
commercial land requirement at Marsden is estimated to be 10.6ha by 2043, based 
on market growth. Currently there is approximately 40ha of commercial land in the 
Marsden catchment, of which 25-30ha of this is vacant. The Plan Change will 
decrease the quantity of commercial land in the Marsden catchment to 
approximately 28.2ha. This does not take the Mixed Use zoning proposed within the 
Plan Change area, for which can be used to accommodate a portion of retail, 
commercial office and commercial services activity. Therefore, there is sufficient 
commercial land capacity to meet future demand.  

The Economic Assessment also acknowledges that the proposed consolidation of 
commercial land under the plan change to 8.4ha will provide a retail environment 
and shopping experience with more vibrancy and vitality when compared to the 
more dispersed pattern provided for under the operative MPC provisions. 

9.3.2 Impact on the Vitality of the Wider Network of Centres 

The Economic Assessment has considered the potential for adverse economic effects 
resulting from the Plan Change on the two main centres in the Marsden economic 
catchment, being the Ruakaka shops and Waipu.  
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The Ruakaka shops comprise approximately 7.5 ha of commercial zoned land and are 
primarily designed to service the local Ruakaka township. The Ruakaka shops occupy 
half of the commercially zoned land 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 are likely to 
predominantly service the northern half of the Marsden catchment for convenience 
retail and commercial service purposes. The Ruakaka shops have served a wider 
catchment only because the Marsden Primary Centre is yet to fully develop.  

The Waipu centre consists of a Four Square supermarket, pharmacy, petrol station 
and health centre, as well as food and beverage and financial services. This centre 
largely services the local convenience needs of Lang’s Beach and Waipu 
communities, as well as holiday makers to the area. 

The proposed town centre within Marsden City will differ from the existing centres 
because with the commercial land provision of 8.42ha, the centre is likely to offer a 
more comprehensive and diverse offering of retail and commercial activities which 
are not offered elsewhere in the catchment. The Economic Assessment concludes 
that once fully developed, in terms of role and function, the proposed Marsden Town 
Centre will be a “higher-order” town centre compared to the Ruakaka shops and the 
Waipu centre and will draw customers from across the catchment.  

In terms of the adverse effects from the development of the Marsden Town Centre 
on the Ruakaka shops and Waipu, the Economic Assessment reaches the following 
conclusions: 

• The envisioned role and function for Marsden City as a higher order centre 
is already captured in the operative Marsden Primary Centre provisions. As 
such, the effects from Marsden City playing this role have already been 
considered and accepted within the WDP; 

• The zoning pattern proposed under the Plan Change will reduce the amount 
of land which is currently zoned for retail and commercial development from 
that currently enabled under the WDP, decreasing the trade competition 
effects on Ruakaka shops and Waipu centre; 

• Centres of different roles and functions work complementary to one another 
in a market, increasing efficiency through separation of retailing types; and 

• The Waipu centre is a more distant centre servicing the southern component 
of the Marsden core market and therefore will likely maintain a convenience 
role. 
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9.3.3 Summary 

The Plan Change will result in a reduction of industrial and commercially zoned land 
and will enable a more consolidated centre at Marsden City that will fulfil the role as 
a higher order centre. The proposed reduction of industrial and commercially zoned 
land under the Plan Change is more in keeping with demand and will not result in a 
shortage of business land. The effects of the higher order centre at Marsden on the 
existing local convenience centres have already been accepted when the Marsden 
Primary Centre provisions were included in the WDP. That being said, the Plan 
Change and the proposed Marsden town centre has a different role and function and 
should complement the existing lower order convenience centres in the vicinity. 

9.4 TRANSPORT  

An Integrated Transport Assessment (ITA) has been undertaken by Flow 
Transportation Specialists Ltd in support of the Plan Change request and is included 
at Appendix 10 to this report along with the response to from Flow to the RFI 

Key matters addressed in the ITA include the following: 

a) The appropriateness of the proposed transport network within the Plan Change 
area; and 

b) The additional upgrades that may be required and the timing of those upgrades 
to enable development envisioned by the Plan Change. 

These matters are addressed in turn below.  

9.4.1 The Proposed Transport Network – Road Network 

There is an existing road network within the Plan Change area which is of a layout 
that aligns with the predominantly industrial land use provided for under the current 
MPC provisions.  It is intended to implement a road typology hierarchy that better 
fits and aligns with the proposed residential and commercial nature of the Plan 
Change activities.  This will require alterations to some of the existing roads and the 
creation of new residential roads. The exact form and function of the road network 
within the Plan Change area will be determined as part of future resource consent 
applications and guided by the road sections and indicative road network specified 
within the Marsden City Precinct.  

The Marsden City Precinct includes indicative road cross sections to ensure that the 
road network within the Plan Change area is a slow speed environment, reflective of 
the predominantly residential proposed land uses. These cross sections include 
provision of pedestrian and cycle paths to ensure an integrated transport network 
that promotes safety and all modes of transport.  
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It is not intended to provide transport links to the north outside of the Plan Change 
area at this stage.  However, there are north-south aligned roads that extend to the 
edge of the development area and the rail designation.  These can connect with a 
future train station if desired or provide a further link to McEwan Road. 

9.4.2 The Proposed Transport Network – Public Transport Network 

The intersections and main roads within Marsden City can accommodate buses and 
possible bus routes for the Plan Change area have been developed. The ITA indicates 
that ideally, bus services should operate as soon as major trip generating activities 
within the Plan Change area are initiated.  In particular, a route serving the centre 
and medium density residential areas would provide an alternative to car travel.   

The rail corridor designation is located north of the Plan Change area. If the rail line 
is constructed, passenger services may be possible to and from Whangarei and 
Auckland.  However, the timeline for such a scenario is uncertain at this stage.  

9.4.3 Effects on the External Transport Network 

Traffic modelling has been undertaken to assess the effects of development enabled 
by the Plan Change on traffic flows at key intersections. The modelling has also 
identified intersections that will require upgrading and how these upgrades will be 
coordinated with the release of residential, retail, and commercial capacity.  

In general, the modelling has found that development enabled by the Plan Change 
can be accommodated by the surrounding transport network provided the following 
intersection upgrades are completed when nominated development thresholds are 
exceeded: 

• SH15/McCathie Road/One Tree Point Road intersection - the existing layout as a 
staggered T-intersection will be unable to accommodate the full development 
traffic of the Plan Change area and surrounding traffic growth. Accordingly, this 
T-intersection will need to be upgraded to a roundabout.  

• One Tree Point Road/Pokapu Road Intersection - The intersection is currently a 
priority-controlled intersection with left turn slip lanes and will need to be 
upgraded to a signalised intersection or a roundabout.  

• One Tree Point Road /Casey Road - The intersection of One Tree Point Road and 
Casey Road is currently a priority-controlled intersection with left turn slip lanes 
and will need to be upgraded to a roundabout.  

To ensure that development within the Plan Change area is coordinated with these 
intersection upgrades, the Plan Change proposes a transport staging rule which limits 
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the number of dwellings and commercial and retail GFA (in m2) within the Plan 
Change area as outlined in MCP-R4. When this rule is triggered, a transport 
assessment will be required to determine if the identified intersection upgrades are 
required if they are not yet installed.   

9.4.4 Transport Summary 

The effects of the Plan Change on the existing and future transport network have 
been assessed in the ITA and are determined to be acceptable. The ITA has shown 
that extent of development enabled by the Plan Change can be accommodated on 
the surrounding road network while maintaining acceptable levels of safety and 
efficiency with three additional staged intersection upgrades in place. The Plan 
Change includes a rule to sequence development with the delivery of this 
infrastructure. The Plan Change will also enhance accessibility all modes of transport 
within the Plan Change area by providing a connected an integrated road network 
which provides for cyclists and pedestrians and creates linkages to the new Marsden 
City Town Centre.    

9.5 NOISE 

The current noise and vibration rules that apply in the Marsden Primary Centre are 
based on a land use pattern which primarily provides for industrial activities. Now 
that it is proposed to amend the land use pattern towards a more residential focus 
rather than industrial use, the noise controls are also proposed to be amended to 
reflect these changes. An overview of the proposed amendments is provided in 
Section 5.1 and an Acoustic Assessment has been prepared by Marshall Day Acoustics 
to support the Plan Change application, and is included as Appendix 6 along with 
Marshall Day’s response to the RFI. These proposed changes are broadly identified 
below.  

Nosie Effects Internal to the Plan Change Area 

Town Centre (Noise Zone 3) 

The noise limits that are proposed to apply to the Marsden Town Centre zoned land 
(Noise Zone 3 limits) allow for a greater intensity of use in order to place fewer 
restrictions on commercial activities. For instance, the noise levels will allow for 
common commercial activities, such as loading dock noise without noise barriers or 
café noise from dining patrons. The noise limits that are proposed have been selected 
on the basis that residential use in these zones is not common. If residential use does 
establish on the town centre land, the proposed acoustic insulation rule will ensure 
that these land uses retain appropriate levels of amenity.   

Residential Areas (Noise Zone 2) 
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The noise limits that are proposed for the residential areas are lower to provide for 
residential use.  

