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APPLICANT 
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1. SUMMARY OF EVIDENCE  

1.1 Under PC150, the Marsden City area is consolidated into one appropriately scaled 

location with the rezoning enabling an appropriate mix of residential, commercial 

service, office, mixed use and community land uses. In my opinion concentration of 

residential, commercial and mixed-use activities into one location would generate 

additional economic efficiencies and agglomeration benefits relative to the current 

Marsden Primary Centre (MPC) provisions and would enable a more well-balanced 

community and land use mix.  

1.2 The current industrial land provision in the core catchment is more than sufficient to 

meet the projected future longer-term business land demand. In this context, I consider 

the proposed PC150 land breakdown is appropriate given the existing baseline in the 

market and the projected growth in the future. Likewise, an increase in the residential 

zone (relative to the existing MPC provisions) would increase the residential yield of 

Marsden City and represent a notable increase in dwellings from the existing MPC 

provisions. 

1.3 The June 2020 estimated population base of the Marsden City catchment of around 

10,900 people (derived off the 2018 NZ Census base) is higher than the previous (Dec 

2017) StatsNZ high growth projection for the area.  In essence the latest data shows 

the catchment is growing at a faster rate than previously anticipated.  The implications 

of this are if this rate of growth is maintained the 2043 market size of the catchment 

estimated under the previous medium projections could be realised under the updated 

growth projections by 2033.  
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1.4 The core Marsden City catchment is estimated to generate retail expenditure of $138m 

annually at present.  This is projected to increase to $239m p.a. by 2043 under the 

medium growth scenario and $265m by 2043 under the High scenario.  Food retailing 

is currently the largest retail sector generating just over $55m pa of expenditure or 40% 

of total retail expenditure in 2020.   

1.5 The core Marsden City market currently generates enough annualised retail 

expenditure to sustain approximately 25,310sqm of retail GFA. This is forecast to grow 

by approximately 17,960sqm to 43,270 sqm of retail GFA by 2043.  The current total 

sustainable floorspace considering both retail and commercial service activities is 

almost 38,000 sqm and is expected to increase to almost 65,000sqm by 2043.  This 

equates to a net addition of almost 27,000 sqm of retail and commercial service 

floorspace over the assessed period. 

1.6 Under PC150, a consolidated town centre proposition spanning across 8.4ha offers a 

more vibrant and diverse offering in the single location in the catchment. The proposed 

retail centre would provide an improved retail environment and shopping experience 

with more vibrancy community ‘heart’ and vitality relative to the more dispersed and 

diluted existing MPC zoning package. It would improve the choice, offer, economic 

efficiencies, and economic wellbeing and social amenity of residents in the localised 

area.  

1.7 Additionally, the proposed PC150 provisions and zoning framework carries a host of 

strong economic benefits such as increasing employment, increased residential choice 

and broader spread of residential price points for the market, and the opportunity for a 

more extensive and diverse retail and commercial services offering. Overall, PC150 is 

likely to have a net positive impact on the community relative to the existing MPC 

provisions. 

2. INTRODUCTION 

2.1 My full name is Timothy James Heath. I am a property consultant, retail analyst and 

urban demographer for Property Economics Limited, based in Auckland.  I established 

the consultancy in 2003 to provide property development and land use planning 

research services to both the private and public sectors throughout New Zealand.  

2.2 I hold a Bachelor of Arts (Geography 1991) and a Bachelor of Planning (1993) both 

from the University of Auckland. I have undertaken property research work for 24 
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years, and regularly appear as an expert witness before Council, Environment Court 

and Board of Inquiry hearings on retail economic matters.   

2.3 I advise district and regional councils throughout New Zealand in relation to residential, 

retail, industrial and business land use issues as well undertaking economic research 

for forward strategic planning.  I also provide consultancy services to a number of 

private sector clients in respect of a wide range of property issues, including retail 

impact assessments, commercial and industrial market assessments, development 

feasibilities, forecasting market growth and land requirements across all property 

sectors, and economic cost benefit analysis.  

2.4 This evidence is in respect of an application by Marsden City Limited Partnership (“the 

Applicant”) for Private Plan Change 150: Marsden City (“PC150”). PC150 proposes to 

rezone 127 hectares of land at Marsden City generally bounded by Port Marsden 

Highway - State Highway 15A, One Tree Point Road and a future (designated) railway 

line, from Marsden Primary Centre Environment to:  

(a) Approximately 8.41ha of a Special Purpose Marsden Town Centre Zone in the 

north western portion of the PC150 area. 

(b) Approximately 12ha of Mixed Use Zone sleeving the Marsden Town Centre 

zone to the south and east, as well as along part of the PC150 boundaries with 

One Tree Point Road. 

(c) Approximately 3.02ha of Medium Density Residential zone adjacent to the 

Marsden City Town Centre and Mixed Use zones. 

(d) Approximately 9.89ha of Low Density Residential zone along the boundaries 

of the PC150 area running alongside SH15A. 

(e) Approximately 56.08ha of General Residential zone through the balance of the 

PC150 area. 

(f) Approximately 19.07ha of Commercial Zone for a portion of the northern 

boundary alongside the designated rail corridor, a portion of the western 

boundary alongside One Tree Point Road and the southern boundary 

alongside SH15.  

2.5 My evidence will address the following topics: 
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(a) Marsden City Zoning   

(b) Existing Economic Material Review 

(c) Marsden City’s Core Economic Market 

(d) Population and Household Projections 

(e) Marsden Catchment Employment Trends 

(f) Employment Growth Forecast 

2.6 I have read the Code of Conduct for Expert Witnesses in the Environment Court 

Practice Note 2014. I have complied with the Code of Conduct in preparing this 

statement of evidence. Unless I state otherwise, this evidence is within my sphere of 

expertise and I have not omitted to consider material facts known to me that might alter 

or detract from the opinions I express.  

3. INVOLVEMENT WITH PC150   

3.1 I was engaged by the Applicant in early 2019 to undertake a retail economic 

assessment of the Marsden City provisions and zoning framework with a specific focus 

on the quantifying an appropriate extent of the Marsden City commercial centre and 

the appropriateness of the industrial land provision within the area to guide the 

development of the now proposed PC150: Marsden City provisions as outlined in 

paragraph 2.4 above.  

3.2 I have provided the following reports since my engagement to assist with the 

development of PC150.  These include: 

 Marsden City Proposed Structure Plan Economic Assessment, April 2019; 

 Marsden City Proposed Structure Plan Economic Assessment, June 2020 (an 

update of the April 2019 report); and 

 Marsden City Proposed Structure Plan RFI Economic Response, June 2020 
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4. MARSDEN CITY PROVISIONS AND ZONING FRAMEWORK  

4.1 Marsden City is a proposed residential, commercial office, services and retail, and 

mixed use area in the Whangarei District. Marsden City is located to the south east of 

Whangarei City, inland on the Marsden Point Peninsula, which resides at the mouth of 

the Whangarei Harbour. The location of the Marsden City is shown in Figure 1.  

4.2 The existing urban areas in close proximity to Marsden City are One Tree Point to the 

north and Ruakaka which bounds the coastline to the east in a linear manner.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 

4.3 Primary access to the site is via SH15A which also serves as the main access route to 

the Marsden Point Port and Refinery. This road joins to SH1, the main state highway 

linking Whangarei and Auckland. 

FIGURE 1: MARSDEN POINT – RUAKAKA AREA MAP 
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CONSENTED / CURRENT MPC PROVISIONS AND ZONING FRAMEWORK 

4.4 The Marsden City site has a total land area of approximately 127ha, approximately 

80ha of which is owned by the Marsden City LP with the majority of the residual owned 

by the Great Northern Land Company (GNLC).  The current MPC provisions for 

Marsden City were developed in the mid-2000s pre-global financial crisis (GFC) and 

consists of a mixture of residential, industrial and commercially zoned land.  

4.5 The commercial component of the existing MPC provisions is focused to the northwest 

of the Marsden City Area, with approximately 8.4ha of retail and commercial service 

land. The residential land equates to 6.8ha and is bounded by a 25ha mixed-use 

commercial buffer. 

4.6 Under the existing MPC provisions, the industrial component is the primary land use 

activity by land area, with nearly 38ha in Industrial Zoned land and an additional 45ha 

of additional mixed use land for commercial / industrial activities.  Given the significant 

vacant industrial land provision in the area, this was removed in PC150 due to its poor 

accessibility on a comparative basis, uncompetitive location, cost of servicing and 

accessing the (previous) industrial provision, and the reverse sensitivity and safety 

issues of requiring industrial traffic to traverse residential areas.  

4.7 Roading infrastructure is already in place on the site and the proposed PC150 

provisions and zoning framework have been developed to maximise the use of the 

existing infrastructure (and improve where required) to maximise efficiencies and avoid 

unnecessary duplication of resources.  

4.8 I understand that the current zonings for the site have been approved by Council and 

represent the existing baseline for the subject land.  

PROPOSED PC150: MARSDEN CITY 

4.9 PC150 proposes to increase the quantity of residential land in Marsden City while 

reducing the emphasis on industrial land, and to a lesser degree the extent of the 

commercial land provision relative to the existing MPC provisions.  

4.10 The activity zoning of PC150 is outlined in paragraph 2.4 of this statement. Table 1 

provides a summary of the differences in land uses under the existing SP and 

Proposed PC150.   
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Table 1: EXISTING MPC PROVISIONS VS PROPOSED PC150 LAND USE 

BREAKDOWN 

Land Use 
Status Quo MPC 

provisions 
Proposed PC150 Net Change 

Retail / Commercial  13.8  8.41   ‐5.39  

Commercial Zone  0  19.07  + 19.07  

Mixed Use  51.2  12   ‐39.20  

Residential  6.8  69  + 62.20  

Industrial  37.8  0   ‐37.80  

Total  109.6  108.47  ‐1.13  

 

Source: Property Economics 

4.11 PC150 intends to increase the quantity of residentially zoned land to 69.7ha, a net 

increase of nearly 62.2ha. This change has the potential to significantly increase the 

residential yield of Marsden City to circa 1,520 dwellings.  

4.12 The residential zone within PC150 includes an area for retirement villages on the land 

owned by the GNLC adjacent (south) of Marsden City LP’s land holdings. I understand 

a 75-unit retirement village is now under construction on GNLC’s land and plans are 

currently underway for another development which will include an additional 150 units. 