Land Adjoining SH15A and Future Marsden Rail Link (Noise Zone 2A) 
 
The land adjoining SH15A and the Marsden Rail link is largely proposed to be Low 
Density Residential Zone and Mixed Use Zone. As such, the noise limits that are 
proposed to apply are those that apply within the residential areas (Noise Zone 2). In 
addition to these noise limits, additional controls are applied to manage reverse 
sensitivity on SH15A and the Future Marsden Rail Link, of which are discussed further 
below. 

Reverse Sensitivity Effects on Industrial Land Uses 

The Marsden Point area contains industrial land use activities that play an important 
role in the economy of the region. Refining NZ, Northport and other industrial 
activities nearby operate at all times of the day and night. The Plan Change proposes 
to increase the proportion of residential land which could increase the potential for 
reverse sensitivity effects on these industrial activities. The Acoustic Assessment 
concludes however, that given the significant distances involved, the intensification 
of residential activity within the Plan Change area does not represent a major risk to 
the operation of the industrial sites at Marsden Point.   

Reverse Sensitivity Effects on SH15A and Marsden Rail Corridor 

The Plan Change area is bound by SH15A and the Marsden Rail Corridor designation. 
To manage reverse sensitivity effects arising from residential activities establishing 
on land adjacent to these transport corridors, the proposed noise and vibration rules 
require dwellings to be constructed to meet sound insultation requirements. In 
addition, there is a proposed requirement to construct a 3m high noise barrier / bund 
adjacent to SH15A if residential units are constructed withing the Low Density 
Residential Zone within the Noise Zone 2A (see MCP-R3).  This will significantly 
reduce noise from the state highway and also help manage reverse sensitivity effects 
on state highway operations. The Acoustic Assessment concludes that these 
proposed rules will ensure that potential rail and vehicle noise received inside 
dwellings will be consistent with Kiwirail and NZTA guidelines for permitted noise 
sensitive activities adjacent to rail corridors and the state highway network. 

In addition to the above, and following advice from Marshall Day in response to the 
RFI from WDC, Marshall Day have undertaken a review of other detailed assessments 
that they have carried out for residential developments near busy rail lines. On the 
basis of this review, Marshall Day have recommended, and the applicant has 
accepted the following: 
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• Land within 70m of the Future Marsden Rail link designation boundary 
approximately 100m from the ‘at speed future main rail’ has been rezoned 
to Commercial Zone.  

• A new precinct rule MCP-R6 (see Appendix 13) has been inserted making 
noise sensitive activities16 within 70m of the Oakleigh to Marsden Point Rail 
Link Designation boundary (KRH-2) a non-complying activity. 

Summary  

The Acoustic Assessment concludes that the proposed package of noise controls will 
appropriately manage noise effects to an acceptable level for the proposed land use 
and will effectively manage reverse sensitivity effects of residential development 
adjacent to the state highway and the future Marsden Rail Corridor. 

9.6 SERVICING 

Although the Plan Change area appears to be greenfield in nature, it has been zoned 
for urban development for the past ten years, with a number of developments 
establishing during this time. The Plan Change area is currently serviced to cater for 
a predominantly industrial form of land use. To determine if upgrades are required 
to support the change in land use to predominantly residential, a Three Waters 
Capacity Investigation has been undertaken by Harrison Grierson, which is included 
at Appendix 9 to this report. In summary: 

• The Plan Change area is currently serviced by existing public infrastructure 
intended to service industrial development; 

• The proposed change in land use will result in a significant increase to both the 
wastewater and water demand due to a more intensified and widespread 
residential environment; 

• In relation to water supply, the area is serviced by a trunk 5,000mm nominal 
diameter water main which should have reasonable capacity to serve the area 
with some augmentation to comply with the WDC level of service standard; 

• The area is currently serviced by wastewater infrastructure however, this 
infrastructure will need to be upgraded to cater for peak flows from 
development within the Plan Change area. The extent of the infrastructure 
upgrades required will be determined at the resource consent stage; 

 
16 As defined in Decisions Version of the District plan “Noise Sensitive Activities means those 
activities that involve habitation of people within which concentration (of thoughts) is 
required and includes, residential activities, marae, hospitals, and education facilities, 
excluding Airport staff and aviation training facilities or aero clubs (other than airport staff” 
training facilities). 
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• The Plan Change will increase the proportion of impervious coverage and some 
on-site attenuation may be required to deal with peak flows to enable the 
existing stormwater infrastructure to deal with peak flows; 

• The eastern portion of the Plan Change area is identified as being “flood 
susceptible” and this may affect the nature of development that could be 
consented. This will be investigated further at the resource consent stage in 
response to a particular development proposal; 

• There will likely be need for some infrastructure upgrades in the event of a 
complete build out of the plan change area however, the required upgrades will 
be determined at the time of development and through a resource consent 
process; and 

• The Marsden City Precinct includes a rule requiring that adequate wastewater, 
stormwater and water services are established at the time of development in 
accordance with the District Wide Three Water’s chapter and the WDC 
Engineering Standards.  

Based on this analysis, development of the Plan Change area can largely be serviced 
by existing infrastructure. Some targeted upgrades may be required once 
development concepts are confirmed, of which will be assessed in more detail at the 
time of development through the resource consent process.   

9.7 SUMMARY OF EFFECTS 

The actual and potential effects of the proposed Plan Change have been considered 
above, based on extensive reporting and analysis undertaken by a wide range of 
technical experts. On the basis of this analysis, it is considered that the area is suitable 
for the land use pattern enabled by the Plan Change and the proposed precinct 
provisions will result in positive effects on the environment in terms of the social and 
economic well-being of the community. Where adverse effects are anticipated, the 
proposed policies and rules of the Plan Change, in addition to those of the WDP, will 
ensure they are appropriately avoided, remedied or mitigated. 

10.0 SECTION 32 ANALYSIS  

10.1 APPROPRIATENESS OF THE PROPOSAL TO ACHIEVE THE PURPOSE OF THE ACT 

Section 32(1)(a) of the RMA requires an evaluation to examine the extent to which 
the objectives of the proposed Plan Change are the most appropriate way to achieve 
the purpose of the RMA. 
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10.1.1 Objectives of the Plan Change 

The purpose of the Plan Change is to deliver a viable and sustainable town centre in 
the Ruakaka / Marsden Point area and additional land for housing and commercial 
use, with a supporting network of open spaces. The Plan Change also seeks to 
simplify the planning provisions that apply to Marsden City. 

The proposed Marsden City Precinct incorporates the following objectives to guide 
development within the Plan Change area: 

(1) Marsden City Precinct is developed in a comprehensive and integrated way to 
provide for a compatible mix of residential living, commercial and employment. 

(2) Different types of housing and levels of intensification are enabled to provide a 
choice of living environments. 

(3) Development positively engages with the street and provides quality on-site 
residential amenity for residents. 

(4) Development is supported by appropriate infrastructure and services to meet 
development capacity. 

(5) Access to the precinct occurs in an effective, efficient and safe manner that 
manages effects on One Tree Point Road, State Highway 15 and the 
surrounding road network. 

(6) Manage reverse sensitivity effects between zones and incompatible land use 
activities. 

(7) Create a strong network of public open space, including places to enjoy a range 
of active and passive recreational activities whilst also enhancing the local 
ecology. 

(8) Recognise and provide for the relationship of mana whenua and their culture 
and traditions with their cultural landscapes in the future development of the 
Marsden City Precinct. 

The proposed Special Purpose Marsden Town Centre Zone includes the following 
objectives to guide the development of the Town Centre: 

(1) Marsden Town Centre Zone is an attractive, safe and vibrant place to live, work 
and visit with a range of residential, commercial, retail and entertainment 
activities. 

(2) The primacy, function and vitality of the Whangarei City Centre Zone is 
protected. 
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(3) Development is of a form, scale and design quality that reinforces Marsden 
Town Centre Zone as the primary focal point for the Marsden Point – Ruakaka 
community. 

(4) Residential activities within the Marsden Town Centre Zone are allowed, while 
ensuring that these are appropriately located and enabling the full range of 
activities anticipated. 

10.1.2 Assessment of the Objectives against Part 2 

Section 5 of the RMA identifies the purpose of the RMA as being the sustainable 
management of natural and physical resources. This means managing the use, 
development and protection of natural and physical resources in a way that enables 
people and communities to provide for their social, cultural and economic well-being 
and health and safety while sustaining those resources for future generations, 
protecting the life supporting capacity of ecosystems, and avoiding, remedying or 
mitigating adverse effects on the environment.  

The objectives of the Plan Change are consistent with Section 5 of the RMA for the 
following reasons: 

• The revised land use pattern will provide opportunities for a higher order 
town centre with access to the state highway network and beside a possible 
future rail line to service the employment, retail, entertainment and 
commercial requirements of the growing Marsden Point and Ruakaka 
population.  

• The Plan Change will provide quality housing opportunities and a mix of 
housing typologies on land adjoining the town centre and the future rail 
corridor, enabling communities to provide for their social and economic well-
being.  

• Development will be coordinated with the delivery of required 
infrastructure, resulting in sustainable development. 

• The effects on the existing state highway and future rail corridor from 
surrounding residential development will be managed appropriately. 

Section 6 of the Act sets out a number of matters of national importance which need 
to be recognised and provided for in achieving the purpose of the RMA. This includes 
the preservation of the natural character of the coastal environment (including the 
coastal marine area), wetlands, and lakes and rivers and their margins; protection of 
outstanding natural features and landscapes, the protection of areas of significance 
indigenous vegetation and significant habitats of indigenous fauna; maintenance and 
enhancement of public access to and along the coastal marine area, lakes, and rivers; 
the relationship of Maori and their culture and traditions with their ancestral lands, 
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water, sites, waahi tapu, and other taonga; the protection of historic heritage; the 
protection of protected customary rights and the management of significant risks 
from natural hazards. 

The Plan Change does not compromise the recognition of, or provision for these 
matters of national importance for the reasons set out in Section 6 of the report 
above. In particular, the Plan Change Area is not located within the recently mapped 
Coastal Area, there is no known protected historic heritage, natural features or 
indigenous vegetation on the site and the proposal will not involve significant risks 
from natural hazards. Furthermore, mana whenua (Patuharakeke) have been actively 
consulted and resourced to provide their own assessment of their relationship with 
their culture and traditions as it relates to their wider ancestral lands in Marsden 
Point / Ruakaka.  

Section 7 of the RMA identifies a number of “other matters” to be given particular 
regard by Council. Specific matters from section 7 that are relevant to the Plan 
Change include: 

• b) The efficient use and development of natural and physical resources - The 
Plan Change will support the efficient use of natural and physical resources by 
applying precinct provisions that will provide for a more achievable and 
practicable land use pattern including a higher order town centre and 
residential development to meet the needs of the growing Ruakaka / Marsden 
Point community.  

• c) The maintenance and enhancement of amenity values and f) Maintenance 
and enhancement of the quality of the environment - The proposed precinct 
provisions will enable a connected and high quality urban environment to be 
achieved that responds to the specific land characteristics of the site and edge 
conditions. The provisions that will apply to future development under the 
WDP will ensure that a high quality, built environment is achieved.   

Section 8 requires Council to take into account the principles of the Treaty of 
Waitangi. It is considered that this proposal will not offend against the principles of 
the Treaty of Waitangi. In particular, the Applicant has actively consulted with mana 
whenua (Patuharakeke) and resourced them to provide their own assessment of the 
impacts that the Plan Change will have on them.  

The Plan Change is a more effective means of achieving the sustainable management 
purpose of the RMA than the current planning framework or an alternative (as 
detailed below). Overall, it is considered that the objectives of the Plan Change are 
the most appropriate way to achieve the purpose of the RMA. 
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10.2 APPROPRIATENESS OF THE PROVISIONS TO ACHIEVE THE OBJECTIVES  

10.2.1 The Objectives 

Section 32(1)(b) of the RMA requires an evaluation to examine whether the 
provisions (e.g. policies and methods) of the proposed Plan Change are the most 
appropriate way to achieve its objectives by: 

• Identifying other reasonably practicable options for achieving the objectives; 
• Assessing the efficiency and effectiveness of the objectives; and 
• Summarising the reasons for deciding on the provisions. 

As the proposed Plan Change is amending the WDP, the above assessment must 
relate to the provisions and objectives of the proposed Plan Change, and the 
objectives of the WDP to the extent that they are relevant to the proposed Plan 
Change and would remain if the Plan Change were to take effect17. 

The objectives of the Plan Change and the proposed provisions in the Plan Change 
and the relevant objectives of the WDP can be categorised into the following themes: 

• Theme 1: Land use options  

• Theme 2: Coordinating development with transport infrastructure 

• Theme 3: Managing reverse sensitivity on State Highway 15A and the rail 
corridor designation 

• Theme 4: Achieving integrated and quality development across Marsden City  

• Theme 5: Appropriate provisions for Low Density Residential Zone 

• Theme 6: Height Limits  

• Theme 7: Prohibited Activities 

The following sections address the matters set out in Schedule 1 and Section 32 of 
the RMA on the basis of the themes listed above.  

10.3 OTHER REASONABLY PRACTICABLE OPTIONS FOR ACHIEVING THE OBJECTIVES  

10.3.1 Theme 1: Land Use Options 

The operative WDP objectives and the proposed objectives within the Urban Services 
Plan Change which have relevance to Theme 1 include: 

 
17 RMA s32(3) 
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WDP Objectives 

• 6.3.5 Maintain and strengthen the city centre (CBD and Town Basin) as the primary 
centre within the District for shopping, employment, city living, and culture and 
entertainment, tertiary education, hospitals and other services and ensure that 
development in other locations do not compromise this role. 

• 6.3.6 Provide accessible and convenient suburban centres, and focus future intensive 
residential growth in and around those centres. 

• 6.3.8 Maintain and enhance accessibility for communities and integrate land use and 
transport planning. 

• 6.3.10 Manage the location of retail activities to ensure they support a consolidated 
urban form, and support long-term vitality and viability of existing centres. 

• 6.3.11 Ensure that infrastructure services are provided to existing and newly urbanised 
areas in an efficient and effective manner that avoids, remedies and mitigates 
potential adverse effects on the environment. 

• 6.3.12 Avoid conflict between incompatible land use activities as a result of subdivision 
and urban development. 

• 6.3.15 Provide and increase the amount and usability of, and access to, quality open 
space for the social and cultural well-being of a growing population, 

• 6.3.16. 1. Provide access to education opportunities, and community infrastructure as 
a result of urban growth.  

• 6.3.16.2. Maintain and encourage pathways for the use of cycleways and walkways 
within and adjacent to targeted growth areas. 

• 6.3.18 Ensure high quality urban design outcomes for the CBD, suburban nodes and 
rural villages through processes established in accordance with the New Zealand 
Urban Design Protocol. 

Urban and Services Plan Changes Objectives – Decisions Version 18 

• UFD-O1 – Residential and Business Demand: Ensure that there are sufficient 
opportunities for the development of residential and business land to meet demand. 

• UFD-O2 – Urban Design: Promote high quality urban design that responds positively 
to the local context and the expected outcome for the zone 

• DGD-O3 – Growth: Accommodate [000133] future growth through: 

1. Urban consolidation and intensification of Whangārei City, Marsden Primary 
Centre, existing Local Centre and Rural Village Zones.  

2. Avoiding urban development sprawling into productive rural areas.  

 
18 The provisions listed here and throughout the s32 are from Council’s Decisions Version 
noting that some of these provisions are subject to appeal.  
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• DGD-O5 - Incompatible Activities and Reverse Sensitivity: Avoid conflict between 
incompatible land use activities from new subdivision, use and development. 

• DGD-O7 – Onsite and Reticulated Infrastructure: Provide efficient and effective onsite 
and reticulated infrastructure in a sustainable manner and co-ordinate new land use 
and development with the establishment or extension of infrastructure and services. 

• DGD-O8 – Cultural Values: Ensure that growth and development takes into account 
Māori cultural values. 

• DGD-O9 – Land Use and Transport Planning: Maintain and enhance accessibility and 
safety for communities and integrate land use and transport planning. 

In determining the most appropriate method for achieving the objectives of the Plan 
Change, existing objectives in the ODP, and the proposed U&S objectives consideration 
has been given to the following other reasonably practicable options: 

Option 1: Status quo (Marsden Primary Centre Provisions) 

This option involves retaining the operative Marsden Primary Centre provisions. These 
include precinct plans that show an indicative urban land use pattern for land 
immediately north of the Plan Change area which is currently zoned RPE.  

Option 2: Delete the Marsden Primary Centre Provisions and rezone the Plan Change 
Area. 

This option involves deleting the Marsden Primary Centre provisions from the WDP 
and rezoning the Plan Change area. The rezoning will apply standard WDC plan zones 
introduced through the Urban and Services package of plan changes in accordance  
with the zoning plan in Appendix 4. However, under Option 2, the Marsden Town 
Centre would be zoned Local Centre Zone. 

This option relies on the underlying WDP provisions to control development and does 
not introduce bespoke provisions. 

This option also deletes the operative Marsden Primary Centre precinct plans that 
show an indicative urban land use pattern for land immediately north of the Plan 
Change area which is currently zoned RPE.  

Option 3: Preferred option – Proposed Plan Change  

This option involves deleting the Marsden Primary Centre provisions and rezoning the 
Plan Change area. The rezoning will apply standard WDC plan zones introduced 
through the U&S Plan Changes in accordance with the zoning plan in Appendix 4. 

This option introduces a new Special Purpose – Town Centre zone to apply to the 
centre. It also applies a precinct to the Plan Change area that includes bespoke controls 
for transport, urban design, and reverse sensitivity. 

Requested Further Information



 

Marsden City Private Plan Change                  Prepared by Stacey Sharp & David Badham 
B&A Ref: 16388     57 Reviewed by Nick Roberts 

This option deletes the operative Marsden Primary Centre precinct plans that show an 
indicative urban land use pattern for land immediately north of the Plan Change area 
which is currently zoned RPE.  

Evaluation of the alternative options have been summarised in the below table. 