In total the residential yield from the proposed retirement villages is estimated at 270 

units, with the remainder of the residentially zoned land making up the residual of 

around 480 units.  

4.13 These proposed changes come at the expense of industrial and mixed-use zoned land 

in Marsden City. The existing MPC provisions had 83ha of zoned land where industrial 

activity could locate (45.2ha Mixed Use Zone and 37.8ha Industry Zone). This has 

been reduced to only 12ha in the Mixed-Use Zone as PC150 does not pursue industrial 

activity given its extensive provision locally beyond Marsden City within the wider 

Ruakaka / Marsden Point catchment.  

4.14 Additionally, the 51.2ha of Mixed-Use Zone (including the section airmarked for 

Commercial / Buffer Residential) provided significant area for which retail and 

commercial activities were permitted to locate, although at a typically lower amenity 

level. As an offset to this, the 19.04ha of Commercial Zone permits many of the same 



8 
 

AD-115762-3-73-V5 
 

activities as that of the mixed-use zone. The primary difference relates to the level and 

scale of activities that are permitted.  

4.15 To name a few of the key differences, the Commercial Zone has less stringent 

requirements on building frontages, a 100sqm limit on retail (compared to 600sqm in 

Mixed Use Zone) and does not permit residential activities. Additionally, as part of the 

proposal, the Applicant has made several adjustments to the rules that apply to this 

site including making general industrial activities non-complying. 

4.16  It is important to note that the Commercial Zone excludes (by way of discretionary 

activity status) general commercial activities such as offices. In the employment 

section of this report, I classify the employment activities into four key sectors, 

Industrial, Retail, Commercial and Other. However, none of the activities permitted in 

the Commercial Zone except for Commercial Services, are included in the Commercial 

Employment sector. Rather, this zone is expected to cater for activities that typically 

locate in mixed use zones such as trade retailers, gyms and service stations.   

4.17 Consequently, there has been a shift in the quantity of land available for retail and 

commercial use. In the existing MPC provisions, 3.7ha was allocated for Core Retail 

activities while 10.1ha was zoned for Bulk Retail Commercial Services. It is expected 

that many of the activities that would have located in the Bulk Retail Commercial 

Services Zone, may instead locate in the Commercial Services zone.  

4.18 This Core Retail Zone has been replaced with a far larger 8.41ha Marsden City town 

centre which is designed to cater to the core commercial and retail needs of the 

Marsden City development. This reflects the larger residential component and is 

expected to generate a more focused commercial hub than the existing MPC 

provisions.  

4.19 An outline of the existing and proposed Structural Plans, as well as the wider Marsden 

/ Ruakaka area, are shown in Appendix 1. 

5. EXISTING ECONOMIC MATERIAL REVIEW 

5.1 There are two reports that provide useful background economic material for 

considering the MPC provisions and land use composition. These are the ‘BERL 

Economics – Upper North Island Industrial Land Demand’ and ‘MRCagney – 

Whangarei Housing and Business Development Capacity Assessment’ reports in the 

context of Marsden City. 
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5.2 The high level ‘take-away’ of the two reports indicates commercial/industrial land 

supply and capacity is unlikely to be an issue for the first half of the century, and 

accommodating forecast residential demand (and potential surges in growth during 

economic boom periods) over the long term in an economically efficient manner should 

be a focus. 

6. MARSDEN CITY’S CORE ECONOMIC MARKET 

6.1 In order to evaluate the economic potential of a reconfigured land breakdown within 

Marsden City and estimate its potential economic impacts, it is necessary to identify 

the core economic market the development would primarily serve. This catchment is 

not unique and common to the other commercial centres shown in Figure 2 that will 

compete for the same generated spend, i.e. multiple centres service the same market.  

Additionally, residents within this catchment will shop at centres outside of the 

catchment (namely Whangārei City Centre). The core economic market from this 

perspective is the area from which a developed Marsden City is likely to derive the 

majority of its sales, or the geographic area it is primarily designed to service, 

6.2 Figure 2 illustrates the geospatial extent of the Marsden City’s core economic market 

given the proposed PC150 provisions and zoning framework. 

6.3 The determination of the core economic market has been based on the existing and 

proposed commercial network in the wider Marsden and Ruakaka area, the extent of 

the commercial offering likely in Marsden City, the road network, natural and physical 

geographical barriers and my professional based on known shopping patterns and 

trade area dynamics from over two decades of analysis on commercial centres across 

New Zealand.  
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Source: Property Economics, Google Maps 

6.4 Particular consideration in the determination of this economic catchment has been 

given to the location of the proposed development in relation to the Whangarei CBD 

and the extent of Marsden City’s likely role and function over and above other centres 

in the market.  

6.5 Competing centres to Marsden City include the Ruakaka and Waipu Town Centres, 

the location of which is shown on Figure 2. A more localised commercial centre map 

is shown on Figure 1.  

 

7. POPULATION AND HOUSEHOLD PROJECTIONS 

Whangarei District 

FIGURE 2: MARSDEN CITY’S CORE ECONOMIC MARKET 
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Figure 3: Population Projections and Estimates for Whangarei District 

7.1 Figure 3 displays the population and household growth estimates over the last 20 years 

(2001 – 2020) for the Whangarei District. The graph shows the projected population 

growth over the next 28 years under both Statistics New Zealand’s original projections 

(released 2017) and updated projection series (released March 2021). As the 

projections for the more localised areas within Whangarei (and hence the Marsden 

City Catchment) are yet to be updated, the comparison between the two projections 

informs any adjustments that may be required.   

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

Population 

7.2 The population of the Whangarei District was estimated at around 98,350 residents for 

June 2020. Based on the demographics of the 2018 Census (refer Appendix 2), I have 
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estimated that this translates to around 36,250 households applying average person 

per dwelling ratio for the District.  

7.3 The population growth of the Whangarei District over the last 7 years has exceeded 

the original 2017 projections under both the medium and high projection series. Over 

this period the population has grown by 14,730 residents, equating to 2.34% p.a. which 

is higher than the national average growth rate of 1.96% p.a. 

7.4 Statistics New Zealand’s new High population projection anticipates that the District 

will grow to 135,600 residents by 2048. This equates to an additional 37,250 residents 

over the next 28 years. In comparison, the medium projection expects almost half the 

level of growth over the same period, with a projected growth of 20,950 residents.   

Households 

7.5 In contrast to the strong growth observed in the population which exceeded its High 

Projection, the number of households grew at a rate slower than was projected under 

the Medium Projection. Historically, the number of households under the projections 

series was forecast to increase at a faster proportional rate than the population.  This 

is due to a projected fall in the person per dwelling ratio over the forecast period.  This 

anticipated trend was not isolated to the identified catchment but projected to occur 

across the whole country due to an aging population, smaller families and a higher 

proportion of ‘split’ or single households.  

7.6 However, the results of the 2018 census and subsequent population estimates for the 

majority of locations in New Zealand have shown that the reverse has been true.  That 

is, that the population per household ratio has increased nationally from 2.69 to 2.77 

while the ratio in the Whangarei District increased from 2.54 to 2.71.  There are several 

potential reasons for this reversed trend, not the least of which relates to the lack of 

new homes being developed (relative to demand) and rising house prices that has 

occurred between the last intercensal period.  

 

Marsden City 

7.7 Figure 4 shows the population and household estimates and projections for the 

Marsden City Catchment as shown on Figure 2.  These projections are derived from 

the December 2017 subnational Statistics NZ population growth projections for both 

the High and Medium growth series (derived off the 2013 NZ Census base). Also 
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highlighted is the estimated June 2020 population base (generated from the 2018 NZ 

Census) against the growth that was anticipated earlier for comparative context.  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

7.8 As with the District, the population within the Marsden Catchment has exceeded the 

high projection. As a growth area, the population is growing at a faster rate than the 

rest of the District with the growth over the last 7 years equivalent to 4.84% p.a. Like 

the District, there has also been a commensurate increase in the average household 

density within the Marsden Catchment. This has resulted in a proportionally lower 

growth in the household numbers equal to 4.21% per annum.  

FIGURE 4: POPULATION PROJECTIONS AND ESTIMATES FOR MARSDEN CATCHMENT 
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7.9 Table 2 compares the recently released (March 2021) population projections to the 

2017 projections shown on Figure 3. I have produced these adjusted 2021 projections 

for the Marsden Catchment based on the proportional difference between the 2017 

and 2021 projections for the Whangarei District.   

TABLE 2: MARSDEN CATCHMENT UPDATED POPULATION PROJECTION SERIES 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 

7.10 The new growth projections for the Marsden Catchment anticipate a higher level of 

growth and demand than previously projected nominally.  The latest projections 

estimate, under the High growth scenario, the catchment size could reach a population 

base of 17,200 by 2043. I consider there is likely upside to these projections as 

Auckland becomes more unaffordable for many, a growing retirement age cohort and 

the new Puhoi-Warkworth motorway opening reducing travel time between Auckland 

and Marsden significantly, cumulatively making Marsden an increasingly attractive 

lifestyle location for both permanent residents and holiday homes buyers. 

 

Building Consents 

7.11 Figure 5 compares the number of new building consents within the Marsden City 

catchment to that of the Whangarei District over the last 20 years. Over this period, the 

Marsden Catchment has risen from capturing about 15% of the residential growth in 

2000 to 32% of the growth in 2021. In 2019, the Marsden Catchment saw the highest 

number of consents equal to 201 new dwellings.  

 

 

 

Marsden 
2020 

Estimate
Projection 2020 2023 2028 2033 2038 2043

Net Growth 

(2020 ‐ 2043)

2017 Medium 9,950    10,710  11,710  12,620  13,460  14,270  + 4,320

2017 High 10,440  11,410  12,770  14,080  15,320  16,540  + 6,100

2021 Medium 10,860  11,380  12,514  13,571  14,570  15,557  + 4,697

2021 High 10,860  11,693  13,135  14,528  15,872  17,205  + 6,345

Population 10,860
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FIGURE 5: NEW DWELLING BUILDING CONSENTS IN MARSDEN CITY AND 

WHANGAREI (2000 – 2020) 

 

Source: Property Economics, Statistics NZ 

7.12 Figure 5 shows a trend of the Marsden City Catchment becoming an increasingly 

higher proportion of new dwelling consents in Whangārei, i.e., the Marsden City 

Catchment is progressively becoming more relevant in the district economy and 

growing in critical mass faster than others in the District.   