Table 10.3.1.1: Summary of Options Analysis for Theme 1 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: Status quo (Marsden Primary Centre Provisions) 

Economic 
Reduced costs in 
developing the Plan 
Change area as the 
existing roads will not 
require upgrading to 
accommodate 
pedestrian and cycling 
consistent with 
surrounding residential 
development. 
 
Removes the cost of 
initiating a plan change 
for the applicant. 
 
Environmental, Social 
and Cultural 
None Identified. 
 
 

Economic 
The overly complex provisions 
are difficult and expensive to 
interpret and have 
contributed to a lack of 
development within the Plan 
Change area despite the fact 
that infrastructure, including 
roads and lighting, are already 
established. 
 
The Economic Assessment by 
Property Economics (see 
Appendix 5) has 
demonstrated that the 
current mix of land uses are 
not practicable or achievable. 
 
Environmental 
Without an appropriate 
planning and land use 
framework it is unlikely that 
the Plan Change area will be 
developed for the intended 
use. 
 
Social 
The operative land use 
pattern does not provide for 
sufficient residential use or 
areas of open space to 
support the growing 
population in the Marsden / 
Ruakaka area. 
 
Cultural 
None Identified. 

Efficiency and Effectiveness 
This option is ineffective and 
inefficient and is not in keeping 
with Objectives 6.3.10 and UFD-
01. The proposed land use mix, 
as the Economic Analysis 
undertaken to inform this Plan 
Change has shown, that the 
current land use mix is not 
practicable or achievable.  
 
This option is highly inefficient 
as the provisions are so 
complex, they are unworkable. 
 
This option is more effective at 
achieving Objectives 6.3.12 and 
DGD-05 than Option 2 as it does 
not give rise to any potential 
reverse sensitivity effects on 
SH15A and the future rail 
corridor given it does not 
provide for residential zones 
within the Plan Change area.   
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Option 2: Delete the Marsden Primary Centre Provisions and Rezone the Plan Change Area  

Economic 
Removes the cost of 
developing bespoke 
rules for the applicant. 
 
Provides the simplest 
planning framework to 
interpret and apply as 
this option relies on the 
underlying standard 
zoning with no 
additional controls. 
 
Environmental 
None identified. 
 
Social 
The precinct provides for 
more appropriate land 
use and less complex 
plan change which 
increases the likelihood 
of the Plan Change area 
being developed in a 
manner envisioned by 
the underlying zoning 
and creating a new 
community. 
 
Cultural 
The land use pattern, 
particularly the 
proposed application of 
the Mixed Use zone 
provides opportunities 
for community facilities 
to be integrated through 
the Plan Change area in 
close proximity to 
residential development. 

Economic 
The perceived loss of 
development potential to 
landowners north of the 
precinct through the deletion 
of the indicative land use 
pattern for this land. This cost 
is perceived only as the land is 
zoned RPE. As such, a plan 
change is required to apply 
urban zoning to the land in 
accordance with the 
indicative land use pattern 
shown in the precincts. 
 
The density provisions for the 
Low Density Residential zone 
are not the most efficient use 
of land as they are based on 
the need to include on-site 
servicing, of which is not 
required in Marsden City as 
existing infrastructure is 
already in place.   
 
Environmental 
Future and existing residents 
of Marsden Point will have to 
commute to Whangarei City 
to access the services, 
amenities and employment 
opportunities that a higher 
order town centre offers.  
The reliance on the 
underlying zone provisions 
will mean that potential 
reverse sensitivity issues 
between the noise from State 
Highway 15A and the future 
rail corridor are not 
appropriately managed.  
 
Simply applying zones will not 
require the development of 
an integrated road network 
with footpaths and cycleways. 
 
Social 

Efficiency  
Option 2 is inefficient as it does 
not stage the development of 
the Plan Change area with the 
required transport 
infrastructure upgrades which 
is not in keeping with 
Objectives 6.3.8 and DGD-09. 
 
Option 3 is inefficient as there is 
no requirement for 
development to be serviced by 
stormwater, wastewater and 
water supply infrastructure 
which is not in-keeping with 
Objectives 6.3.11 and DGD-07. 
 
Option 3 is inefficient as there is 
no requirement to provide 
pedestrian paths and cycleways 
which is in keeping with 
Objective 6.3.16.2. 
 
Effectiveness 
Option 3 is less effective at 
achieving Objectives 6.2.5, 6.3.6 
and DGD-03 as it does not 
enable a higher order town 
centre at Marsden which the 
Economic Assessment and 
higher order policy direction 
has shown is required. This 
option does however, enable 
intensive development around 
the centre to consolidate 
growth around the centre and 
use urban zoned land more 
efficiently.  
 
This option will not effectively 
achieve Objectives 6.3.12 and 
DGD-05 as it does not manage 
any potential reverse sensitivity 
between future residential 
development and SH15A and 
the future rail corridor.   
 
Option 3 is less effective at 
achieving Objectives 6.3.18 and 
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This option provides less 
certainty for landowners, 
developers and the 
community about the pace of 
development of the Plan 
Change area. 
 
Cultural 
None Identified. 

UFD-02 as it does not include 
bespoke urban design rules 
beyond those of the underlying 
zone. 
 
This option is in keeping with 
Objectives 6.3.10 and UFD-01 
as the proposed land use mix 
has been informed by an 
Economic Analysis. 

Option 3: Preferred option – Proposed Plan Change (Delete the Marsden Primary Centre 
Provisions, Rezone the Plan Change Area, Apply a Precinct to the Plan Change Area and 
Introduce Special Purpose Marsden Town Centre Zone) 

Economic 
Enables the staged 
development of the Plan 
change area as 
infrastructure upgrades 
are completed, providing 
additional business and 
residential capacity in 
the short term.  
 
A higher order town 
centre is required to 
service the existing and 
future residents of 
Marsden/Ruakaka, given 
the constraints at 
Ruakaka shops which 
will prevent this centre 
ever fulfilling this role.  
 
This option makes more 
efficient use of the Low 
Density Zoned land 
through introducing a 
minimum net site area 
that reflects that the 
area is serviced and so 
land for onsite servicing 
is not required.  
 
Environmental 
The provision of a higher 
order town centre at 
Marsden City will service 
Marsden Point / Ruakaka 
area, reducing the need 
to travel to Whangarei 
City further afield, 

Economic 
The perceived loss of 
development potential to 
landowners north of the 
precinct through the deletion 
of the indicative land use 
pattern for this land. This cost 
is perceived only as the land is 
zoned RPE and so a plan 
change is required to apply 
urban zonings in accordance 
with the indicative land use 
pattern to create any 
development rights. 
 
This option is heavily reliant 
on infrastructure/funding 
agreements that sit outside 
the WDP. There is nothing in 
the WDP to tie the release of 
development capacity with 
the delivery of infrastructure. 
 
Additional precinct rules 
create and additional layer of 
complexity within the 
planning framework for the 
landowner/developer. 
 
Additional costs to developer 
for delivering pedestrian 
paths and cycleways. 
 
Environmental, Social and 
Cultural 
None identified. 
 

Efficiency  
Option 3 is most efficient at 
achieving Objective 6.3.8 and 
DGD-09 as it includes precinct 
provisions to stage the 
development of the Plan 
Change area with the required 
transport infrastructure 
upgrades. 
 
Option 3 is efficient as the 
requirement for development 
to be serviced by stormwater, 
wastewater and water supply 
infrastructure which is clearly 
set out within Three Waters 
Management Chapter which is 
in keeping with Objectives 
6.3.11 and DGD-07. 
 
Option 3 is efficient as the 
requirement to provide 
pedestrian paths and cycleways 
is clearly set out within precinct 
rules which is in keeping with 
Objective 6.3.16.2. 
 
Effectiveness 
Option 3 will effectively achieve 
Objective 6.2.5, 6.3.6 and DGD-
03 as it enables the 
development of a higher order 
town centre at Marsden City 
which compliments but doesn’t 
compete with the Whangarei 
City Centre. This option enables 
intensive development around 
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subsequently helping to 
address associated 
effects such as traffic 
congestion. 
 
The introduction of a 
precinct ensures that 
potential reverse 
sensitivity issues 
between the noise from 
SH15A and the future 
rail corridor can be 
managed through 
bespoke rules.  
 
The precinct enables the 
introduction of bespoke 
rules for development in 
the residential, mixed 
use and commercial 
zones to ensure a high 
standard of amenity and 
urban design, while still 
providing flexibility for 
developers. 
 
The precinct will require 
the delivery of 
pedestrian footpaths 
and cycleways to 
promote active modes of 
transport. 
 
Social 
Provides greater 
certainty for the Council, 
community, developers 
and landowners about 
the nature, extent and 
pace of development of 
Marsden City. 
 
Cultural 
The land use pattern, 
particularly the 
proposed application of 
the Mixed Use zone 
provides opportunities 
for community facilities 
to be integrated through 
the Plan Change area in 

the town centre to consolidate 
growth around the centre and 
use urban zoned land more 
efficiently.  
 
This option is the most effective 
option at achieving Objectives 
6.3.12 and DGD-05 as it 
includes rules to manage any 
potential reverse sensitivity 
between future residential 
development and SH15A and 
the future rail corridor.   
 
Option 3 is most in keeping 
with Objectives 6.3.18 and UFD-
02 as it includes bespoke urban 
design rules to ensure that 
development results in high 
urban amenity. 
 
This option is most in keeping 
with Objectives 6.3.10 and UFD-
01 as the proposed land use 
mix and extent of retail activity 
has been informed by an 
Economic Analysis.  
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close proximity to 
residential development.  
The Precinct specifically 
includes the inclusion of 
a Mana Whenua 
objective (MCP-O8) and 
policy (MCP-P11) (see 
Appendix 13) which will 
ensure that these values 
are recognised and 
taken into account 
during development. 

10.3.1.1 Summary of Reasons for Deciding on the Provisions 

Option 3 is the preferred option. Deleting the Marsden Primary Centre provisions and 
introducing the Marsden City Precinct and Marsden City Town Centre Zone, is the most 
appropriate mechanism for achieving the objectives of the WDP. Option 3 enables the 
development of a higher order town centre at Marsden City which compliments, but 
doesn’t compete with, the Whangarei CBD. This option enables intensive development 
around the town centre to use urban zoned land more efficiently and applies a land 
use mix which is more aligned to demand, based on a comprehensive economic 
assessment. The precinct will ensure that growth is integrated with the delivery of the 
required infrastructure, results in a quality built environment and provides for active 
modes of transport through the provision of cycleways and pedestrian paths.  

10.3.2 Theme 2: Coordinating the development of land with transport infrastructure 

The operative WDP objectives and the proposed objectives within the Urban Services 
Plan Change which have relevance to Theme 2 include: 

WDP Objectives 

• 22.3.1 Establish and maintain a safe and efficient road transport network. 

• 22.3.3 Protect the road transport network from the adverse effects of adjacent land 
use, development or subdivision. 

Urban and Services Plan Changes Objectives – Decisions Version 

• TRA-02 Integrate Transport and Landuse Planning:  Integrate land use and transport 
planning to ensure that land use activities, development and subdivision maintain the 
safety and efficiency of the transport network. 

• TRA-03 Active and Public Transport: Encourage and facilitate active transport and 
public transportation 

• TRA-06 – Future Growth: Ensure that future growth can be supported by appropriate 
transport infrastructure. 

Requested Further Information



 

Marsden City Private Plan Change                  Prepared by Stacey Sharp & David Badham 
B&A Ref: 16388     62 Reviewed by Nick Roberts 

In determining the most appropriate method for achieving the objectives of the Plan 
Change, consideration has been given to the following other reasonably practicable 
options: 

Option 1: Status quo (no provisions to coordinate the development of land with 
transport infrastructure). 

This option involves putting in place urban zoning and coordinating the development 
of land with transport infrastructure within processes and agreements which sit 
outside of the WDP. 

Option 2: Coordinate the development of land with transport infrastructure within the 
WDP through an external trip cap. 

This option coordinates development with the delivery of required transport 
infrastructure within the WDP through the inclusion of staged limits on vehicle trips to 
and outside of the precinct (external trip cap). Under this approach all development 
will require resource consent to show compliance with the external trip cap. 

Option 3: Preferred option – Proposed Plan Change (coordinate the development of 
land with transport infrastructure within the WDP through a transport staging rule) 

This option coordinates development with the delivery of required transport 
infrastructure within the WDP through the inclusion of a transport staging rule. The 
transport staging rule ensures that development does not exceed the dwelling, retail 
GFA or commercial GFA thresholds until such time as the required intersection 
upgrades are assessed at the time of development to determine whether they are 
required.   

Subdivision and development that does not comply with transport staging rule 
requires resource consent as a restricted discretionary activity, with targeted 
assessment criteria to assess effects on the transport system.  

Evaluation of the alternative options have been summarised in the below table. 

Table 10.3.2.1: Summary of Options Analysis for Theme 2 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: Status quo (No provisions to coordinate the development of land with 
transport infrastructure) 
Economic 
Removes the cost of 
developing rules for the 
applicant and developers 

Environmental and 
Economic: 
This option is heavily reliant 
on infrastructure/funding 
agreements that sit outside 

Efficiency and Effectiveness 
This option is not efficient 
or effective in achieving 
Objectives 22.3.1 and 
22.3.3 or Objectives TRA-02 
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Benefits Costs Efficiency and Effectiveness 

within the Marsden City 
area. 
 
Social, Environmental 
and Cultural 
None Identified. 
 
 
 
 

the WDP. There is nothing 
in the WDP to tie the 
release of development 
capacity with the delivery 
of transport infrastructure.  
 
Social 
This option does not 
provide as much certainty 
to landowners and 
developers. 
 
Cultural 
None Identified. 
 

and TRA-06 as there are no 
provisions within the plan 
to decline applications for 
development which cannot 
be serviced by transport 
infrastructure. 

Option 2: Coordinate the development of land with transport infrastructure within the 
WDP through an external trip cap 
Environmental 
The rule more closely aligns 
with the activity that 
generates effects on the 
transport network.  
 
Social, Environmental 
and Cultural 
None Identified. 
 
 
 

Social 
This option does not 
provide as much certainty 
to landowners and 
developers.  
 
Environmental 
This option may result in 
landowners and developers 
competing to use up vehicle 
trip capacity and is 
potentially better suited 
where the land is within 
single ownership. This will 
be mitigated if there is a 
development/funding 
agreement in place. 
 
Economic 
Requires greater 
monitoring by Council when 
compared to Option 1.  
 
Small scale developments 
will have to prepare 
Integrated Transport 
Assessments to show 
compliance with the vehicle 
trip cap. 

Effectiveness 
This option is potentially 
more effective at achieving 
Objectives 22.3.1 and 
22.3.3 because it more 
clearly regulates the effects 
of the activities on the 
environment, rather than 
the activities themselves.  
 
Efficiency 
This option is less efficient 
at achieving Objectives 
TRA-02 and TRA-06 and 
coordinating development 
with transport 
infrastructure than Option 
3 because small scale 
development with limited 
effects on the transport 
network would need to 
prepare Integrated 
Transport Assessments. 
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Benefits Costs Efficiency and Effectiveness 

Option 3: Preferred option – Proposed Plan Change (Coordinate the development of land 
with transport infrastructure within the WDP through a transport staging rule) 
Economic, Social and 
Environmental: 
Provides certainty for the 
community, developers and 
landowners about the 
nature, extent, and pace of 
development of Marsden 
City and can tie in closely 
with a funding and 
development agreement 
that sits outside of the 
WDP. 
 
Small scale developments 
which will not have an 
effect on the transport 
network will not have to 
prepare Integrated 
Transport Assessments. 
 
Cultural 
None Identified. 
 

Economic and 
Environmental 
Requires greater 
monitoring by Council than 
Option 1.  
 
This option may result 
landowners and developers 
competing to use up 
development capacity. This 
will be mitigated if there is 
a development/funding 
agreement in place. 
 

Effectiveness 
This option is effective in 
achieving Objectives 22.3.1 
and 22.3.3 and Objectives 
TRA-02 and TRA-06 as there 
are clear provisions within 
the plan to decline 
applications for 
development which cannot 
be serviced by transport 
infrastructure. 
 
Efficiency  
This option is more efficient 
at achieving Objectives 
TRA-02 and TRA-06 and 
coordinating development 
with transport 
infrastructure than Option 
2 because small scale 
development with limited 
effects on the transport 
network will not be 
required to prepare 
Integrated Transport 
Assessments. 
 

10.3.2.1 Summary of Reasons for Deciding on the Provisions 

Option 3 is the preferred option. Coordinating development with the delivery of 
required transport infrastructure through the inclusion of a transport staging rule is 
the most appropriate mechanism for achieving the objectives of the WDP and the 
U&S Plan Changes. The proposed provisions will stage the release of development 
capacity with the delivery of required infrastructure whilst allowing minor 
infringements if an assessment targeted to effects on the transport network finds 
that any effects are an acceptable level. Therefore, the provisions are consistent with 
Objectives 22.3.1 and 22.3.3 or Objectives TRA-02 and TRA-06. 
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10.3.3 Theme 3: Managing reverse sensitivity on State Highway 15A and the rail corridor 
designation 

The operative WDP objectives and the proposed objectives within the Urban Services 
Plan Change which have relevance to Theme 3 include: 

WDP Objectives 

• NAV.3.1 To enable a mix of activities to occur across a range of Environments, while 
ensuring that noise and vibration is managed within appropriate levels for the health 
and wellbeing of people and communities, and for the amenity and character of the 
local environment. 

• NAV.3.2 To ensure that activities that seek a high level of acoustic and vibration 
amenity do not unduly compromise the ability of other lawful activities to operate. 

Urban and Services Plan Changes Objectives – Decisions Version  

• DGD-O5 - Incompatible Activities and Reverse Sensitivity: Avoid conflict between 
incompatible land use activities from new subdivision, use and development. 

In determining the most appropriate method for achieving the objectives of the Plan 
Change, consideration has been given to the following other reasonably practicable 
options: 

Option 1: Do not include additional precinct rules that require additional insulation of 
dwellings and the construction of a noise barrier in Noise Area 2A. 

This option does not involve any additional precinct controls to manage the effects of 
noise and relies on the underlying zone and noise and vibration provisions. 