 

8. MARSDEN CITY CATCHMENT EMPLOYMENT TRENDS 

8.1 The economic report supporting the plan change discusses the employment trends 

within the Marsden City Catchment in detail. Update employment tables have been 

provided in Appendix 3. 

8.2 As a summary, the Marsden City Catchment’s employment composition is currently 

dominated by industrial employment. The sufficiency of industrial land supply is 

addressed later in this statement. Employment structure indicates that the Marsden 

Point Refinery and the associated industrial estate is the primary driver of employment 
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growth in the identified catchment, and that the structure of the local economy has 

become increasingly dependent on Marsden Point as a business growth generator 

over the observed period. The Marsden Point area is a key growth area in the 

Whangarei District in terms of industrial activity, accounting for a large portion of 

District wide growth in certain industrial sectors.  

8.3 However, the challenge for Marsden City is to build on the Marsden Point’s strengths 

as the area grows and diversifies its economic and employment base. As the area’s 

population grows, there will be a need to facilitate more commercial activity and 

services to support not only the Marsden Point related business activity, but also the 

growing commercial requirements of the increasing resident population base. The 

additional residential provision proposed within Marsden City would support growth in 

the employment base.  

9. EMPLOYMENT GROWTH FORECAST 

9.1 In terms of employment growth forecast, this is again provided in more detail in the 

Applicant’s supporting economic report.  

9.2 TABLE 33 summarises the updated the employment growth forecasts out to 2043 

based on the past 20 years of trends for these grouped sectors, national sector 

changes and high population growth for the catchment and Region.  

9.3 These tables and graphs indicate that employment in these two sectors is projected to 

grow by approximately 2,547 employees net by 2043 from the current estimated 2020 

employment base of 2,025 employees. This represents net growth of around 126% 

over the 2020-2043 period in these two key property sectors.  

TABLE 3: INDUSTRIAL AND COMMERCIAL SECTOR EMPLOYMENT PROJECTIONS 

(2018-2043) 

  2020 2028 2033 2038 2043 
Net Growth 
(2020- 2043) 

Industrial 1,695 2,645 2,983 3,280 3,717 + 2,022 

Commercial 330 577 639 742 855 + 525 

Total 2,025 3,222 3,621 4,021 4,572 + 2,547 

Source: Property Economics 
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9.4 As the larger sector, most of this growth is projected to occur in the Industrial sector. 

Over the 2020- 2043 period, the net growth in the Industrial sector (+ 2,022) is almost 

four times as large as the net growth in the Commercial Sector (+ 525) and represents 

a proportional increase of 119%. This continues the historical trend observed where 

the population in the local area is growing at a slower rate than the Industrial Sector. 

This will likely result in an increasing proportion of workers traveling into Marsden from 

outside the catchment (i.e., Whangarei) for employment.  

9.5 Where Commercial activities have typically represented a small proportion of 

employment in the Marsden Catchment, the changing nature of the Marsden 

Catchment and the introduction of Marsden City is expected to drive growth in this 

sector. As a result, the Commercial sector is anticipated to grow from 330 employees 

in 2020 to 855 employees in 2043. On a proportional level, this growth of 130% is 

larger than that of the Industrial Sector. 

10. RETAIL SPENDING PATTERNS  

10.1 To avoid duplication, please refer to the Applicant’s supporting economic report for a 

detailed breakdown of retail spending patterns. However, to highlight the key results 

of this section I provide the following summary. 

10.2 By assessing the proportional level of leakage or outflow of retail dollars leaving, and 

the proportional inflow of retail dollars entering the Marsden City core market, we can 

quantify the net flow of retail expenditure within the core market. The results of this 

analysis are shown on Figure 6 which compares the leakage / inflow of retail dollars 

by sector to determine a net flow position for each sector. 

10.3 This assists in identifying sectors with potential or ‘gaps’ in the current Marsden-

Ruakaka-Waipu area offer. In this instance, only three main sectors are presented in 

Figure 6 as there are very few, if any store types outside of these sectors within the 

core catchment.  

10.4 Even in the retail categories for which the Marsden-Ruakaka-Waipu area competes, 

only between 20 – 27% of the spend is retained. Rather, most retail expenditure 

generated by the catchment residents is spent outside of the catchment (namely 

Whangarei and to a lesser extent Auckland). This highlights the significant opportunity 

to increase retail expenditure retention within the Marsden-Ruakaka-Waipu area 

across the board with a more comprehensive and more compelling offering. 
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10.5 This loss of retail expenditure is, however, offset by the inflow of spend from tourists 

and holiday makers. In the case of Food and Beverage Services, visitors spend more 

than double that which is generated by the residents within the catchment. With inflows 

being far greater than outflows, the sector has a position of over 270% (or +170% net). 

However, the sector still has significantly high levels of leakage despite the large visitor 

spend and strong positive net position, hence there is scope to further increase retail 

expenditure retention and sector performance. 

FIGURE 6: CORE MARSDEN CITY CATCHMENT RETAIL SPENDING PATTERNS 

 

 

 

 

 

 

 

 

 

Source: Property Economics 

 

11. RETAIL EXPENDITURE AND SUSTAINABLE GFA 

11.1 This section sets out the projected retailing expenditure and sustainable GFA forecasts 

for the Marsden catchment. These forecasts have been based on the aforementioned 

growth projections shown in Figure 3,  retail shopping patterns and expenditure flows, 

and have been prepared using Property Economics’ Retail Growth Model. 

RETAILING EXPENDITURE GROWTH MODEL 

11.2 A more detailed breakdown of the model and its inputs is set out in Appendix 4.  
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PROJECTED RETAIL EXPENDITURE  

11.3 Table 4 following provides retail expenditure forecasts for the Marsden City Core 

Catchment ‘factoring in’ net inflows from visitors to the catchment.  

 

TABLE 4: CORE MARSDEN CITY CATCHMENT RETAIL EXPENDITURE ($M) – 
MEDIUM PROJECTION 

  

 

 

 

 

 

 

Source: Property Economics 

11.4 The core Marsden City Catchment is estimated to generate retail expenditure of $138m 

in 2020 which is projected to increase to $239m p.a. by 2043.  

11.5 Food retailing is currently the largest retail sector generating just over $55m p.a. of 

expenditure and accounting for approximately 40% of total retail expenditure in 2020. 

This is followed by the Food and Beverages services sector which is estimated to 

generate around $49m of retail expenditure. When combined with Food Retailing the 

food industry of the Marsden City catchment equates to approximately 75% of total 

retail expenditure.  This is typical for a visitor ‘hot spot’ area, where visitors increase 

food and beverage spending in holiday locations. 

11.6 Table 5 shows the projected retail expenditure under the high population projection. 

Under this scenario the projected retail expenditure available in the Marsden market 

by 2043 rises to $265m.   

 

Marsden Catchment Retail Expenditure 

(Medium Projection)
2020 2023 2033 2043

Net Growth 

(2020 ‐ 2043)

Food retailing $55 $59 $76 $96 + $41

Clothing, footwear and personal accessories 

retailing
$4 $4 $5 $7 + $2

Furniture, floor coverings, houseware and textile 

goods retailing
$3 $3 $5 $6 + $2

Electrical and electronic goods retailing $5 $5 $7 $7 + $2

Pharmaceutical and other store‐based retailing $12 $13 $17 $21 + $8

Department stores $7 $7 $8 $10 + $3

Recreational goods retailing $2 $2 $3 $4 + $2

Food and beverage services $49 $53 $70 $88 + $39

Total Retail Expenditure $138 $147 $191 $239 + $101
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Source: Property Economics 

SUSTAINABLE RETAIL GFA FORECASTS 

11.7 Table 6 following provides sustainable GFA forecasts for the annual retail expenditure 

generated by the core market under the medium projection. This estimated and 

projected retail floorspace demand will later be compared with the existing and 

proposed supply.  

 

Table 6: Core Catchment Sustainable Retail GFA – Medium Projection 

  

 

 

 

 

 

 

TABLE 5: CORE MARSDEN CITY CATCHMENT RETAIL EXPENDITURE ($M) – HIGH

PROJECTION 

Marsden Catchment Sustainable 

Floorspace (Medium Projection)
2020 2023 2033 2043

Net Growth 

(2020 ‐ 2043)

Food retailing 7,010            7,540           9,770           12,210         + 5,200

Clothing, footwear and personal accessories 

retailing
840               840              1,010           1,350           + 510

Furniture, floor coverings, houseware and textile 

goods retailing
1,160            1,160           1,750           2,040           + 880

Electrical and electronic goods retailing 1,430            1,430           1,900           2,140           + 710

Pharmaceutical and other store‐based retailing 3,040            3,250           4,060           5,070           + 2,030

Department stores 2,380            2,380           2,970           3,560           + 1,180

Recreational goods retailing 690               690              930              1,160           + 470

Food and beverage services 8,760            9,500           12,470         15,740         + 6,980

Total Sustainable Floorspace (sqm) 25,310          26,790         34,860         43,270         + 17,960

Marsden Catchment Retail Expenditure 

(High Projection)
2020 2023 2033 2043

Net Growth 

(2020 ‐ 2043)

Food retailing $55 $61 $82 $106 + $52

Clothing, footwear and personal accessories 

retailing
$4 $4 $6 $7 + $3

Furniture, floor coverings, houseware and textile 

goods retailing
$3 $3 $5 $7 + $3

Electrical and electronic goods retailing $5 $5 $7 $8 + $3

Pharmaceutical and other store‐based retailing $12 $13 $18 $23 + $11

Department stores $7 $7 $9 $12 + $5

Recreational goods retailing $2 $2 $3 $4 + $2

Food and beverage services $49 $54 $75 $97 + $48

Total Retail Expenditure $138 $150 $205 $265 + $127
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Source: Property Economics 

11.8 The core Marsden City market currently generates enough annualised retail 

expenditure to sustain approximately 25,313 sqm of retail GFA. This is forecast to grow 

to approximately 43,270 sqm by 2043, equating to a net increase of +17,960 sqm of 

retail GFA over the period .  

11.9 The majority of this growth is forecast to occur in the Food Retailing and Food and 

Beverages sectors. These sectors are forecast to be able to sustain an additional 5,200 

sqm and 6,980 sqm of retail GFA respectively by 2043, collectively accounting for 68% 

of sustainable GFA growth.    

11.10 The economic analysis indicates the core catchment could sustain one modern-day 

full department supermarket at present (i.e. a Countdown or New World store) or two 

smaller supermarket offers / brands such as Fresh Choice, SuperValue and / or New 

World Metro. By 2043 the core catchment could sustain two large supermarkets. 

11.11 The analysis clearly shows food retailing stores and cafes, bars and restaurants are 

key store types to facilitate and target within Marsden City Town Centre to build its 

retail base.  

11.12 Note the sustainable GFA identified in 6 is for retail provision only.  Other non-retail 

commercial services that typically form part of retail centres are identified separately 

later in the report. 

11.13 Table 7 following shows the sustainable GFA forecasts for the annual retail 

expenditure generated by the core market under the high projection. Under this 

projection, the sustainable floorspace is projected to increase to 48,190sqm by 2043 

which is an extra 4,920sqm over an above the medium projection.  
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Source: Property Economics 

 

12. NET ADDITIONAL BUSINESS LAND DEMAND ESTIMATES SUMMARY 

12.1 Table 8 provides a summary of the net additional business land that will be required to 

accommodate demand in the core catchment to 2043.This section estimates and 

projects business land demand that will enable a comparison of supply and demand 

in the following chapters.  In total, capacity for a net additional 83.4 hectares of 

business land is projected to be required (including the NPS buffer) to meet demand 

to 2043.  

12.2 For industrial sector activities a total of 76.66ha (92%) of this requirement is for 

industrial land, around 5.8ha (7%) for retail and commercial service activity and an 

additional 0.93ha for Commercial Office. Note that the commercial office requirement 

has been adjusted for commercial floorspace requirements already accounted for 

within the retail centre (commercial services).  

 

  

TABLE 7: CORE CATCHMENT SUSTAINABLE RETAIL GFA – HIGH PROJECTION 

Marsden Catchment Sustainable 

Floorspace (High Projection)
2020 2023 2033 2043

Net Growth 

(2020 ‐ 2043)

Food retailing 7,010            7,750           10,510         13,590         + 6,580

Clothing, footwear and personal accessories 

retailing
840               840              1,180           1,520           + 680

Furniture, floor coverings, houseware and textile 

goods retailing
1,160            1,160           1,750           2,330           + 1,170

Electrical and electronic goods retailing 1,430            1,430           1,900           2,380           + 950

Pharmaceutical and other store‐based retailing 3,040            3,250           4,460           5,680           + 2,640

Department stores 2,380            2,380           3,270           4,160           + 1,780

Recreational goods retailing 690               690              930              1,160           + 470

Food and beverage services 8,760            9,650           13,360         17,370         + 8,610

Total Sustainable Floorspace (sqm) 25,310          27,150         37,360         48,190         + 22,880
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TABLE 8: MARSDEN CITY CATCHMENT NET FUTURE BUSINESS LAND 

REQUIREMENT (HA) 

 

 

 

 

 

 

Source: Property Economics 

 

13. Existing Land Capacity 

13.1 Table 9 summarises the business land currently zoned in the Marsden Catchment 

under the existing MPC provisions and PC150 against the ODP. Note that the 

Commercial Zone is classified as Mixed Use as per the discussion in Section 4.  

TABLE 9: CURRENT BUSINESS LAND CAPACITY IN THE CORE ECONOMIC 

CATCHMENT (HA) 

 

 

 

Source: Property Economics, Harrison Grierson 

13.2 Currently, including the existing MPC provisions and zoning, an estimated 943 

hectares of business zoned land in the core catchment, of which around 460ha is 

zoned to accommodate Heavy Industrial activities and approximately 138ha zoned for 

Light Industrial activities. Commercial and Mixed-Use land uses have around 85ha 

zoned land.  

Net Additional Land 
Requirements (ha) 2028 2033 2038 2043

Commercial Service and 

Retail Land
+ 1.88 + 3.13 + 4.48 + 5.82

Industrial Land + 30.69 + 44.74 + 58.82 + 76.66

Commercial Office + 0.65 + 0.68 + 0.76 + 0.93

Total Net Additional Land 

Requirement
+ 33.2 + 48.5 + 64.1 + 83.4

Activity Type Commercial Light 
Industrial Mixed Use Heavy 

Industrial
Marsden 

Point Port

Marsden 
Point 

Refinery
Total

Existing Zoned Capacity (ha) 33.9 137.8 51.2 460.0 145.0 115.0 942.9

Proposed Zoned Capacity (ha) 22.1 100.0 31.1 460.0 145.0 115.0 873.2

Net Change - 11.8 - 37.8 - 20.1 0.0 0.0 0.0 - 69.7
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13.3 An estimated 260 hectares is specifically zoned as Marsden Point Port and Refinery 

Land.  

13.4 The current land use provisions in the area highlight the strong influence of Marsden 

Point activities on the local zoning profile with around 858ha (91%) attributable to either 

industrial zones or Marsden Point Port and Refinery activities.  

13.5 Under PC150 the Light Industrial Zone provision drops by around 37.8ha while the 

land provision for Commercial activities rises by 7.3ha. The proportional drop in 

Industrial zoned land is insignificant (-4.4%) in the context of the wider industrial 

provision of over 850ha.  

Industrial Provision 

13.6 The majority of the Heavy Industrial land provision in Marsden stretches south from 

the Marsden Port and Refinery area on both sides of Marsden Point Road, with a small 

portion of land in Waipu. The majority of Light Industrial provision in the area is located 

in three locations, along the access road to the Marina, on the northern fringe of the 

Ruakaka township and the southern fringe of Marsden City (across SH15A). 

Commercial Provision 

13.7 The land zoned for Commercial activity is mostly comprised of the Waipu and Ruakaka 

town centres with two small provisions at One Tree Point. Approximately 6.5ha of the 

commercially zoned land in the catchment is in Waipu. This includes around 1.5ha of 

land on Nova Scotia Road rezoned to support additional commercial development in 

the township. 

13.8 The Ruakaka Town Centre consists of approximately 6.5ha of commercially zoned 

land on Marsden Point Road, with commercial provision largely adhering to a 

secondary Suburban Centre format under the District Plan.  

13.9 The commercially zoned land at One Tree Point totals approximately 7ha and is split 

into two areas, a 5ha site as part of the marina development and a 2ha site within the 

existing One Tree Point residential area. Both areas of commercial land have material 

development potential remaining and the sites are zoned to accommodate local 

convenience centres to service the One Tree Point area and marina in the future. 

13.10 The residual commercial land is located within Marsden City.  
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13.11 Based on site visits to the area by myself, there is a significant portion (estimated to 

be over 75%) of vacant business zoned land, particularly in the Heavy and Light 

Industrial Zones. 

 

NET INDUSTRIAL LAND DEMAND VS CAPACITY DIFFERENTIAL 

13.12 Table 8 summarises the industrial land requirement for the core catchment, forecasting 

a net additional land requirement of almost 66ha to 2043.  

13.13 Under the existing industrial land provision in the area there is approximately 600ha of 

light and heavy industrial land in the core catchment (excluding Marsden Point Port 

and Refinery land). Given the significant development potential of this land (estimated 

at around 75% vacant), this indicates around 450ha is available to accommodate future 

growth in industrial demand. Factoring in PC150 the estimated vacant industrial 

capacity decreases marginally to around 410ha.  

13.14 Given this approximation, current vacant industrial capacity in the core Marsden City 

Catchment is more than sufficient to meet future demand. Under both the existing MPC 

provisions and zoning framework and PC150, vacant industrial land capacity exceeds 

net additional demand in the order of 350ha including the relevant NPS UDC buffers.  

 

NET COMMERCIAL LAND DEMAND VS CAPACITY DIFFERENTIAL 

13.15 Table 8 summarise the commercial office, retail and commercial service land 

requirements for the core Marsden catchment, projecting a net additional requirement 

in the order of 6.75ha to 2043 (including the NPS buffer).  

13.16 At present there is approximately 40ha of Commercial land in the core Marsden City 

Catchment that can accommodate commercial office, retail and commercial service 

activities. I estimate that around 25-30ha of this land is currently vacant.  

13.17 Factoring in PC150, the quantity of commercial land in the core catchment decreases 

to approximately 22.1ha, with significant vacant provision. 

13.18 Given this broad approximation, current vacant commercial capacity in the core 

Marsden City Catchment is more than sufficient to meet projected future demand. In 
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essence there is already excessive commercial land provision in the core catchment 

for the current and projected future size of the market.  

13.19 It should be noted that this differential estimate does not include other mixed-use land 

that can potentially be used to accommodate a portion of retail, commercial office and 

commercial service activities. This provides an indication of the sheer scope of land 

available for retail, office and commercial service activities currently in the catchment 

over and above projected land demand.   

13.20 In summary, under a ‘business as usual’ scenario, i.e. in the absence of any significant 

unforeseen positive economic shocks in the area (i.e. Ports of Auckland relocating to 

Marsden Point), current industrial and commercial provision in the core catchment is 

more than sufficient to meet projected future business land demand. In this context, in 

terms of supply and demand I consider PC150 land breakdown as appropriate given 

the existing baseline in the market and projected growth of the area.  

13.21 I consider PC150 in its current form does not have a high-risk investment profile and 

provides a more balanced land composition breakdown to better reflect the 

opportunities in the market and better align with projected growth.  

 

14. TRADE COMPETITION AND RETAIL DISTRIBUTION EFFECTS 

14.1 In terms of assessing potential retail economic effects under the RMA given the 

significant increase in the commercial land provision within the proposed PC150 

provisions, there is first a need to differentiate between trade competition effects and 

flow-on retail distribution effects.  By themselves, trade competition effects are not 

justification for denying a retail application under the RMA, unless they are of a level 

that generates significant adverse flow-on retail distribution effects on the existing 

centre network of the area. It is within this broader context that the relative merits of 

the proposed PC150 provisions, in terms of retail impacts, needs be considered under 

the RMA. 