Option 2: Preferred option – Proposed Plan Change  

This option also includes additional precinct controls which require the establishment 
of a 3m high noise barrier / bund adjacent to SH15A if residential units are constructed 
within 75m of the road. This option also includes additional precinct controls that 
require sound insulation requirements for dwellings. 

Evaluation of the alternative options have been summarised in the below table. 

Table 10.3.3.1: Summary of Options Analysis for Theme 3 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: (Manage reverse sensitivity on State Highway 15A and the rail corridor designation 
through reliance on the zoning pattern proposed as part of this plan change) 

Economic 
The construction of 
dwellings is potentially 

Environmental 
Will potentially give rise to 
adverse effects on future 

Efficiency and Effectiveness 
While Option 1 does not 
introduce additional costs to 
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less costly under this 
option than Option 2 as 
there is no need to meet 
ventilation/insulation 
requirements. 
 
Less costs for developer 
as there is no 
requirement to 
construct a noise bund / 
barrier. 
 
Social, Cultural and 
Environmental 
None identified. 

residents from noise from 
State Highway 15A and the 
future rail corridor. 
 
Will potentially give rise to 
reverse sensitivity effects on 
existing operations in the 
vicinity as there is no 
additional requirement to 
insulate and shelter 
residential dwellings from 
noise effects. 
 

Social 
Less certainty for new 
residents as to whether there 
is sufficient protection against 
highway noise or noise from 
the future rail corridor when 
indoors. 
 
Cultural and Economic 
None identified. 
 

landowners and developers, the 
proposed provisions are not an 
efficient and effective way to 
achieve Objectives 
NAV.3.1,NAV.3.2 and DGD-O5 
as these provisions offer no 
protection to future residents 
from highway noise or noise 
from the future rail corridor. 
This may consequently give rise 
to potential reverse sensitivity 
on these surrounding existing 
operations. 
 

Option 2: Plan Change: Manage reverse sensitivity on State Highway 15A and the rail 
corridor designation through a combination of a responsive zoning pattern, insulation 
requirements for sensitive uses and a noise bund 
Environmental 
Adverse effects on 
future residents from 
noise from SH15A and 
the future rail corridor 
are mitigated through 
the requirements in the 
proposed rules. 
 
Reverse sensitivity 
effects on the Port and 
industrial operations 
from increased 
residential development 
within the area are 
managed more 
effectively. 
 
Social 
More certainty for new 
residents that dwellings 
are built to a standard 

Economic 
Potential increase in the cost 
of building dwellings due to 
the need for 
ventilation/insulation 
requirements. However, it is 
noted that sound insulation 
requirements already existing 
for Marsden City in the 
operative NAV chapter. 
 
Additional costs for developer 
in constructing the noise 
bund. 
 
Social, Cultural and 
Environmental 
None identified. 
 

Efficiency and Effectiveness 
While there are associated 
costs to landowners and 
developers, the proposed 
provisions are the most 
efficient and effective way to 
achieve Objectives 
NAV.3.1,NAV.3.2 and DGD-O5 
as these provisions protect 
future residents from highway 
noise or noise from the future 
rail corridor and in doing so 
manages any potential reverse 
sensitivity on existing activities 
in the vicinity. 
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that will provide 
sufficient protection 
against highway noise or 
noise from the future rail 
corridor when indoors. 

 
Economic 
As the proposed land 
use mix has transferred 
from a more industrial 
focus to a more 
residential focus, 
Marshall Day have 
recommended a removal 
of sound insulation 
requirements that 
currently apply centrally 
in the site. As a result, 
the costs of 
development within 
these areas will be less 
compared to the status 
quo.  
 
Cultural  
None identified. 

 
Option 2 is the preferred option. The inclusion of additional insulation requirements 
for dwellings and the construction of a noise bund within Noise Area 2A will protect 
future residents from highway noise or noise from the future rail corridor. In doing 
so, this also manages any potential reverse sensitivity on these surrounding existing 
activities. Therefore, the provisions are consistent with Objectives NAV.3.1, NAV.3.2 
and DGD-O5. 

10.3.4 Theme 4: Achieving integrated and quality development across Marsden City  

The operative WDP objectives and the proposed objectives within the U&S plan 
changes which have relevance to Theme 4 include: 

WDP Objectives 

• 6.3.16(2) Maintain and encourage pathways for the use of cycleways and 
walkways within and adjacent to targeted growth areas. 

• 6.3.18 Ensure high quality urban design outcomes for the CBD, suburban 
nodes and rural villages through processes established in accordance with the 
New Zealand Urban Design Protocol. 

• 22.3.1 Establish and maintain a safe and efficient road transport network. 
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Urban and Services Plan Changes 

• UFD-O2 – Promote high quality urban design that responds positively to the 
local context and the expected outcome for the zone. 

• UFD-O3 – Maintain the range of amenity values and characteristics of the Urban 
Area while enabling appropriate use and development. 

In determining the most appropriate method for achieving the objectives of the Plan 
Change, consideration has been given to the following other reasonably practicable 
options: 

Option 1: Status quo (District Wide and Zone Provisions) 

This option involves relying on the district wide and zone provisions within the WDP to 
achieve an integrated road network, high degree of amenity and urban design 
outcomes.  

Option 2: Preferred option – Proposed Plan Change 

The proposed Marsden City Precinct and the Special Purpose Marsden Town Centre 
zone contain a number of bespoke provisions to guide the development of buildings 
and roads within the Plan Change area: 

• New buildings and additions within the Marsden Town Centre zone require 
resource consent to ensure development results in a high amenity and vibrant 
environment; 

• Additional rules and rule criteria require specific frontage treatments to 
ensure development complements the unique character and setting of 
Marsden City; 

• Additional rules are proposed to provide for multi-unit development within 
the Medium Density and General Residential zones, with targeted matters of 
discretion to assess effects on the streetscape, as well as on the privacy for 
residents; 

• Additional outlook rules have been incorporated within the Mixed Use and 
the Marsden Town Centre zones to ensure higher density residential 
developments have a reasonable level of amenity; 

• A building height flexibility control has been introduced to encourage 
buildings with pitched roofs within the Low Density Residential and General 
Residential zones;  

• Reduced building heights within the Marsden City Commercial zones, noting 
the distance from the town centre and proximity to residential zoned land; 
and 
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• Street cross sections and indicative street layouts are included within the 
Marsden City Precinct to guide the development of roads to ensure there is 
an integrated transport network. 

Evaluation of the alternative options have been summarised in the below table.  

Table 10.3.4.1: Summary of Options Analysis for Theme 4 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: Status quo (District Wide and Zone Provisions) 

Economic 
A less complex set of 
planning provisions will 
apply within the Plan 
Change area. 
 
Social, Cultural and 
Environmental 
None identified. 

Environmental 
There is no requirement to 
create an integrated road 
network which caters for 
cyclists and pedestrians.   
 
Economic 
There are economic costs for 
developers who may need to 
marginally infringe the height 
limit to include a pitched roof.  
 
Social and Cultural 
None identified. 

Efficiency and Effectiveness  
Option 1 is ineffective as the 
indicative primary road network 
and road sections are not 
shown in the plan, so piecemeal 
and ad hoc development may 
occur. 
 
Without the guidance of a 
precinct, the Plan Change area 
is unlikely to be developed in a 
comprehensive and 
coordinated manner.  
 
 

Option 2: Plan Change 

Environmental 
This option will result in 
a higher standard of 
onsite amenity for 
residents in high density 
developments within the 
Mixed Use or Special 
Purpose Marsden Town 
Centre zone through 
ensuring there is outlook 
and access to daylight.  
 
The reduced building 
heights within the 
Commercial zones will 
create an appropriate 
transition in density and 
visual bulk when 
considering the location 
of the proposed 
Commercial zones with 

Economic 
A more complex set of 
provisions will apply in the 
Plan Change area which could 
result in more costs for the 
developer.  
 
Social, Cultural and 
Environmental 
None identified. 

Efficiency and Effectiveness 
This option is the most effective 
option as the plan change 
provisions ensure that 
development will occur in an 
integrated and co-ordinated 
way. 
 
This option will efficiently and 
effectively achieve 6.3.16(2) 
through ensuring that streets 
provide for pedestrian and 
cycle paths. 
 
This option is efficient and 
effective as it is in keeping with 
UFD-O2 as it includes tailored 
provisions to bespoke a high 
level of integrated design that 
will result in a high amenity 
urban environment. 
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regards to the Marsden 
Town Centre zone and 
adjoining residential 
zones.  
 
Increases the amenity 
values of the Plan 
Change area as the 
future residents will 
enjoy connected street 
network which offers 
safety to pedestrians 
and cyclists. 
  
Economic 
Cost to future applicants 
to prepare resource 
consent applications 
assessing additional 
planning provisions and 
implementing the 
requirements. 
  
There is more flexibility 
within the height limit to 
create buildings with 
pitched roofs. This 
should minimise the 
amount of time and cost 
delays associated with 
minor height 
infringements to 
accommodate pitched 
roofs.  
 
Social 
The delivery of buildings 
within the town centre 
and commercial zones 
that contribute to a 
vibrant urban 
environment will assist 
with creating a high 
amenity community 
focal point. 
 