14.2 Retail distribution effects are generated by, and are the result of, consequential trade 

competition effects.  These effects can range across the spectrum (positive and 

negative) depending on the level of effects generated, which are heavily dependent on 

the scale, type and location of the proposed activity, among other attributes.  
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14.3 Where the patterns of support and commercial activity within an existing centre would 

not change dramatically within a locality as a consequence of a proposed activity, then 

the retail distribution effects are not considered to be significant.  

14.4 Put another way, retail distribution effects would occur where a new business (or 

cluster of businesses) affects an existing centre to such a degree that it would erode a 

centre’s viability, causing a decline in its function and amenity, and disenabling the 

people and communities who rely upon those existing (declining) centres for their 

social and economic wellbeing.  

14.5 Retail distributional effects are differentiated from the effects of trade competition on 

trade competitors, which are to be disregarded pursuant to s104 (3)A of the RMA when 

considering resource consent applications.  Although retail distributional effects are a 

relevant consideration for a consent authority, it should be noted that Environment 

Court case law has made it clear that those effects must be significant (but not 

necessarily ruinous) before they could properly be regarded as going beyond the 

effects ordinarily associated with trade competition. 

14.6 Under PC150 the Local Commercial land use area decreases marginally to 3.6ha from 

3.7ha (referred to as Core Retail under the existing MPC provisions), resulting in a net 

change of -0.1ha, while the Commercial Zone amounts to 4.81ha. Combined, the land 

area for these activities in PC150 totals 8.4ha (excluding the Mixed-Use area). 

EXISTING CENTRE NETWORK SUMMARY 

14.7 There are two main centres in the core Marsden economic catchment that have the 

potential to be adversely affected as a result of PC150 in the context of the RMA., the 

Ruakaka Town Centre and the Waipu Town Centre. It is necessary to evaluate any 

potential effects the net additional land provision within PC150 might have on these 

existing centres. 

Ruakaka Town Centre 

14.8 The Ruakaka Town Centre falls under the definition of a Secondary Suburban Centre 

in the Whangarei District Plan and provides a mixed retail and commercial service 

convenience offering to the local area.  

14.9 The centre encompasses approximately 7.5ha of commercially zoned land, with 

provision including a small supermarket, medical centre and a pharmacy as well as 
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financial, real estate and food and beverage services. It also accommodates local 

public services such as a library and police station.  

14.10 The Ruakaka Centre is primarily designed to service the Ruakaka township but is also 

likely to currently service the basic convenience requirements of the One Tree Point 

residential area due to the lack of existing local retail provision in the area. Within the 

scope of this economic report, the centre is likely to predominantly service the northern 

half of the identified Core Marsden catchment for convenience retail and commercial 

service purposes.  

14.11 Currently, the centre occupies around half of its commercially zoned land. There are 

future plans to extend the centre to the north occupying the other half of this land. Once 

completed the centre is planned to span between Sime and Peter Snell Roads. This 

expansion would extend its retail and commercial function, to the detriment of Marsden 

City given they compete in the same market.  

14.12 This centre will compete directly with retail activity within Marsden City in the future 

given both centres service the same market.  

14.13 A copy of the Ruakaka Town Centre expansion plan has been included in Appendix 6. 

Waipu Town Centre 

14.14 The Waipu Town Centre is also falls under the definition of Secondary Suburban 

Centre under the Whangarei District Plan. It adheres to a more traditional Town Centre 

format than the Ruakaka Centre with the majority of commercial activity situated either 

side of the main road through Waipu and is of a similar size at circa 6ha of commercial 

land coverage.  

14.15 The offering in the Waipu township is similar to that of the Ruakaka centre with 

provision including a Four Square supermarket, pharmacy, petrol station and health 

centre, as well as food and beverage and financial services. The offering of the town 

centre is largely purposed to be a convenience type retail offering with residents going 

further afield to Whangarei for a more comprehensive retail offering. 

14.16 The main urban settlements in the catchment the Waipu Town Centre predominantly 

services include Lang’s Beach and the Waipu township. The centre currently services 

convenience requirements for these areas and visitors / holiday makers to the area.  
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14.17 The findings of an earlier Property Economics report suggested that there was 

potential in the Waipu market for additional retail provision and subsequently 1.5ha of 

land has since been consented for additional commercial development (this quantity 

has been included in the 6ha). I understand that this new commercial development has 

yet to be developed.  

 

POTENTIAL EFFECTS ON EXISTING CENTRES 

14.18 I understand that the intended commercial development in Marsden City will follow the 

definition of a Primary Suburban Centre under the Whangarei District Plan.  

14.19 The existing commercial centres (small localised) in the catchment provide a 

convenience-based offering, tailored to their respective catchments and visitors. 

Convenience-based offering is not exclusive to any one retail category, but rather 

comprises of takeaway shops, convenience-based food retail, dairies, bakeries, and 

small local healthcare provisions. 

14.20 I understand that the proposed offering within Marsden City will potentially differ from 

these existing commercial centres, with PC150 commercial zone land provision of 

8.4ha is likely to offer a more comprehensive and diverse offering of retail and 

commercial activities which are not offered elsewhere in the catchment.   

14.21 PC150 represents the centre of closest proximity to the Ruakaka retail centre. Both 

centres will coexist in the market.  

14.22 Importantly, from an economic effects perspective, PC150 contains less land available 

for retail and commercial development than that currently enabled in the MPC 

provisions. The proposed 8.4ha Town Centre in PC150 is larger than the 3.7ha Core 

Retail Zone in the original MPC provisions, however this excludes the 10.1ha Bulk 

Retail Commercial Services Zone in which retail can locate. Additionally, the original 

MPC provisions has a much larger Mixed-use zone for which additional activities can 

locate. Consequently, PC150 represents a significant lowering of land available for 

commercial development with the net outcome being PC150 would generate less trade 

competition effects on Ruakaka and Waipu than that currently enabled in the District 

Plan.   

14.23 It is also important to note that centres of different roles and functions can often 

complement one another in a market, increasing efficiency through separation of 
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retailing types (i.e. higher order ‘comparison’ retailing in town centres and convenience 

retailing in smaller convenience centres).  Small localised convenience centres have 

a more limited retail offer and localised catchments, or conversely limited ability to 

attract significant customers from beyond local markets. These centres are lower in 

the hierarchy do not have the scale nor range of services to compete against higher-

order centres, however, they provide positive economic benefits to the community by 

facilitating smaller and convenience-based shopping trips when a full ‘Town Centre’ 

offer is not required.  

14.24 Waipu Town Centre, a more distant centre servicing the southern component of the 

Marsden Core market, will be able to continue playing its convenience function to 

residents in this area (and visitors) due to its convenience / better access for quick and 

frequently required purchases. 

14.25 In summary, I consider that the commercial provision of 8.4ha is appropriate with what 

the market could sustain over long term and would generate less trade competition 

effects than currently enabled in the District Plan at Marsden City.  

 

15. ECONOMIC COST/BENEFIT ANALYSIS 

15.1 The proposed land use has the potential to result in a variety of economic costs and 

benefits on the local and wider community. Establishing the degree of these costs and 

benefits and the extent of their effects on the surrounding community is important in 

determining the overall impact of a potential development. 

15.2 This section addresses the economic costs and benefits associated with the proposed 

development at a high level and establishes whether a net economic benefit or cost is 

likely to result on the local and wider community. 

15.3 We provide analysis addressing the costs and benefits associated with the new 

structural plan against the counterfactual position of the existing structural plan. Table 

15 provides a summary of land use in PC150 in comparison to those in the existing 

MPC provisions. 
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TABLE 10: EXISTING LAND USE IN THE MARSDEN CITY SP VS PC150  

Land Use 
Status Quo 

MPC Provisions 
Proposed PC150 Net Change 

Retail / Commercial  13.8  8.41   ‐5.39  

Commercial Zone  0  19.07  + 19.07  

Mixed Use  51.2  12   ‐39.20  

Residential  6.8  69  + 62.20  

Industrial  37.8  0   ‐37.80  

Total  109.6  108.47  ‐1.13  

 

Source: Property Economics 

15.4 This assessment assumes the following: 

 The development will result in unique activity as opposed to a simple 

redistribution of expected growth, 

 The development will occur, as outlined, in its entirety. 

 

ECONOMIC BENEFITS 

15.5 Some of the salient economic benefits associated with PC150 when assessed against 

the counterfactual of the existing MPC provisions are as follows: 

 

15.6 Increased opportunity for higher quality and vibrant retail and commercial 

services offering: The proposed 8.4ha Town Centre provides a benefit of a 

consolidated commercial ‘heart’ for the community allowing space for a higher quality 

and vibrant retail and commercial service offering, allowing the catchment to capture 

a larger proportion of its gross retail spend. It would also allow for a more diverse retail 

offering covering more of the catchment’s retail requirements and an improved 

shopping environment and experience. Furthermore, consolidation of the proposed 

Town Centre would generate economic efficiencies and agglomeration benefits, 

improve local employment, self-reliance, reduces the need for greater levels of travel, 

and creates a more competitive commercial location to attract commercial activities.  
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15.7 Increased Local Employment and Employment Opportunities: PC150 brings the 

benefit of increased commercial employment opportunities in Marsden City and the 

core catchment in general.   

15.8 The commercial land along with mixed use land will provide a base for a greater 

quantity of commercial offices and a more comprehensive and diverse retail offering. 

As the area will be able to accommodate more commercial businesses, employment 

opportunities and employment generation associated with this commercial activity will 

rise. 

15.9 Increased residential choice / typologies and price points: PC150 increases the 

quantity of residential land in the area. When developed, this additional residential land 

will have the effect of increasing housing supply and providing additional residential 

choice to the market in terms of dwelling typologies and price points.  

Price: 

15.10 The residential market is influenced by two factors, demand and supply. Ultimately 

variables impacting these factors determine the level of residential price growth in the 

market.  

15.11 The proposed residential offering would represent a material proportion of household 

supply in the Marsden-Ruakaka market. Currently the core Marsden City catchment 

has around 4,200 households. The 1,522 households proposed for Marsden City 

collectively represent around 36% of the current catchment housing supply.  

15.12 When supply of this extent is made available to the market it is likely to have a 

downward impact on house prices, creating a generally more affordable residential 

offering across the Marsden-Ruakaka area. 

15.13 Ultimately, the residential offering proposed for Marsden City will generate additional 

residential supply, lowering market equilibrium and providing a greater quantity 

demanded at lower prices. 

Choice: 

15.14 A further benefit for the area stemming from the residential component of PC150 is 

that of choice.  
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15.15 Marsden City is located in close proximity to the Ruakaka and One Tree Point coastal 

townships. From a residential perspective, these locations are attractive because of 

their coastal location. However, this also has an upward influence on the price of the 

residential product at these locations.  

15.16 Marsden City is located inland but is still in a desirable location in terms of proximity 

and access to beaches. Due to Marsden City not being a beachfront location, it is likely 

to offer a lower price point that of Ruakaka and One Tree Point. This provides the 

choice of residential product in a desirable coastal location with what is likely to be a 

lower price point than beachfront and marina front dwellings in the area.   

15.17 Additional choice is provided through the residential component of PC150’s location 

being in close proximity to what is intended to be a large commercial centre. 

Residential product in Marsden City is better positioned to access the commercial 

office, retail and commercial service components of the development than the 

neighbouring Ruakaka and One Tree Point areas.  

15.18 Additional Qualified Locational Benefits: Additional to the high-level economic 

benefits identified the Marsden City location and anticipated development itself offers 

several qualified economic benefits including: 

o More households/dwellings within walking distance of the retail and commercial 

services area, in general improving the viability of the commercial component 

and encouraging retail and commercial service growth. 

o More supportive of residential development, particularly when considering 

additional residential development and the growth expected to occur in the 

catchment in the near future. 

o Central location to provide for the requirements of the existing and planned 

residential areas including One Tree Point and Ruakaka, as well as the 

Marsden Point heavy industrial area. 

o Reduced pressure on infrastructure in Whangarei relieving pressure applied by 

commuters and retail shoppers from areas south of Whangarei who previously 

had little alternative to the CBD in terms of retail shopping and employment 

opportunities. 

15.19 Potential trade competition effects on retail and commercial developments in 

the surrounding area of Marsden City would be lower: From an economic effects 

perspective under the RMA, PC150 contains less land available for retail and 
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commercial development than that currently enabled in the original MPC provisions. 

The proposed 8.4ha Town Centre in PC150 is larger than the 3.7ha Core Retail Zone 

in the original MPC provisions, however this excludes the 10.1ha Bulk Retail 

Commercial Services Zone in which retail can locate. Additionally, the original MPC 

provisions has a much larger Mixed-use zone for which additional activities can locate.  

15.20 This represents a significant lowering of land available for retail and commercial 

development with the net outcome being PC150 would generate less retail and 

commercial activity, and therefore less trade competition effects on Ruakaka and 

Waipu than the level of activity currently enabled in the District Plan.  

15.21 PC150 once developed would provide a better-quality retail offering than the Ruakaka 

centre and overall would provide an improvement in what is offered to the residents of 

the catchment. It is likely to improve the community’s economic wellbeing and social 

amenity compared to the original MPC provisions.   

ECONOMIC COSTS 

15.22 It is important to note that these economic costs represent gross impacts and are often 

offset by the preceding benefits. Economic costs associated with PC150 when 

assessed against the counterfactual of the existing MPC provisions are as follows: 

15.23 Loss of industrial land in Marsden City as a result of the land recalibration: 

PC150 proposes a reduction of industrial land provision (light and heavy) in Marsden 

City. 

15.24 This generates the economic cost of a potential loss of industrial activity from the 

catchment. The effect of this is a reduction of potential localised industrial based 

employment opportunities and ongoing economic activity associated with this industrial 

activity in the catchment.  

15.25 Being largely replaced by residential land, there are likely to be few employment 

opportunities generated by its new use relative to the industrial land in its former use. 

Multiplier effects, where industrial based employment on this land would create 

additional commercial and industrial jobs would also be absent as a result. 

15.26 The counterfactual to this is there is already ample industrial land in the area outside 

of Marsden City. Much of this is zoned heavy industrial, is in close proximity to Marsden 

City, and is currently vacant as far as I am aware. I consider this existing heavy 

industrial capacity to be sufficient to accommodate future demand in the current 
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market. The same can be said for light industrial land, with ample light industrial zoned 

provision outside Marsden City.  

15.27 While it is uncommon that heavy industrial activity is required to provide services to a 

residential development, it is often the case that some light industrial activities will be 

required to do so. In this sense it is prudent to supply the option of light industrial land 

to the development that will be able to provide these services if they are required. I 

consider the light industrial land which is included in Marsden City in the form of Mixed 

Use (Light Industrial / Bulk Retail) land sufficient to provide these services if they are 

required by the development in the future.  

15.28 Additional development stretching existing infrastructure capacity issues: 

Additional residential area and a reduction in industrial and commercial land area 

under PC150 is likely to create a situation where existing infrastructure is stretched 

toward capacity. Of particular interest to this economic analysis is the roading 

network. 

15.29 PC150 adds approximately 1,522 additional dwellings to the development and 

increases the residential portion of the land markedly. Marsden City is likely to become 

both a significant commercial employment destination and residential development, 

with a large amount of residential and commercial traffic coming to and from the site.   

15.30 Diversion of growth away from alternative locations in the District: The concept 

of diminishing marginal benefit from investment applies to Marsden City in the context 

of the new design. Although not without fault, the current design and infrastructure in 

place are sufficient to develop and sustain a development with significant residential 

and commercial capacity.   

15.31 Recalibration of land use in Marsden City and additional investment in infrastructure 

generates an economic cost associated with proportionally greater economic benefits 

that could be obtained if engaging in similar activity elsewhere in the District. In this 

sense the continued investment in the Marsden City over and above the existing 

investment creates a diversion of growth away from other suitable growth areas in the 

District. 

 



36 
 

AD-115762-3-73-V5 
 

16. COMMENTS ON THE COUNCIL’S SECTION 42A REPORT  

16.1 Overall, while the reporting planner’s S42A report identifies a few differences between 

Mr Foy (Council’s economic expert) and myself, on balance the reporting planner has 

a high level of comfort around the economics of the proposed plan change and 

generally accepts my economic position. 

 

17. COMMENTS ON SUBMISSIONS  

17.1 There are only a few submissions that raise relevant to retail economic matters. Town 

Centre Properties Ltd (#17) and D. Lornie (#18) submitted against the changes to the 

UFD chapter that would give the proposed Marsden Town Centre Zone primacy over 

other commercial centres.  I understand the applicants have agreed to remove this 

change to the UFD-P10.  

17.2 Both M.Domican (#15) and T.Pow (#13) disagreed with a new Town Centre being 

developed in close proximity to the Ruakaka shops, claiming that the Ruakaka shops 

has provided for the local community and has space to continue to grow with the local 

population. As I have addressed in my evidence, a retail centre is already enabled 

under the Operative Plan and the changes under PC 150 reduces the total retail land 

available for retail development within the Plan Change area. 

17.3 Ruakaka Residents and Ratepayers Association (#27) seek to restrict the retail 

development proposed in the Plan Change area to a Local Neighbourhood status. I 

consider there is no reason to restrict the retail in the Marsden City Development in 

this way. As my evidence has shown, in the future there is significant potential in the 

market to support a centre in Marsden City that has a role and function larger than a 

Local Neighbourhood centre.  

 

18. CONCLUSION 

18.1 The core Marsden City catchment is estimated to experience sustained strong grow 

over the foreseeable future, which would increase the demand for retail and 

commercial services activity in the local area.    
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18.2 Under PC150, a consolidated town centre proposition spanning across 8.4ha offers a 

more vibrant and diverse offering in the single location in the catchment. The proposed 

retail centre would provide an improved retail environment and shopping experience 

with more vibrancy community ‘heart’ and vitality relative to a more dispersed and 

diluted existing MPC zoning package. It would improve the choice, offer, economic 

efficiencies, and economic wellbeing and social amenity of residents in the localised 

area.  

18.3 Having projected the industrial employment and resulting land demand, the reduction 

in industrial land provision within PC150 has no meaningful impact on the long term 

industrial land sufficiency of the area. 

18.4 Additionally, the proposed PC150 provisions and zoning framework carries a host of 

strong economic benefits such as increasing employment, increased residential choice 

and broader spread of residential price points for the market, and the opportunity for a 

more extensive and diverse retail and commercial services offering. Overall, PC150 is 

likely to have a net positive impact on the community relative to the existing MPC 

provisions. 

 

Timothy James Heath 

Date: 3 August 2021 
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APPENDIX 1: STRUCTURE PLANS 

MARSDEN POINT-RUAKAKA STRUCTURE PLAN (2008) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Whangarei District Council  
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APPENDIX 1.1: EXISTING MARSDEN CITY DEVELOPMENT ALLOWANCE 
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APPENDIX 1.2: PROPOSED PC150 
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APPENDIX 2: MARSDEN CITY CATCHMENT DEMOGRAPHIC PROFILE 

   Marsden 
Catchment 

 Whangarei 
District  New Zealand 

Population 10,860             98,350             5,083,150        
Households 4,230               36,250             1,832,790        
Person Per Household Ratio 2.57 2.71 2.77
Intercensal Population Growth (Total | 2,071  |  4.8% 10,536  |  2.4% 462,280  |  2.0%

0 - 9 Years 13% 14% 13%
10 - 19 Years 11% 13% 13%
20 - 29 Years 8% 11% 14%
30 - 39 Years 10% 11% 13%
40 - 49 Years 12% 12% 13%
50 - 59 Years 14% 14% 13%
60 - 69 Years 17% 12% 10%
70 - 79 Years 11% 9% 7%
80 Years and Over 4% 5% 4%

Median Age 47.3 42.0 37.4

$20,000 or less 10% 11% 9%
$20,001-$30,000 12% 12% 10%
$30,001-$50,000 19% 18% 15%
$50,001-$70,000 15% 15% 13%
$70,001-$100,000 15% 16% 16%
$100,001-$150,000 17% 17% 19%
$150,001 or more 13% 11% 18%
Median Income $63,000 $62,000 $76,000

Asian 3% 4% 13%
European 73% 65% 62%
Maori 19% 25% 15%

Middle Eastern Latin American African 0% 0% 1%

New Zealander 1% 1% 1%
Other Ethnicity 1% 1% 1%
Pacific Peoples 3% 3% 7%

No qualification 22% 22% 18%
Overseas secondary school 
qualification 4% 4% 6%

Level 1 certificate 15% 14% 11%
Level 2 certificate 10% 10% 10%
Level 3 certificate 10% 11% 11%
Level 4 certificate 12% 11% 9%
Level 5 diploma 5% 5% 5%
Level 6 diploma 6% 5% 5%
Bachelor degree and Level 7 
qualification 10% 11% 15%