Cultural 
None identified. 
 
 

 
This option is efficient and 
effective as it is in keeping with 
UFD-O3 as it will ensure that all 
residents of the Plan Change 
area enjoy reasonable levels of 
amenity. 
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10.3.4.1 Summary of Reasons for Deciding on the Provisions 

Option 2 is the preferred option. The inclusion of tailored provisions within the Plan 
Change area will ensure that development is comprehensively designed and 
integrated, resulting in a high amenity urban environment. Therefore, the provisions 
are consistent with Objectives UFD-02 and UFD-03. 

10.3.5 Theme 5: Appropriate provisions for Low Density Residential Zone 

The operative WDP objectives and the proposed objectives within the Urban Services 
Plan Change which have relevance to Theme 5 include: 

WDP Objectives 

• 8.3.7 Subdivision and development that provides for comprehensive development of 
land with a range of allotment sizes and is appropriate to the character of the 
Environment in which it is located. 

Urban and Services Plan Changes 

• LDRZ-O1 – Character: Maintain and enhance the low density and spacious character 
of the Low Density Residential Zone. 

• LDRZ-O2 – Amenity: Subdivision and development maintain on-site amenity and the 
amenity of adjoining Low Density Residential Zone sites. 

In determining the most appropriate method for achieving the objectives of the Plan 
Change, consideration has been given to the following other reasonably practicable 
options: 

Option 1: Status quo (Low Density Residential Zone Provisions) 

This option involves applying the maximum density, building coverage, and impervious 
area rules from the Low Density Residential Zone. 

Option 2: Preferred option – Proposed Plan Change  

This option involves amending the maximum density in the Low Density Residential 
Zone from one principle residential unit per 2,000m² to one principle unit per 800m² 
where the unit is connected to a reticulated sewerage, or one unit per 2,000m2 where 
no connection is provided. In addition, consequential amendments to the building 
coverage and impervious area rules are proposed to reflect the smaller lot sizes. 

Evaluation of the alternative options have been summarised in the below table.  
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Table 10.3.5.1: Summary of Options Analysis for Theme 5 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: Status quo (Low Density Residential Zone Provisions) 

Economic 
A less complex set of 
planning provisions as 
applicants can rely on 
the underlying zone.  
 
Environmental 
Perceived character 
benefits as this option 
retains a larger density. 
This benefit is perceived 
only as the greater 
minimum site size is 
based on the need to 
accommodate onsite 
servicing. Option 2 will 
still maintain a 
difference in character 
between the residential 
zones.   
 
Minimum site size will 
provide a high level of 
onsite amenity and 
amenity to adjoining 
properties. 
 
Social and Cultural 
None Identified. 

Economic 
Costs to developer as 
inefficient use of land set 
aside for Low Density 
Residential Zone.  
 
Environmental, Social and 
Cultural 
None Identified. 

Efficiency and Effectiveness  
Option 1 is less efficient and 
effective at achieving 
Objectives 8.3.7 and LDRZ-O1. 
The density requirement in the 
Low Density Residential Zone is 
much greater than what is 
required to maintain a 
difference in character between 
the residential zones and 
relates more to the need to 
provide onsite servicing, of 
which is not required in the 
Plan Change area. 

Option 2: Plan Change 

Economic 
Allows for more efficient 
use of the land set aside 
for Low Density 
Residential Zone given 
the Plan Change area 
can be serviced and 
therefore larger lot sizes 
are not required to 
accommodate onsite 
servicing. 
 
Environmental 

Environmental 
Perception that reducing the 
density requirement may 
erode the difference in 
character between the 
residential zones.  This cost is 
perceived only as the greater 
minimum site size is based on 
the need to accommodate 
onsite servicing. Option 2 will 
still maintain a difference in 
character between the 
residential zones.   

Efficiency and Effectiveness 
Option 2 will achieve Objectives 
8.3.7 and LDRZ-O1 as the 
density requirement (1 dwelling 
every 1,00m²) is much larger 
than the density requirement in 
the General Residential Zone (1 
dwelling every 450m²), 
effectively maintaining a 
distinguished low density 
character. 
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Will maintain a distinct 
difference between the 
character of the 
residential zones as the 
density requirement is 
still significantly larger 
than the General 
Residential Zone. 
 
Minimum site size will 
retain a high level of 
onsite amenity and 
amenity to adjoining 
properties. 
 
Social and Cultural 
None Identified. 

 
Economic, Social and Cultural 
None Identified. 

10.3.5.1 Summary of Reasons for Deciding on the Provisions 

Option 2 is preferred. Amending the density provisions for the Low Density 
Residential zone and making consequential amendments to the building coverage 
and impervious area rules will allow for more efficient use of the land while 
maintaining a difference in character between the residential zones. Therefore, the 
provisions are consistent with Objectives 8.3.7 and Objectives LDRZ-O1 and LDRZ-O2. 

10.3.6 Theme 6: Height Limits 

The provisions of the operative WDP (Marsden Primary Centre Environment) and the 
proposed Urban Services Plan Change which have relevance to Theme 6 include: 

WDP – Marsden Primary Centre Environment 

• Mainstreet: minimum height of 7m 

• Residential policy areas (Medium & Low Density):  maximum height of two 
stories 

• All other residential policy areas: maximum six stories 

• Mixed Use 1 Industry Policy Area: maximum 9m 

• Mixed Use 2 Policy Area: maximum 15m 

• In all other areas of the Industry Environment: maximum 20m except where a 
building exceeds a height of 35m for no more than 25% of the net site area 
when the site is occupied by buildings that exceed 20m in height. 

Urban and Services Plan Changes 
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• Permitted building and major structure height limits: 

o City Centre zone = minimum building height of 3 stories, maximum 
16m19 

o Mixed Use zone = maximum 16m  

o Medium Density Residential zone = maximum 11m  

o General Residential zone = maximum 8m20  

o Low Density Residential zone = maximum 8m.  

In determining the most appropriate method for achieving the objectives of the Plan 
Change, consideration has been given to the following other reasonably practicable 
options: 

Option 1: Status quo (Retain Marsden Primary Centre building height) 

This option involves retaining the height limits of the operative Marsden Primary 
Centre Environment chapter of the WDP.  

Option 2: Preferred option – Proposed Plan Change  

This option involves largely replicating the height limits of the underlying U&S zones 
within the Marsden City Precinct, being the; Mixed Use, Medium Density, General 
Residential, and Low Density Residential zones. In addition, the proposed Marsden City 
Town Centre zone proposes a maximum permitted building height of 16m, which has 
been modelled off the proposed City Centre Zone. It is acknowledged that reduced 
building height limits are proposed within the Marsden City Commercial zones, 
however this has been addressed under the Theme 4 assessment in section 10.3.4 
above.  

Evaluation of the alternative options have been summarised in the below table.  

Table 10.3.6.1: Summary of Options Analysis for Theme 6 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: Status quo (Marsden Primary Centre Provisions) 

Economic 
Removes the cost of 
preparing bespoke 
provisions for the 
applicant. 
 

Environmental, Social and 
Economic 
The overly complex provisions 
are difficult and expensive to 
interpret. In addition, given 
the change in land uses and 

Efficiency and Effectiveness  
This option is not an effective or 
efficient mechanism of 
achieving the objectives. The 
height limits of the WDP are 
overly complex and correspond 

 
19 Under appeal (000133 – Kāinga Ora) 
20 Under appeal (000133 – Kāinga Ora) 
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Environmental, Social 
and Cultural  
None identified. 
 

general shift away from 
industrial development, the 
WDP height limits are no 
longer appropriate or fit for 
purpose. 
 
Cultural 
None identified. 
 

with precinct plans and policy 
areas that are proposed to 
removed. As such, the WDP 
height limits are no longer 
appropriate for the proposed 
land uses. 
 

Option 2: Plan Change 

Environmental and 
Social 
Incorporating the height 
limits of the underlying 
zones within the precinct 
provides certainty for 
the applicant, Council, 
and submitters on the 
plan change - 
particularly given the 
proposed U&S plan 
changes are still 
undergoing statutory 
consideration. 
 
Maintains consistency 
for plan users as Option 
2 uses standardised 
zone-specific height 
limits. 
 
A height limit of 16m will 
facilitate the 
development of 
Marsden City as a town 
centre, identifying a 
clear visual distinction in 
built form between the 
site and other local 
centres. 
 
Cultural 
Lower maximum height 
limits (from 20m 
provided by the WDP) 
are less likely to impose 
on cultural viewshafts. 
 
Economic 

Environmental, Social, and 
Economic 
Without a minimum building 
height restriction in the Town 
Centre zone, small-scale 
development may 
compromise intended 
development outcomes. 
 
Utilising the same height limit 
as the City Centre zone (16m) 
may be perceived to 
compromise the function and 
role of the Whangarei City 
Centre. 
 
Cultural 
None identified. 
 

Efficiency and Effectiveness 
This option is the most efficient 
and effective method of 
achieving the objectives, 
particularly by managing built 
development to create a sense 
of place and create a retail core 
in the heart of Marsden City.  
 
With regards to concerns over 
development compromising the 
function and role of the City 
Centre, these are perceived 
only and are more 
appropriately controlled via 
economic-based floor area 
restrictions, as opposed to bulk 
and location controls. 
 