Post graduate and honours degrees 4% 4% 6%
Masters degree 2% 2% 4%
Doctorate degree 0% 0% 1%

Elsewhere in New Zealand 55% 49% 45%
No fixed abode five years ago 0% 0% 0%
Not born five years ago 7% 8% 7%
Overseas 4% 4% 8%
Same as usual residence 34% 39% 40%
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 Marsden 
Catchment 

 Whangarei 
District  New Zealand 

Employed Full time 43% 45% 50%

Employed Part time 15% 14% 15%

Not in the Labour Force 39% 36% 31%

Unemployed 3% 5% 4%

0 0 0

Clerical and Administrative Workers 10% 10% 11%
Community and Personal Service 
Workers 9% 10% 10%

Labourers 13% 12% 11%
Machinery Operators and Drivers 8% 7% 6%
Managers 22% 17% 18%
Professionals 18% 21% 23%
Sales Workers 7% 9% 9%
Technicians and Trades Workers 13% 14% 12%

Wages, Salary, Commissions, 
Bonuses etc paid by my employer 49% 54% 61%

Interest, Dividends, Rent, Other 
Investments 21% 16% 17%

Jobseeker Support 5% 8% 6%
New Zealand Superannuation or 
Veteran s Pension 27% 23% 17%

Other government benefits, Payments 
or Pension 3% 4% 4%

Other Sources of Income 1% 1% 2%
Other Superannuation, Pensions or 
Annuities 3% 3% 2%

Regular payments from ACC or a 
Private Work Accident Insurer 2% 2% 2%

Self Employment or Business I own 
and work in 19% 15% 15%

Sole Parent Support 1% 2% 2%
Student Allowance 1% 2% 2%
Supported Living Payment 1% 2% 2%
No source of income during that time 6% 6% 6%

Accommodation and Food Services 6% 5% 7%
Administrative and Support Services 4% 4% 5%
Agriculture  Forestry and Fishing 8% 7% 6%
Arts and Recreation Services 2% 1% 2%
Construction 13% 11% 9%
Education and Training 8% 8% 8%
Electricity  Gas  Water and Waste 
Services 1% 1% 1%

Financial and Insurance Services 1% 1% 3%
Health Care and Social Assistance 9% 14% 10%
Information Media and 
Telecommunications 0% 1% 2%

Manufacturing 14% 10% 10%
Mining 0% 0% 0%
Other Services 3% 4% 4%
Professional  Scientific and Technical 
Services 7% 7% 10%

Public Administration and Safety 4% 6% 5%
Rental  Hiring and Real Estate 
Services 2% 2% 2%

Retail Trade 8% 10% 9%
Transport  Postal and Warehousing 6% 4% 4%

Wholesale Trade 3% 3% 5%
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Source: Property Economics, Statistics NZ  

  Marsden 
Catchment 

 Whangarei 
District  New Zealand 

Under  $100 2% 9% 7%

$100  - 149 7% 10% 9%

$150  - 199 5% 5% 6%

$200 -  299 22% 24% 18%

$300 -  399 38% 39% 22%

$400 - 499 23% 10% 17%

$500 ‐ 599 3% 2% 10%

$600 and over 1% 1% 10%

Dwelling held in a family trust 17% 13% 13%

Dwelling not owned and not held in a 
family trust 29% 33% 35%

Dwelling owned or partly owned 55% 54% 51%

Joined dwelling 6% 11% 15%

Other private dwelling 2% 2% 1%

Private dwelling not further defined 0% 0% 0%

Separate house 92% 87% 84%

Dwelling Under Construction 2% 1% 1%

Empty Dwelling 16% 7% 5%

Occupied Dwelling 74% 86% 89%

Residents Away 7% 6% 5%

One bedroom 6% 6% 6%

Two bedrooms 11% 18% 19%

Three bedrooms 49% 47% 44%

Four bedrooms 28% 24% 24%

Five or more bedrooms 6% 6% 7%

Full time study 17% 19% 21%

Not studying 81% 78% 76%

Part time study 2% 3% 3%

One usual resident 24% 25% 23%
Two usual residents 43% 36% 33%
Three usual residents 13% 15% 16%
Four usual residents 11% 13% 16%
Five usual residents 5% 6% 7%

Six usual residents 2% 3% 3%

Seven usual residents 1% 1% 1%

Eight or more usual residents 1% 1% 1%
Number of usual residents 
unidentifiable 3% 4% 4%
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APPENDIX 3: KEY EMPLOYMENT TREND TABLES  

 

MARSDEN CITY CORE CATCHMENT EMPLOYMENT COUNT BY ANZSIC CATEGORIES 

 

 

 

 

 

 

 

 

 

 

 

 

 

MARSDEN CITY CORE CATCHMENT EMPLOYMENT COUNT BY SECTORS 

 

 

 

 

 

Source: Property Economics, SNZ 

ANZSIC 2000 2005 2010 2015 2018 2020
# Growth 
(2000 - 
2020)

% Growth 
(2000 - 
2020)

���������	
�	����������������������� 102 159 117 114 148 111 + 9 + 9%

����� ����� 15 15 3 3 - - - 15 - 100%

����� ��	����	���� 490 781 802 1,048 1,028 1,053 + 563 + 115%

�����
��������������� ���������� �����

��������
- - - - - -  −  −

����������	����� 135 256 213 181 250 204 + 69 + 51%

����� ��
���
�� ���� 9 12 24 0 3 0 - 9 - 100%

����!����
� ���� 109 77 150 184 192 201 + 92 + 84%

"�������# # ������������������������� 91 152 162 218 226 240 + 149 + 164%

$��� ����%����&����
������ �����	���� 33 90 180 214 396 427 + 394 + 1194%

'���$����# ������� ���������

 �
���# # 	���������
0 0 0 3 3 3 + 3  −

(�����������
�����$��	�������������� 15 6 9 9 3 9 - 6 - 40%

)���!����
�"����������!��
���������������� 3 15 30 42 42 36 + 33 + 1100%

� ���&����������
���������������� �������
�

��������
42 101 131 116 175 152 + 110 + 262%

*�����# �����������������	%%������������ 9 39 18 67 55 15 + 6 + 67%

+���&	,
�����# ���������������������� 3 9 12 9 9 9 + 6 + 200%

&�����	����������� ������� 121 107 130 151 178 201 + 80 + 66%

-���"��
�����������������
����������� 88 84 95 106 91 132 + 44 + 50%

!������������!������������������ 24 27 27 45 61 42 + 18 + 75%

����+������������� 21 39 33 24 42 27 + 6 + 29%

Total All Industries 1,310    1,969    2,136    2,534    2,902    2,862    + 1,552 + 118%

Industrial Retail Commercial Other Total
2000 680 185 130 315 1,310

2005 1,155 205 230 375 1,965

2010 1,230 290 265 350 2,135

2020 1,695 405 330 435 2,865
Net Growth + 1,015 + 220 + 200 + 120 + 1,555

Share of 
Growth

65% 14% 13% 8% 100%

% Growth + 149% + 119% + 154% + 38% + 119%
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APPENDIX 4: PROPERTY ECONOMICS RETAIL EXPENDITURE MODEL 

This overview outlines the methodology that has been used to estimate retail spend generated 

at Statistical Area 1 level for the identified catchment out to 2048. 

Statistical Area 1 2018 Boundaries 

All analysis has been based on Statistical Area 1 2018 boundaries, the most recent available. 

Household Estimates 

Statistics New Zealand have not published household estimates below the national level since 

2017. As a driving input into Property Economics Retail Expenditure Model, several 

assumptions have been made. Specifically, the household count from the 2018 Census 

(available at the SA1 level) have been used to estimate the 2020 household numbers based 

on the population growth from Statistics NZ’s population estimates which are available at the 

Statistical Area 2 level, while also making adjustments for changes in the population per 

household ratios at a national level.  

 

Population Growth 

The population growth projections utilised in projecting future household retail growth are 

shown in Section 4 of this report. Although the demographics at the household level drive the 

estimates in the distribution of the household retail spend, the growth in population has been 

used as the input to project future retail growth.  

Statistics New Zealand’s latest household projections are based on the assumption of a 

decreasing household size, resulting in proportionally greater household growth than 

population. However, the Household Expenditure Survey shows a clear positive relationship 

between household size and retail expenditure. Therefore, relying solely on the household 

growth as an indicator without adjusting for the changing demographic would artificially inflate 

the projected retail growth.  

Given the recent trends of an increasing household size contrary to the projection 

assumptions, Property Economics believes projecting the retail growth based on future 

population growth rather than households is a more appropriate assumption. This is ultimately 
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a conservative assumption in the decreasing household size scenario and will be more 

accurate the less the demographics shift.   

 International Tourist Spend 

The total tourism retail spend has been derived from the Tourism Satellite Account and 

distributed to each District according to the data as published by MBIE. Within each district, 

this has been distributed on a ‘spend per retail employee’ basis. Employees are the preferred 

basis for distributing regional spend geo-spatially as tourists tend to gravitate toward areas of 

commercial activity, however they are very mobile. 

Total Tourist Spend Forecast  

Growth is forecast in the model at 3% per annum. 
 
 
Average Household Retail Spend 

The 2019 Household Expenditure survey breaks down average weekly spend by retail 

category on a national level by annual household income brackets and by the average number 

of usual residents. These have been applied to each of the geospatial units based on the 

distribution of household size and income for that geospatial unit as determined in the 2018 

Census.  

While there are variables other than household income that will affect retail spending levels, 

such as wealth, access to retail, population age, household types and cultural preferences, 

the effects of these are not able to be assessed given data limitations, and have been excluded 

from these estimates. 

 

Real Retail Spend Growth (excl. trade based retailing) 

Real retail spend growth has been factored in at 1% per annum. This accounts for the 

increasing wealth of the population and the subsequent increase in retail spend.  The following 

explanation has been provided.     

Retail Spend is an important factor in determining the level of retail activity and hence the 

‘sustainable amount ‘of retail floorspace for a given catchment.  For the purposes of this outline 

‘retail’ is defined by the following categories:  

 Food Retailing 
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 Footwear 

 Clothing and Softgoods 

 Furniture and Floor coverings 

 Appliance Retailing 

 Chemist 

 Department Stores 

 Recreational Goods 

 Cafes, Restaurants and Takeaways 

 Personal and Household Services 

 Other Stores.   

These are the retail categories as currently defined by the ANZSIC codes (Australia New 

Zealand Standard Industry Classification). 

Assessing the level and growth of retail spend is fundamental in planning for retail networking 

and land use within a regional network. 

 
Internet Retail Spend Growth 

Internet retailing within New Zealand has seen significant growth over the last few decades. 

This growth has led to an increasing variety of business structures and retailing methods 

including; internet auctions, just-in-time retailing, online ordering, virtual stores, and etc.  

Additionally, growth of internet retailing for virtual stores, auctions and overseas stores is 

leading to a decrease in on-the-ground spend and floor space demand. In order to account for 

this, a non-linear percentage decrease of 8% in 2020 growing to 12.5% by 2043 has been 

applied to retail expenditure encompassing all retail categories in our retail model. These 

losses represent the retail diversion from on-the-ground stores to internet based retailing that 

will no longer contribute to retail floor space demand. 

 

Retail Spend Determinants 

Retail Spend for a given area is determined by: the population, number of households, size 

and composition of households, income levels, available retail offer and real retail growth. 

Changes in any of these factors can have a significant impact on the available amount of retail 

spend generated by the area. The coefficient that determines the level of ‘retail spend’ that 

eventuates from these factors is the MPC (Marginal Propensity to Consume). This is how 



48 
 

AD-115762-3-73-V5 
 

much people will spend of their income on retail items. The MPC is influenced by the amount 

of disposable and discretionary income people are able to access. 

 

Retail Spend Economic Variables 

Income levels and household MPC are directly influenced by several macroeconomic 

variables that will alter the amount of spend.  Real retail growth does not rely on the base 

determinants changing but a change in the financial and economic environment under which 

these determinants operate.  These variables include: 

 

Interest Rates: Changing interest rates has a direct impact upon households’ discretionary 

income as a greater proportion of income is needed to finance debt and typically lowers 

general domestic business activity. Higher interest rates typically lower real retail growth. 

 

Government Policy (Spending): Both Monetary and Fiscal Policy play a part in domestic 

retail spending.  Fiscal policy, regarding government spending, has played a big part recently 

with government policy being blamed for inflationary spending.  Higher government spending 

(targeting on consumer goods, direct and indirectly) typically increases the amount of nominal 

retail spend.  Much of this spend does not, however, translate into floors pace since it is 

inflationary and only serves to drive up prices. 

 

Wealth/Equity/Debt: This in the early-mid 2000s had a dramatic impact on the level of retail 

spending nationally.  The increase in property prices has increased home owners unrealised 

equity in their properties.  This has led to a significant increase in debt funded spending, with 

residents borrowing against this equity to fund consumable spending.  This debt spending is 

a growth facet of New Zealand retail.  In 1960 households saved 14.6% of their income, while 

households currently spend 14% more than their household income. 

 

Inflation: As discussed above, this factor may increase the amount spent by consumers but 

typically does not dramatically influence the level of sustainable retail floor space.  This is the 

reason that productivity levels are not adjusted but similarly inflation is factored out of retail 

spend assessments.   
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Exchange Rate: Apart from having a general influence over the national balance of payments 

accounts, the exchange rate directly influences retail spending.  A change in the $NZ 

influences the price of imports and therefore their quantity and the level of spend.   

 

General consumer confidence: This indicator is important as consumers consider the future 

and the level of security/finances they will require over the coming year.   

 

Economic/Income growth: Income growth has a similar impact to confidence.  Although a 

large proportion of this growth may not impact upon households MPC (rather just increasing 

the income determinant) it does impact upon households discretionary spending and therefore 

likely retail spend. 

 

Mandatory Expenses: The cost of goods and services that are necessary has an impact on 

the level of discretionary income that is available from a household’s disposal income.  

Important factors include housing costs and oil prices.  As these increase the level of 

household discretionary income drops reducing the likely real retail growth rate. 

Current and Future Conditions 

Retail spend has experienced a significant real increase in the early-mid 2000s.  This was due 

in large part to the increasing housing market.  Although retail growth is tempered or crowded 

out in some part by the increased cost of housing it showed massive gains as home owners, 

prematurely, access their potential equity gains.  This resulted in strong growth in debt / equity 

spending as residents borrow against capital gains to fund retail spending on consumption 

goods.  A seemingly strong economy also influenced these spending trends, with decreased 

employment and greater job security producing an environment where households were more 

willing to accept debt.   

New Zealand’s economy has been market by several key events over the last two decades. 

Firstly, this trend temporally reversed in light of the worldwide GFC recession in 2008 with 

economic uncertainty and job losses reducing consumers’ willingness and ability to accept 

debt. Following this however, New Zealand’s economy recovered with growth in the first half 

of the decade driven by the Christchurch Earthquake Rebuild. Additionally, rapid inflation in 

the construction industry has contributed to the rapidly rising house prices. This has had a 

significant impact on reducing the disposable income which has flow-on effects to the rate of 

retail growth. Finally, most recently the COVID-19 Global Pandemic resulted in a National 

Lockdown with retailers forced to close under Alert Level 3 and 4.  
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Despite this, New Zealand’s economy so far has not fallen to the same extent economists 

predicted heading into the first lockdown during the first quarter of 2020. Data available on 

Statistics New Zealand showed that total Electronic Retail expenditure declined by only 0.2% 

between 2020 and 2019. This is in comparison to the average annual growth of just over 5% 

per annum between 2010 – 2019.  

From an economist perspective, COVID-19 represents significant uncertainty and thereby 

making the already difficult job of anticipating the future, that much harder. There are several 

unpredictable factors that will decide the fate of worldwide economy and it is difficult to 

accurately predict what long term impacts this global pandemic will have on international 

travel, the domestic economy and retail trends as it relates to internet retailing.     

 

Impacts of Changing Retail Spend 

At this point in time a 1% real retail growth rate is being applied by Property Economics over 

the longer term 30-year period.  This rate is highly volatile however and is likely to be in the 

order of 0.5% to 1% over the next 5 – 10 years rising to 1% - 2% over the more medium term 

as the economy stabilises and experiences cyclical growth.  This would mean that it would be 

prudent in the shorter term to be conservative with regard to the level of sustainable retail floor 

space within given centres. 

 

Business Spend 2013 

This is the total retail spend generated by businesses.  This has been determined by 

subtracting International Tourism retail spend and the Household retail expenditure from the 

Total Retail Sales as determined by the Retail Trade Survey (RTS) which is prepared by 

Statistics NZ.  All categories are included with the exception of accommodation and 

automotive related spend.  In total, Business Spend accounts for 36% of all retail sales in NZ.  

Business spend is distributed based on the location of employees in each Census Area Unit 

and the national average retail spend per employee. 

 

Business Spend Forecast 
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Business spend has been forecasted at the same rate of growth estimated to be achieved by 

household retail sales in the absence reliable information on business retail spend trends.  It 

is noted that while working age population may be decreasing as a proportion of total 

population, employees are likely to become more productive over time and therefore offset 

the relative decrease in the size of the total workforce. 
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APPENDIX 5: COMMERCIAL SERVICE STORE TYPE CLASSIFICATIONS 

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

EXAMPLES OF CONVENIENCE COMMERCIAL / PROFESSIONAL SERVICES AND OFFICE 

ACTIVITIES  

 Camera / Photography Shop 

 Optometrist 

 Locksmith 

 Hairdresser  

 Drycleaners  

 Doctors  

 Accountants  

 Physiotherapists  

 Medical practitioners  

 Dentists  

 Childcare facilities 

 Gym 

 Lawyers 
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APPENDIX 6: RUAKAKA TOWN CENTRE PROPOSED EXPANSION 
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TABLE 11: MARSDEN CORE CATCHMENT EMPLOYMENT COUNT BY SECTOR 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, SNZ 

 

 

ANZSIC 2000 2005 2010 2015 2018 2020
# Growth 
(2000 - 
2020)

% Growth 
(2000 - 
2020)

���������	
�	����������������������� 102 159 117 114 148 111 + 9 + 9%

����� ����� 15 15 3 3 - - - 15 - 100%

����� ��	����	���� 490 781 802 1,048 1,028 1,053 + 563 + 115%

�����
��������������� ���������� �����

��������
- - - - - -  −  −

����������	����� 135 256 213 181 250 204 + 69 + 51%

����� ��
���
�� ���� 9 12 24 0 3 0 - 9 - 100%

����!����
� ���� 109 77 150 184 192 201 + 92 + 84%

"�������# # ������������������������� 91 152 162 218 226 240 + 149 + 164%

$��� ����%����&����
������ �����	���� 33 90 180 214 396 427 + 394 + 1194%

'���$����# ������� ���������

 �
���# # 	���������
0 0 0 3 3 3 + 3  −

(�����������
�����$��	�������������� 15 6 9 9 3 9 - 6 - 40%

)���!����
�"����������!��
���������������� 3 15 30 42 42 36 + 33 + 1100%

� ���&����������
���������������� �������
�

��������
42 101 131 116 175 152 + 110 + 262%

*�����# �����������������	%%������������ 9 39 18 67 55 15 + 6 + 67%

+���&	,
�����# ���������������������� 3 9 12 9 9 9 + 6 + 200%

&�����	����������� ������� 121 107 130 151 178 201 + 80 + 66%

-���"��
�����������������
����������� 88 84 95 106 91 132 + 44 + 50%

!������������!������������������ 24 27 27 45 61 42 + 18 + 75%

����+������������� 21 39 33 24 42 27 + 6 + 29%

Total All Industries 1,310    1,969    2,136    2,534    2,902    2,862    + 1,552 + 118%

Industrial Retail Commercial Other Total
2000 680 185 130 315 1,310

2005 1,155 205 230 375 1,965

2010 1,230 290 265 350 2,135

2020 1,695 405 330 435 2,865
Net Growth + 1,015 + 220 + 200 + 120 + 1,555

Share of 
Growth

65% 14% 13% 8% 100%

% Growth + 149% + 119% + 154% + 38% + 119%