From a plan administration 
perspective, the adoption of 
U&S plan change height limits 
will improve consistency in bulk 
and location controls within the 
Plan. By incorporating these 
within the precincts, this also 
provides additional control to 
manage any changes to the 
height limits as the plan 
changes progress through their 
statutory process. 
  

Requested Further Information



 

Marsden City Private Plan Change                  Prepared by Stacey Sharp & David Badham 
B&A Ref: 16388     76 Reviewed by Nick Roberts 

Fewer consenting costs 
as no minimum building 
height restrictions are 
proposed within the 
Marsden City Town 
Centre zone. 
 

10.3.6.1 Summary of Reasons for Deciding on the Provisions 

Option 2 is preferred as the height limits contained within the operative WDP are no 
longer fit for purpose. Implementing standardised height limits that correspond with 
those proposed for the U&S zones will improve consistency for plan users, and clarity 
for developers. The height limits of the proposed Marsden City Town Centre zone and 
subsequent increase in built form will also visually distinguish Marsden City from 
smaller local centres. 

10.3.7 Theme 7: Prohibited Activities in Special Purpose Marsden Town Centre Zone 

The provisions of the operative WDP (Marsden Primary Centre Environment) and the 
proposed U&S Plan Changes (City Centre Zone) which have relevance to Theme 7 
include: 

WDP – Marsden Primary Centre Environment 

• Prohibited activities:  

o The use or occupation of any building in the Commercial Policy Area 
prior to the upgrading of Mainstreet, as depicted in the “Proposed 
Mainstreet Road cross-section” in Diagram 1, Attachment 1 of the 
Precinct Plan;  

o Factory farming, mineral extraction, food irradiation; 

o Activities involving bone boiling or crushing; fish cleaning, curing and 
processing; flax pulping; flock manufacturing or teasing of textiles; 
refuse accumulation; disposal of sewage; storage, drying or preserving 
of bones, hides, hooves, or skins; tallow melting, tanning; wood 
pulping; wool scouring;  

o An activity that is classified as an offensive trade in the Health Act 
1956; and 

o The use, storage or on-site movement of hazardous substances that 
do not comply with the specified conditions in Part B: Specific Effects 
Thresholds in Section E. 
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Urban and Services Plan Changes – City Centre Zone 

• Prohibited activities: Plantation Forestry, Intensive Livestock Farming, Farm 
Quarrying, General Industry, Manufacturing, Storage, Repair and Maintenance 
Services, Marine Industry, Waste Management Facility, and Landfill. 

In determining the most appropriate method for achieving the objectives of the Plan 
Change, consideration has been given to the following other reasonably practicable 
options: 

Option 1: Status quo (Retain Marsden Primary Centre Provisions) 

This option involves retaining the prohibited activities of the operative Marsden 
Primary Centre Environment under the WDP.  

Option 2: Urban & Services Plan Changes (Adopt City Centre Zone Prohibited Activities) 

This option involves applying the prohibited activities from the proposed City Centre 
Zone under the U&S plan changes. 

Option 3: Preferred option – Proposed Plan Change  

This option involves amending the prohibited activities from the proposed City Centre 
Zone under the U&S plan changes to reflect the Marsden City context. These 
amendments include providing for farming, storage (including post offices), and 
general industry (including research laboratories associated with educational facilities) 
as non-complying activities as opposed to prohibited. 

Evaluation of the alternative options have been summarised in Table 10.3.7.1. 

Table 10.3.7.1: Summary of Options Analysis for Theme 7 Addressing S32(2) 
Matters 

Benefits Costs Efficiency and Effectiveness 

Option 1: Status quo (Marsden Primary Centre Provisions) 

Economic 
Removes the cost of 
preparing bespoke 
provisions for the 
applicant. 
 
Environmental, Cultural, 
Social 
None identified. 

Environmental and Social 
The inability to apply for 
resource consent to establish 
commercial development 
within the town centre until 
the ‘main street’ is 
established has and will 
continue to hinder the 
development of the area.  
 
Without an appropriate 
planning framework, it is 
unlikely that the Plan Change 

Efficiency 
This option does not represent 
an efficient way of achieving 
the objectives. The operative 
provisions require the retail 
core of the Marsden Town 
Centre to straddle a small 
section of Casey Road and 
precludes any commercial 
development from proceeding 
until such time that a ‘main 
street’ is established.  
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area will be developed for the 
intended use. 
 
Economic 
The overly complex provisions 
are difficult and expensive to 
interpret and have 
contributed to a lack of 
development within the Plan 
Change area, despite the fact 
that infrastructure is already 
established. 
 
Cultural 
None identified. 

This option is highly inefficient 
as the provisions are so 
complex, they are unworkable. 
 
Effectiveness 
This option is not an effective 
way of achieving the objectives 
as requiring a ‘main street’ 
concept for the development of 
a retail centre is no longer 
consistent with best practice 
urban design.  
 

Option 2: Urban & Services Plan Changes (City Centre Zone) 

Environmental and 
Social 
Provides consistency for 
plan users and sets clear 
development 
expectations for centres 
within the district. 
 
Economic 
Removes the cost of 
developing bespoke 
rules for the applicant. 
 
Cultural 
None identified. 

Environmental, Social and 
Economic 
Potential for unforeseen 
consequences in prohibiting 
development that provides 
core social infrastructure, 
including; storage activities 
(includes post offices) and 
general industry (includes 
research laboratories 
associated with education 
facilities).  
 
Prohibiting farming activities 
may reduce landowner’s 
ability to continue to utilise 
land for small-scale rural 
practices until such time as 
the area is developed for 
commercial purposes.  
 
Cultural 
None identified. 
 

Efficiency and Effectiveness 
While option 2 presents 
efficiencies in utilising the 
existing provisions of the City 
Centre zone, it is not 
considered an effective way of 
achieving the objectives.  
 
Considering the activities 
captured under the definitions 
of ‘storage’ and ‘general 
industry’, prohibiting these 
activities is unlikely to enable 
the provision of necessary 
social infrastructure to support 
the establishment of a town 
centre. 
 
 
 
 

Option 3: Plan Change 
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Economic and Social 
Acknowledges the 
greenfield nature of the 
site, and provides for 
continued use of rural 
land for farming 
activities until such time 
as the area is developed. 
 
Provides a more 
appropriate activity 
status for a range of 
activities commonly 
associated with and 
otherwise provided for 
within town centre 
environments. 
 
Environmental and 
Cultural 
None identified. 
 

Environmental and Social 
A non-complying activity 
status creates the potential 
for other Storage and General 
Industry activities to obtain 
consent to establish within 
the Marsden City Town 
Centre zone. 
 
Economic 
Increased costs for developers 
to obtain non-complying 
resource consent. 
 
Cultural 
None identified. 
 

Efficiency and Effectiveness 
This option represents an 
efficient use of existing rural 
land, while providing a 
consenting pathway for the 
provision of these services to 
establish within the town 
centre. 
 
This option is an efficient and 
effective means of achieving 
the objectives as it provides 
tailored provisions that reflect 
the Marsden City context, while 
facilitating the transition of the 
area to a high-quality urban 
environment. 
 

10.3.7.1 Summary of Reasons for Deciding on the Provisions 

Option 3 is preferred. The inclusion of tailored provisions applying to the Plan Change 
area will ensure that the Marsden City context is provided for and that appropriate 
social infrastructure can establish. This will in turn support the development of the 
Plan Change area and is comprehensively designed and well-integrated, resulting in 
a well-serviced urban environment.  

10.4 RISK OF ACTING OR NOT ACTING 

In this case, it is considered that there is sufficient information about the subject 
matter of the provisions to determine the range and nature of environmental effects 
of the options set out in Tables 10.3.1.1 – 10.3.7.1 above. For this reason, an 
assessment of the risk of acting or not acting is not required.  

11.0 CONCLUSION  

This report has been prepared in support of Marsden City Limited Partnership’s 
request for a Plan Change to the provisions of the WDP. The Plan Change seeks to 
delete the Marsden Primary Centre Environment provisions, rezone the Plan Change 
area with a selection of standard WDC urban zones, apply a bespoke Marsden City 
Precinct, introduce and apply a Special Purpose Marsden Town Centre zone, and 
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amend the Noise and Vibration Chapter in respect of rules that affect the Plan 
Change area.  

The request has been made in accordance with the provisions of Schedule 1; Section 
32 of the Resource Management Act 1991. 

Based on an assessment of environmental effects and specialist assessments, it is 
concluded that the proposed Plan Change will have positive effects on the 
environment in terms of the social and economic well-being of the community. Other 
potential effects are able to be managed through the application of the WDP zone 
and district-wide provisions. 

An assessment against the provisions of section 32 of the RMA is provided in section 
10 of the report. This includes an analysis with respect to the extent to which the 
objectives of the plan change are the most appropriate to achieve the purpose of the 
RMA and an examination of whether the provisions of the plan change are the most 
appropriate way to achieve the objectives. 

For the above reasons, it is considered that the proposed Plan Change accords with 
the sustainable management principles outlined in Part 2 of the RMA and should be 
accepted and approved. 
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